
CITY OF BLOOMINGTON 

PLAN COMMISSION 

April 15, 2024        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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4/15/24 1:49pm: Updated missing continued item in the agenda



**Next Meeting April 15, 2024 Last Updated:  4/15/2024 

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.  

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. 

CITY OF BLOOMINGTON 
PLAN COMMISSION (Hybrid Meeting)  
City Council Chambers, 401 N Morton Street Bloomington – Room #115
April 15, 2024 at 5:30 p.m.

Virtual Link:

https://bloomington.zoom.us/j/82362340978?pwd=ZnExeVNaSUNGVGdZQTJHNjBBb3
M0UT09 

Meeting ID:  823 6234 0978 Passcode:   622209 

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

ROLL CALL 

MINUTES TO BE APPROVED: February 12, 2024 and March 11, 2024 

REPORTS, RESOLUTIONS AND COMMUNICATIONS: 

RS-18-24 Resolution for David Hittle as Director of Planning and Transportation 

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

ZO-34-23 City of Bloomington Planning and Transportation 
Text Amendment 
Request: Text amendment related to Sign Standards and request for waiver of second 
hearing.  Case Manager: Jackie Scanlan 



**Next Meeting April 15, 2024 Last Updated:  4/15/2024 

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.  

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. 

PETITIONS CONTINUED TO MAY 13, 2024 

ZO-45-23  Indiana Center for Recovery, LLC 
1003, 1005, 1007, 1008, 1010, 1018 West 1st, 649 & 651 S Walker 
Parcel: 53-08-05-100-036.000-009; 53-08-05-100-033.000-009;  
53-08-05-100-096.000-009
Request: Rezone 1.66 acres from Residential Small Lot (R3) to Mixed Use Healthcare
(MH) Case Manager: Eric Greulich

PETITIONS:  

SP-09-24        Beacon INC.  
   1201 W 3rd ST 

Parcel: 53-08-05-201-001.000-009
Request: Site plan approval to allow the construction of a 48,000 sq ft “supported 
housing, large” facility with 20 supportive housing units and 5 dwelling units in the 
Mixed-Use Medium Scale (mm) zoning district. Case Manager: Eric Greulich 

SP-11-24   Core Bloomington Lincoln, LLC 
208 ½ E 19th ST 
Parcel: 53-05-28-300-025.000-005, 53-05-28-300-179.000-005, 53-05-28-300-
008.000-005, 53-05-28-317-006.000-005, 53-05-28-300-091.000-005, 53-05-28-317-
005.000-005, 53-05-28-317-004.000-005, 53-05-28-317-010.000-005, 53-05-28-300-
087.000-005, 53-01-30-438-002.000-005, 53-05-28-300-175.000-005, 53-05-28-300-
071.000-005, 53-05-28-300-101.000-005, 53-05-28-300-102.000-005, 53-05-28-300-
107.000-005, 53-05-28-300-172.000-005, 53-05-28-300-183.000-005, 53-05-28-300-
009.000-005, 53-05-28-300-022.000-005, 53-05-28-300-188.000-005, 53-05-28-300-
189.000-005 
Request: Site plan approval to allow a “Student Housing for Dormitory” use for the 
construction of 441 units with 1,143 bedrooms in the Mixed-Use Student Housing (MS) 
zoning district. Case Manager: Eric Greulich 

MP-15-24:  Amendment to the City of Bloomington's Comprehensive Plan 
In order to incorporate one new goal, and three new policies related to accessible 
transportation and mobility principles. As directed by the Common Council in 
Resolution 23-14. Case Manager: Ryan Robling 



 
CITY OF BLOOMINGTON 

PLAN COMMISSION 
RS-18-24 

 
WHEREAS, the Common Council of the City of Bloomington, Indiana, has established a 
Planning & Transportation Department under Bloomington Municipal Code § 2.14.000; 
and,  
 
WHEREAS, on April 1, 2024, Mayor Kerry Thomson appointed David Hittle as Director of 
the Planning & Transportation Department of the City of Bloomington, Indiana; and,  
 
WHEREAS, Indiana Code § 36-4-9-2(a)(4) states that appointment of the head of the 
Planning & Transportation Department is subject to the approval of the City’s Plan 
Commission; and,  
 
NOW, THEREFORE, BE IT HEREBY RESOLVED BY THE CITY OF BLOOMINGTON 
PLAN COMMISSION, MONROE COUNTY, INDIANA, THAT:  
 

1. The City of Bloomington Plan Commission hereby confirms Mayor Kerry 
Thomson’s appointment of David Hittle as Director of the Planning & 
Transportation Department of the City of Bloomington, Indiana.  
 

2. This Resolution shall be effective upon its adoption.  
 
PASSED AND ADOPTED by the City of Bloomington Plan Commission, Monroe County, 
Indiana, upon this 15th day of April, 2024.  
 
 
 
______________________________________  
Brad Wisler, President  
Bloomington Plan Commission 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-09-24 
STAFF REPORT       DATE: April 15, 2024 
Location: 1201 W. 3rd Street 
 
PETITIONER: Beacon Inc./Gratus Development 
   PO Box 451/620 S. Walnut Street  

Bloomington, IN 
 
CONSULTANT:  Springpoint Architects 
   522 W. 2nd Street, Bloomington 
 
   Smith Design Group 
   1467 W. Arlington Road, Bloomington 
    
REQUEST: The petitioner is requesting major site plan to allow the construction of a 48,000 
square foot “supportive housing, large” facility with 20 supportive housing units and 5 dwelling 
units in the Mixed-Use Medium Scale (MM) zoning district. 
 
BACKGROUND: 
Area:     4.22 acres  
Zoning:    Mixed-Use Medium Scale (MM) 
Comp Plan Designation:  Neighborhood Residential 
Existing Land Use:  Vacant 
Proposed Land Use:   Supportive Housing, Large   
Surrounding Uses:  North – Rose Hill Cemetery   

West  –Multifamily dwelling units 
East  – Office (Womens Shelter) 
South  – Office (Duke) 

 
REPORT: The property is located at 1205 W. 3rd Street and is zoned Mixed-Use Medium Scale 
(MM). Surrounding uses include Rose Hill Cemetery to the north, offices to the east, and multi-
family residences to the west. The property currently contains two commercial buildings and 
surface parking areas previously used by Weddle Brothers. The West Branch of Clear Creek and 
associated floodplain runs along the west property line. A portion of the west side of the overall 
property is encumbered by the 100-year floodway and floodway fringe. No disturbance within the 
floodplain is proposed or permitted with this project. A Conditional Use approval (CU-34-23) was 
approved for this location to allow the proposed use of the site as “supportive housing, large”. A 
final plat (DP-10-24) was approved to allow a 3 lot subdivision to create two buildable lots and a 
common area lot, to allow for the proposed construction of this new facility. The petitioner is 
carrying forward with the development plans for this site through this site plan approval request.  
 
The petitioner is proposing to remove all of the existing buildings and parking areas to construct a 
two-story, 48,000 square foot facility that will include a day center, a 50-bed overnight shelter, 20 
one-bed dwelling units, and 5 work-to-live units for on-site staff. The portions of the site that 
contain the floodplain and first two tiers of the riparian buffer were placed in a common area lot 
and there will not be any disturbance within those areas. There will be one drivecut on 3rd Street 
to access the parking area with 43 parking spaces proposed. A new 5’ wide tree plot with street 
trees and 6’ wide sidewalk are required along the 3rd Street frontage and have been shown. A 6’ 
tall fence and access gate are proposed around the site to control access to the site and building.  
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MAJOR SITE PLAN REVIEW 20.06.050(a)(2)(C)(ii): Major site plan approval is required for 
developments that contain more than 20,000 square feet of new nonresidential space. This 
proposed site plan will involve the construction of a 48,000 square foot building and therefore 
triggers major site plan review.  
 
DEVELOPMENT STANDARDS & INCENTIVES 20.04: The following UDO standards are 
required to be reviewed for all activities that require New Development approval.  
 
MM Dimensional Standards: 

Building setbacks: The MM zoning district has a 15-25 foot build-to range (45-55’ from 
centerline).  The building is shown with a 15’ front setback and therefore falls within the 
build-to-range and is compliant. 
Front parking setback (minimum): The minimum front parking setback is 20 feet behind 
the primary structure’s front building wall. The proposed parking area is shown to be 20’ 
behind the front building wall and is compliant. 
Side/Rear parking setback (minimum): The side and rear yard parking setback 
requirement is 8 feet. The parking area is shown to be approximately 8’ from the south 
(rear) property line and 20’ from the east (side) property lines and are compliant. 
Minimum Landscape Area: The minimum landscape area requirement is 40% and they 
are proposing 40%, which meets this minimum standard and is compliant. 
Primary structure height: The maximum height allowed in the MM district is four (4) 
stories not to exceed 40 feet. The proposed building is two stories with a maximum height 
of approximately 37 and therefore does not exceed the four story or maximum 40’ height 
allowance and is compliant. 

 
Environment: 
 
 Steep Slopes: There are no naturally occurring steep slopes present. 

Siltation and erosion prevention: An erosion control plan has been submitted as part of 
the proposal and will be approved with the grading permit. A grading permit will be 
required before development can begin on the property. There are no expected unique 
siltation or erosion control issues expected with this proposal.  
Drainage: A grading and drainage plan have been submitted. Stormwater detention is 
proposed by a detention area in the center of the site that will be designed as a rain garden 
as well as two interior bio-retention islands within the parking area. A copy of the 
stormwater management plan and associated utility plans have also been submitted to City 
of Bloomington Utilities for their review. There are no drainage issues expected with this 
proposal. Final approval from CBU is required prior to issuance of a grading permit. 
Riparian Buffer: The West Branch of Clear Creek runs along the west side of this property 
and requires a 75’ buffer. The first two zones of the riparian buffer were required to be 
placed in Common Area and this was fulfilled through the recently approved secondary 
plat. The proposed site plan shows grading with the third zone of the riparian buffer for the 
stormwater detention pond and this is listed as an allowed disturbance activity within Zone 
3. The proposed landscape plan also shows the installation of new plantings to establish a 
vegetative zone within the three riparian zones along the entire length of the west property 
line adjacent to the stream. 
Karst Geology: There are no known karst features on the site. 
Wetlands: No wetlands were identified on the site.  
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Tree and forest preservation: There is no closed canopy on the site.  
Lake Watershed: There are no watershed issues on the site.  
Floodplain: The floodplain of the West Branch of Clear Creek is located adjacent to this 
property and the floodplain was placed entirely within Common Area with the previous 
plat. There is no work within the floodplain that is proposed or approved with this approval. 
The lowest finished floor of the building will be set at 794.54’, which is 14’ above the 
adjacent 100-year flood elevation of 780.54’. 

 
Access and Connectivity:  

Driveways and access: There will be one drivecut on 3rd Street to access the parking area 
with 43 parking spaces proposed. The drivecut is located approximately 55’ from the 
closest adjacent drive to the east and meets the 50’ separation requirement from another 
driveway entrance. 
 
Bicycle and Pedestrian Facilities: The property has direct frontage on 3rd Street which 
has Neighborhood Residential typology. This typology requires a 6’ sidewalk and 5’ tree 
plot which have been shown. Due to the presence of existing utilities in the proposed tree 
plot the required street trees must be placed behind the sidewalk and have been shown. 
 
The UDO requires a minimum of 6 bicycle parking spaces to be required for the 
nonresidential use and 6 bicycle parking spaces for the residential uses for a total of 12 
bicycle parking spaces. Since the building is larger than 20,000 square feet, all of the 
required bicycle parking spaces must be covered. The proposed floor plan shows 6 parking 
spaces within the building, 20 spaces by the main (north) entrance of the building, and 6 
parking spaces adjacent to the driveway. The 6 spaces adjacent to the drive do not appear 
to be covered and must be covered, a condition of approval has been included.  

 
Public Transit: A bus stop was not desired by Bloomington Transit at this location. The 
closest bus stop is to the northwest of this site at Adams and 3rd Street.  
 

Parking and Loading: There is no minimum parking requirement for this use. Based on the 
proposed bedroom count and nonresidential space, the maximum number of spaces allowed is 120 
spaces. The petitioner is proposing 43 parking spaces does not exceed the maximum. No electric 
vehicle charging stations are required. A minimum of one van accessible ADA parking space is 
required and the petitioner has shown 6 van accessible ADA spaces. 
 
Site and Building Design:  

Material: The building exterior features a masonry base with fiber cement panels for the 
upper portions.  These are both allowed as primary building façade materials.  
Exterior Facade: The petitioner has incorporated a series of recessed modules, changes in 
module and roof heights, awnings and canopies, and transparent glass throughout the four 
facades to achieve compliance with the architectural standards. The proposed façade 
elevations all meet the requirements of the UDO. Compliance with the architectural 
standards of the UDO has been outlined on page A202 of the petitioner’s exhibits.  
Patterns: A series of different elements and finishing materials have been incorporated 
within the modules to provide horizontal and vertical design elements and patterns. There 
are three different colors used on the facades. 
Eaves & Roof: The building will utilize a pitched roof along the front with a flat roof and 
parapet along the rear, both of these roof types are allowed. 
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360-Degree Architecture: All four sides of the building show similar architecture and 
design elements. The building therefore meets the 360-degree architecture requirements. 
Pedestrian Entry: A main pedestrian entry has been shown on the north side of the 
building that features the incorporation of distinct façade module projection, recessed entry 
at least 3 feet in depth, and prominent building name, address, and lighting to meet the 
required design elements for a pedestrian entry. 
Windows on Primary Facades: All proposed windows on the building are shown to be 
transparent and therefore are in compliance. 
Anti-monotony Standards: There is only one buildings proposed for this lot, so the anti-
monotony standards don’t apply. These standards only apply if there are more than three 
buildings proposed.  
 

Landscape, Buffering, and Fences: The petitioner has submitted a landscape plan for the 
property showing compliance with the UDO standards. All proposed species are listed in the UDO 
and are allowed. As mentioned previously the petitioner will be doing substantial plantings within 
the three riparian zones to establish the required vegetative zone. Final review of these plantings 
will be completed with the grading permit. 
 
Outdoor Lighting: 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. No deviations 
from the lighting code are expected. A condition of approval has been added. 
 
Utilities: As mentioned previously, there will be a large detention pond interior to the site that will 
also collect rainwater from two, bio-retention islands shown within the parking area. Sewer and 
water service lines are available along 3rd Street and no problems have been identified in providing 
utility service to this property. Final acceptance and approval from City of Bloomington Utilities 
will be required prior to the issuance of any permits. 
 
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 FINDING: The proposed site plan is compliant with all of the standards of the 
UDO. There is no work proposed or approved within the adjacent 100-year floodplain. The 
proposed site plan is consistent with the approved plat and related easements and restrictions. 
There are no other prior approvals for this property or other known applicable regulations. Final 
acceptance and approval from City of Bloomington Utilities is required prior to the issuance of 
any permits.  
 
CONCLUSION: The proposed site plan meets all of the requirements of the Unified Development 
Ordinance. The development of this property with a supportive housing use will provide several 
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highly needed social services and additional dwelling units. This project will also restore the 
riparian buffer and allow a property that is currently not in compliance with UDO standards to be 
brought into compliance. In addition, there will be a new sidewalk and street trees along the 
frontage to further public improvements in this area. This project will also result in an increase in 
the City’s ability to provide affordable housing to those in need. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission adopt the proposed findings and approve SP-09-24 with the following conditions: 

 
1. A lighting and photometric plan must be submitted and approved before issuance of the 

grading permit. 
2. All exterior bicycle parking spaces must be covered. 
3. No disturbance or work within the floodplain is approved with this approval. 
4. The proposed fence can not be taller than 4’ between the building and street. 
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Todd M. Borgman, P.L.S. 
Katherine E. Stein, P.E. 
Don J. Kocarek, R.L.A. 
Stephen L. Smith, Founder 

 
 

1467 W Arlington Road    
Bloomington, Indiana 47404 
812-336-6536 
smithdginc.com 

 
 

March 4, 2024 
 

Eric Greulich 
City Planning and Transportation Department 
401 N. Morton Street 
Bloomington, IN. 47404 
 
RE: Beacon, Inc – Major Site Plan 
        
Dear Eric, 
 
 On behalf of our client, Beacon, Inc., we respectfully request to be placed on the April  
2024 agenda for the City of Bloomington Plan Commission for consideration of a Major Site 
Plan approval.  
 
 Beacon, Inc is proposing development at 1201 W 3rd Street for the new Beacon 

Center.  This site is currently 4.22 acres and is in the process of being subdivided.  Beacon 
Center will be located on Lot 1A , which will be 2.14 ac.  Beacon Center will be the home to five 
of Beacon’s six programs including Shalom Center, Rapid Re-Housing, Phil’s Kitchen, Street 
Outreach and Friends Place Overnight shelter as well as expansion of Beacon’s housing first 
program to provide (20) supportive housing units and five ‘live-to-work’ units.  Beacon Center will 
be a two-story, 48,000 sf facility with the day center, overnight shelter and supportive programs 
located on the first floor and the supportive housing and administration offices located on the 
second floor.  

 
 We look forward to working with the City of Bloomington to make this a successful project 
for our community.   
 

Attached with this application letter are the civil and architectural plans, application and 
filing fee.  

 
Sincerely, 

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

 
 

1467 W Arlington Road    
Bloomington, Indiana 47404 
812-336-6536 
smithdginc.com 

 
 

 
 

Petitioner’s Statement 
Beacon Center Site Plan 

 
Location 
The site is located at 1201 W Third Street. 
 
Size 
The parent tract is 4.035 acres.  The parcel will be subdivided into 3 lots, two of which 
will be buildable for purposes of approved uses within the MM zoning district, and one 
will be common area.  Beacon center will be located on Lot 1A (2.14 ac) and Lot 1B 
(0.58 ac) will be vacant.  
 
Access 
Access to this property will be directly from W Third Street.  Access to Lot 1B will be by 
an access easement.  
 
Vehicle Parking 
Two on-site surface parking areas will provide 43 parking spaces for volunteers, clients, 
visitors and staff of Beacon Center.  On-street public parking will be included in front of 
the Beacon Center 
 
Bicycle Parking 
Exterior bicycle parking will be provided for clients, staff and volunteers of the Beacon 
Center.  An interior bicycle parking room will be provided for use by the residents.   
 
Fencing 
Perimeter fencing is proposed around the property with various access points for 
pedestrians and vehicles.   
 
Amenities 
An entry court at the northwest public entrance, a private courtyard for guests at the 
south side of the facility, and bicycle parking will be provided. 
 
Architecture 

 The proposed building will be two-stories in height above the grade plane with a 
mix of gable and flat roof forms.  Exterior materials consist of masonry veneer, fiber-
cement board siding, vinyl windows, aluminum storefront systems, metal awnings, 
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Todd M. Borgman, P.L.S. 
Katherine E. Stein, P.E. 
Don J. Kocarek, R.L.A. 
Stephen L. Smith, Founder 

 
 

1467 W Arlington Road    
Bloomington, Indiana 47404 
812-336-6536 
smithdginc.com 

 
 

asphalt shingle roofing, and membrane roofing.  The first floor will contain the day center, 
emergency shelter, service offices, restrooms, showers, and a commercial kitchen. The 
second floor will contain twenty (20), one-bedroom apartments and five (5) efficiency 
apartments.   

  
Stormwater 
Stormwater management both quality and quantity will be provided in an onsite detention 
pond.   
 
Environmental Areas 
Riparian Buffers will be improved along the adjacent creek on the west side of the site.  
Existing improvements will be removed and replanted with native vegetation.  These 
areas will be in conservation and drainage easements. The Common Area lot, which 
include floodplain will have most of the riparian buffers areas.  
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SUPPORTIVE HOUSING & SHELTER

BLOOMINGTON, INDIANA 1201 WEST 3RD STREET
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3/4" FIP

FRB/CAP
ILLEGIBLE

3/4" FIP

FRB/BRCJ
0.72'W / 0.44'S

FRB/BFAFRB/BRCJ
0.61'W / 0.45'S

FRB
IN CONC.

FEMA ZONE AE

FEMA ZONE AE FLOODWAY

FEMA ZONE X

FEMA ZONE X

FEMA ZONE AE

FEMA ZONE X

FEMA ZONE AE
FEMA ZONE X

FEMA ZONE AE
FEMA ZONE X

FEMA ZONE AE
FEMA ZONE X

CENTERLINE
WEST BRANCH
CLEAR CREEK

CENTERLINE
WEST BRANCH
CLEAR CREEK

FEMA ZONE AE FLOODWAY

FEMA ZONE AE FLOODWAY

FEMA ZONE AE FLOODWAY

FEMA ZONE AE FLOODWAY

FEMA ZONE AE

N29°12'09"W
  349.33

30
3.

80

N89°20'13"W  216.83

N29°53'41"W
  214.08

69
.1

4

S89°47'57"W
40.24

S34°52'38"W  35.13

S6
°3

4'
44

"E
  1

04
.8

6

S69°50'34"W

43.10

220.79

S1
1°

03
'5

3"
E 

 3
99

.3
6

S81°28'51"W
44.84

N29°12'09"W
  436.77

S1
°5

6'
25

"W
  3

92
.3

6

30.50' DEDICATED
RIGHT-OF-WAY

30.50' DEDICATED
RIGHT-OF-WAY

AS-BUILT CENTERLINE OF
W. 3RD STREET

19
.4

3

15'-25' BUILD TO LINE

10' B.S.L.

7' B.S.L.

7' 
B.

S.
L.

7' 
B.

S.
L.

7' B.S.L.

7' 
B.

S.
L.

7' 
B.

S.
L.

JNW GATSBY LLC
INST 2022002167

WEDDLE PARK LOT 2
ZONED: MM

W 3RD STREET
(30' HALF R/W-PLATTED)

PUBLIC SERVICE OF INDIANA
DB 118, PG 254

ZONED: MM

STUDENT HOUSING SPE -
PATTERSON LLC
INST 2014014689

PATTERSON PARK PHASE III
LOT 4

ZONED: PUD
USE: COMMON AREA

PROSPECT STREET

PATTERSON PARK

PHASE III

STUDENT HOUSING SPE -
PATTERSON LLC
INST 2014014689

PATTERSON PARK PHASE III
LOT 3

ZONED: PUD
USE: COMMON AREA

HOWE STREET

PATTERSON PARK

PHASE III

CL 15' S.S.E.

11.68

N35
°2

6'5
4"E

  1
14

.91

N35°26'54"E  14.22

N49°43'13"E  77.26

84.91

ACCESS & UTILITY
EASEMENT

71.21

75.93

"PARENT PROPERTY"
WEDDLE BOTHERS CONSTRUCTION CO. INC.

DB. 389, PG 594
WEDDLE PARK LOT 1
PLAT CAB. C, ENV. 85

4.035 AC ± (R&M)
ZONED: MM

ADDITIONAL
R/W DEDICATION

0.064 AC. ±

PUBLIC SERVICE OF INDIANA
DB 118, PG 254

ZONED: MM

NORTH LINE OF
SECT. 5, T8N, R1W

S89°27'01"E
57.59

19.61

S89°27'01"E  397.56

CL 15'
S.S.E.

D.E.

 D.E.

134.75

93214.28 SQ FT
2.140 ACRES

1A

25032.15 SQ FT
0.575 ACRES

1B

N28°37'35"W
  220.79

N29°53'41"W
  251.30

N29°12'09"W  38.95

112.67

CONSERVANCY &
DRAINAGE EASEMENT
NON-BUILDABLE

D.E.

25' D.E.

BFE=774.1

56792.98 SQ FT
1.304 ACRES

Common Area : 1C

CONSERVANCY. & D.E.

25

15' W.E.

17.15 16.51

BFE=773.7

N28°27'57"W  169.79

N28°27'57"W  178.11

N61°32'03"E
15.00

N60°47'45"E

25.00

25

8.48

S29°12'09"E  187.56

N1
°0

2'5
9"

E 
 30

3.5
8

23.93

SRB

SRB

SRB

SRB

SRB

SRB

SRB

SRB

SRB

SRB

SRB

31.82

S0°39'47"W
25.97

S59°41'35"E
23.17

S33°30'23"E
16.44

S12°09'07"E
21.03

S18°04'01"W
26.76

S59°13'53"W
15.26

S33°00'50"E  31.74

S81°50'32"E  35.57

S49°19'54"E
16.33

S29°12'15"E  68.61

S60°47'51"W
7.61

S29°12'09"E  116.13

28.80

N90°00'00"E
43.99

75
.02

34.60

N49°43'13"E  50.83

BASIS OF BEARINGS:
INDIANA STATE PLANE,

WEST ZONE

LOCATION MAP
PROJECT LOCATION

LS22300016

MAG NAIL 

IRON PIPE

REBAR

STONE

RR SPIKE

M             MEASURED
P             PLATTED
R             RECORD
FRB         FOUND REBAR
SRB         SET REBAR
FIP          FOUND IRON PIPE
FRS         FOUND RAILROAD SPIKE
FMAG      FOUND MAG NAIL
SMAG      SET MAG NAIL
B/C          BUILDING CORNER
FND         FOUND
P.D.O.     POSSIBLE DEED OVERLAP
P.D.G.     POSSIBLE DEED GAP
B.G.         BELOW GRADE
A.G.         ABOVE GRADE
RWM       RIGHT OF WAY MONUMENT
B.S.L.     BUILDING SETBACK LINE

S.S.E.      SANITARY SEWER EASEMENT
U.E.         UTILITY EASEMENT
D.E.         DRAINAGE EASEMENT
D.& U.E.  DRAINAGE AND UTILITY
EASEMENT
ADM. FL. ADMINISTRATIVE FLOODWAY
BFE       BASE FLOOD ELEVATION

LEGEND

NOTES:

1. BASED UPON A SCALED INTERPRETATION OF THE FLOOD INSURANCE RATE MAP
18105C0141D FOR MONROE COUNTY, INDIANA, DATED DECEMBER 17, 2010,
INCLUDING LOMR 15-05-2536P EFF. 2/11/2016.  PORTIONS OF THE SUBJECT
PROPERTY IS LOCATED WITHIN ZONE AE, AND ZONE AE ADMINISTRATIVE ZONE
AS SHOWN, THE REMAINDER IS IN (UNSHADED) ZONE X.

2. ALL MONUMENTS FOUND IN PERFORMANCE OF THIS SURVEY WERE FOUND
FLUSH WITH THE EXISTING GROUND UNLESS OTHERWISE NOTED, AND THE AGE
AND ORIGIN OF SAID FOUND MONUMENTS ARE UNKNOWN UNLESS OTHERWISE
NOTED.

3. ALL DIMENSIONS SHOWN HEREON ARE IN FEET AND DECIMALS THEREOF UNLESS
OTHERWISE LABELED.

4. SURVEY DONE WITHOUT THE BENEFIT OF TITLE WORK, AND DOES NOT TAKE INTO
CONSIDERATION ADDITIONAL FACTS THAT AN ACCURATE AND CORRECT TITLE
SEARCH AND/OR EXAMINATION MIGHT DISCLOSE.

5. THE REAL ESTATE DESCRIBED ON THIS PLAT SHALL BE BOUND BY ANY AND ALL
EASEMENTS OR RESTRICTIONS OF RECORD

6. REFERENCE IS MADE TO THE FOLLOWING SURVEYS OR PLATS
A. WEDDLE PARK ADDITION, PLAT CABINET C, ENVELOPE 85.

7. NO EXPANSION OR IMPROVEMENTS ARE PERMITTED WITHOUT SITE PLAN
APPROVAL.  ANY SITE MODIFICATIONS WILL REQUIRE FULL COMPLIANCE MEETING
THE CITY OF BLOOMINGTON UDO REQUIREMENTS AND SITE PLAN APPROVAL.

8. A CONDITION OF PRIMARY PLAT APPROVAL, CASE #: DP-46-23, IS THAT NONE OF
THE 3  LOTS CAN BE SOLD TO SEPARATE OWNERS UNTIL THE SOUTHERN
BUILDING HAS BEEN DEMOLISHED.

1467 W Arlington Rd Bloomington, IN 47404
(812) 336-6536  -  smithdginc.com

Job:6778   DATE:01/26/2023

CIVIL ENGINEERING  -  LAND SURVEYING

OWNER/SUBDIVIDER
WEDDLE BROTHERS CONSTRUCTION CO. INC.

2182 W. INDUSTRIAL PARK DR.
P.O. BOX 1330

BLOOMINGTON, IN 47404
PHONE 812-339.9500
BOOK: 389 PAGE: 594

PARCEL 53-08-05-201-001.000-009

LEGAL DESCRIPTION
LOT NUMBER 1 IN WEDDLE PARK AS SHOWN BY THE RECORDED PLAT THEREOF, RECORDED IN PLAT CABINET C,
ENVELOPE 85, IN THE OFFICE OF THE RECORDER OF MONROE COUNTY, INDIANA.

SURVEYOR'S CERTIFICATE
THIS SURVEY WAS PERFORMED UNDER THE DIRECTION OF THE UNDERSIGNED, AND TO THE BEST OF THIS
SURVEYOR'S KNOWLEDGE AND BELIEF WAS EXECUTED ACCORDING TO SURVEY REQUIREMENTS IN 865 IAC 1.12
FOR THE STATE OF INDIANA.

DATED JANUARY 26, 2024

___________________________________
SCOTT P. PARDUE
REGISTERED LAND SURVEYOR NO. 22300016
STATE OF INDIANA

I AFFIRM, UNDER THE PENALTIES FOR PERJURY, THAT I HAVE TAKEN REASONABLE CARE TO REDACT EACH SOCIAL
SECURITY NUMBER IN THIS DOCUMENT, UNLESS REQUIRED BY LAW. (SCOTT PARDUE)

WEDDLE PARK LOT 1,
AMENDMENT ONE
SECONDARY PLAT

0
SCALE: 1"=40'

4020

CONSERVANCY & DRAINAGE EASEMENT

EASEMENT NOTES

CONSERVANCY EASEMENT (CE)
(A) PROHIBITS ANY LAND-DISTURBING ACTIVITIES INCLUDING THE PLACEMENT OF A FENCE, OR

ALTERATION OF ANY VEGETATIVE COVER, INCLUDING MOWING, WITHIN THE EASEMENT.
B) ALLOWS THE REMOVAL OF DEAD OR DISEASED TREES THAT POSE A SAFETY RISK OR IMPEDE

DRAINAGE AS WELL AS ALLOWING THE REMOVAL OF EXOTIC INVASIVE SPECIES, ONLY AFTER
FIRST OBTAINING WRITTEN APPROVAL FROM THE PLANNING DEPARTMENT.

(C) ALL CONSERVANCY EASEMENTS SHALL BE IDENTIFIED WITH SIGNS LOCATED ALONG THE
BOUNDARY OF THE EASEMENT. SIGNS SHALL BE PLACED AT INTERVALS OF NO MORE THAN TWO
HUNDRED (200) FEET, AND EACH SIGN SHALL BE A MAXIMUM OF ONE AND A HALF (1.5) SQUARE
FEET IN AREA.  A MINIMUM OF ONE (1) SIGN IS REQUIRED, REGARDLESS OF EASEMENT SIZE.

(D) ALLOWS, IN CASES WHERE REMOVAL OF EXOTIC INVASIVE SPECIES IS PROPOSED, THE
RESTORATION OF DISTURBED AREAS WITH NATIVE PLANT MATERIAL.  WRITTEN APPROVAL FROM
THE PLANNING DEPARTMENT IS REQUIRED PRIOR TO ANY PROPOSED RESTORATION.

(E) DISTURBANCE AND ACTIVITIES TO REMOVE EXISTING STRUCTURES AND ENCROACHMENTS ARE
ALLOWED.

UTILITY EASEMENT (UE)
(A) SHALL ALLOW BOTH PRIVATE AND PUBLIC UTILITY PROVIDERS ACCESS ASSOCIATED WITH THE

INSTALLATION, MAINTENANCE, REPAIR, OR REMOVAL OF UTILITY FACILITIES.
(B) PROHIBITS THE PLACEMENT OF ANY UNAUTHORIZED OBSTRUCTION WITHIN THE EASEMENT AREA.
(C) SIGNS SHALL NOT BE LOCATED WITHIN UTILITY EASEMENTS UNLESS THE SIGN IS A PUBLIC SIGN

AUTHORIZED BY SECTION 20.05.079(f)(1) OR IS FURTHER AUTHORIZED BY THE CITY.

SANITARY SEWER EASEMENT (SSE)
(A) SHALL ALLOW THE CITY UTILITIES DEPARTMENT EXCLUSIVE ACCESS FOR INSTALLATION,

MAINTENANCE, REPAIR, OR REMOVAL OF SANITARY SEWER FACILITIES.
(B) ENCROACHMENT BY OTHER UTILITIES IS PROHIBITED, UNLESS SUCH ENCROACHMENT IS

APPROVED BY THE CITY UTILITIES DEPARTMENT IN CONJUNCTION WITH THE PRIMARY PLAT.
(C) UPON WRITTEN PERMISSION FROM THE CITY UTILITIES DEPARTMENT, ENCROACHMENTS MAY BE

PERMITTED AFTER THE RECORDING OF THE SECONDARY PLAT.
(D) TREES AND STRUCTURES INCLUDING, BUT NOT LIMITED TO, BUILDINGS, FENCES, RETAINING

WALLS, AND LIGHT FIXTURES, SHALL NOT BE LOCATED WITHIN SANITARY SEWER EASEMENTS.
(E) GRADING ACTIVITY SHALL BE PROHIBITED WITHIN SANITARY SEWER EASEMENTS WITHOUT

WRITTEN PERMISSION FROM THE CITY UTILITIES DEPARTMENT.

WATERLINE EASEMENT  (WE)
(A) SHALL ALLOW THE CITY UTILITIES DEPARTMENT EXCLUSIVE ACCESS FOR INSTALLATION,

MAINTENANCE, REPAIR, OR REMOVAL OF POTABLE WATER FACILITIES.
(B) ENCROACHMENT BY OTHER UTILITIES IS PROHIBITED, UNLESS SUCH ENCROACHMENT IS

APPROVED BY THE CITY UTILITIES DEPARTMENT IN CONJUNCTION WITH THE PRIMARY PLAT. UPON
WRITTEN PERMISSION FROM THE CITY UTILITIES DEPARTMENT, ENCROACHMENTS MAY BE
PERMITTED AFTER THE RECORDING OF THE SECONDARY PLAT.

(C) TREES AND STRUCTURES INCLUDING, BUT NOT LIMITED TO, BUILDINGS, FENCES, RETAINING
WALLS, SIGNS, AND LIGHT FIXTURES, SHALL NOT BE LOCATED WITHIN WATERLINE EASEMENTS.

(D) GRADING ACTIVITY SHALL BE PROHIBITED WITHIN WATERLINE EASEMENTS WITHOUT WRITTEN
PERMISSION FROM THE CITY UTILITIES DEPARTMENT.

DRAINAGE EASEMENT (DE)
(A) SHALL BE REQUIRED FOR ANY SURFACE SWALES OR OTHER MINOR DRAINAGE IMPROVEMENTS THAT ARE

INTENDED TO SERVE THE LOTS ON WHICH THEY ARE LOCATED.
(B) SHALL PROHIBIT ANY ALTERATION WITHIN THE EASEMENT THAT WOULD HINDER OR REDIRECT FLOW.
(C) SHALL PROVIDE THAT THE OWNER OF THE LOT ON WHICH THE EASEMENT IS PLACED SHALL BE RESPONSIBLE

FOR MAINTENANCE OF THE DRAINAGE FEATURES WITHIN SUCH EASEMENT.
(D) SHALL BE ENFORCEABLE BY THE CITY UTILITIES DEPARTMENT AND BY OWNERS OF PROPERTIES THAT ARE

ADVERSELY AFFECTED BY CONDITIONS WITHIN THE EASEMENT.
(E) SHALL ALLOW THE CITY UTILITIES DEPARTMENT TO ENTER UPON THE EASEMENT FOR THE PURPOSE OF

MAINTENANCE, TO CHARGE THE COSTS OF SUCH MAINTENANCE TO THE RESPONSIBLE PARTIES, TO
CONSTRUCT DRAINAGE FACILITIES WITHIN THE EASEMENT, AND TO ASSUME RESPONSIBILITY FOR THE
DRAINAGE FEATURES AT ITS DISCRETION.

OWNER CERTIFICATION

WEDDLE BROTHERS CONSTRUCTION COMPANY LLC., OWNERS OF THE REAL ESTATE SHOWN AND DESCRIBED
HEREIN, DO HEREBY LAYOFF, PLAT AND SUBDIVIDE THE SAME INTO PARCELS IN ACCORDANCE WITH THIS
PLAT. THE WITHIN PLAT SHALL BE KNOWN AS WEDDLE PARK LOT 1, AMENDMENT ONE, SECONDARY PLAT.

THE REAL ESTATE DESCRIBED ON THIS PLAT SHALL BE AND IS HEREBY SUBJECT TO THE TERMS AND
CONDITIONS OF THE DECLARATION OF COVENANTS AND RESTRICTIONS SHOWN ON THE PLAT OF WEDDLE
PARK FINAL PLAT.

ALL ADDITIONAL ROAD RIGHTS-OF-WAY SHOWN AND NOT PREVIOUSLY DEDICATED ARE HEREBY DEDICATED
TO PUBLIC USE.

THERE ARE STRIPS OF GROUND SHOWN ON THE PLAT AND MARKED "EASEMENT". BUILDINGS OR OTHER
STRUCTURES SHALL NOT BE ERECTED OR MAINTAINED IN THESE STRIPS.

THERE ARE BUILDING SETBACKS LINES ESTABLISHED BY THIS PLAT. BUILDINGS OR OTHER STRUCTURES
SHALL NOT BE ERECTED OR MAINTAINED BETWEEN SAID LINES AND THE PROPERTY LINES.

WITNESS OUR HANDS THIS _______ DAY OF _____________, 2024.

__________________________________________________________
___________________, WEDDLE BROTHERS CONSTRUCTION CO.

STATE OF INDIANA)SS:

COUNTY OF _______________________)

BEFORE ME, A NOTARY PUBLIC IN AND FOR THE STATE OF INDIANA AND MONROE COUNTY, PERSONALLY
APPEARED ____________________________, PERSONALLY KNOWN TO ME TO BE THE OWNERS OF THE
DESCRIBED REAL ESTATE, AND WHO ACKNOWLEDGED THE EXECUTION OF THE FOREGOING SUBDIVISION OF
THE REAL ESTATE AS SHOWN AS A VOLUNTARY ACT AND DEED FOR THE USES AND PURPOSES THEREIN
EXPRESSED.

WITNESS MY HAND AN NOTARIAL SEAL THIS __________ DAY OF

_________________, 2024.

MY COMMISSION EXPIRES:  ______________________

__________ ___________________________________

_________________________________________ , NOTARY PUBLIC
A RESIDENT OF ________________

PLAT COMMITTEE
UNDER THE AUTHORITY PROVIDED BY CHAPTER 174, ACTS OF 1947, ENACTED BY GENERAL
ASSEMBLY OF THE STATE OF INDIANA AND ORDINANCE ADAPTED BY THE COMMON COUNCIL
OF THE CITY OF BLOOMINGTON, INDIANA, THIS PLAT WAS GIVEN APPROVAL BY THE CITY OF
BLOOMINGTON AS FOLLOWS:

APPROVED PER TERMS AND CONDITIONS OF PLAT COMMITTEE CASE #DP-46-23

APPROVED BY THE CITY PLAT COMMITTEE AT A MEETING HELD:

JANUARY 8, 2024

______________________________, DIRECTOR OF PLANNING AND TRANSPORTATION

SURVEYOR'S REPORT
JOB NUMBER: 6778
TYPE OF SURVEY: RETRACEMENT SURVEY
CLASS OF SURVEY: URBAN SURVEY (865 IAC 1-12)
FIELD WORK COMPLETED: OCTOBER 15, 2023
LOCATION OF SURVEY: 1201 W 3RD STREET, BLOOMINGTON, INDIANA

IN ACCORDANCE WITH TITLE 865, ARTICLE 1, CHAPTER 12 (RULE 12) OF THE INDIANA ADMINISTRATIVE CODE
(IAC), THE FOLLOWING OBSERVATIONS AND OPINIONS ARE SUBMITTED REGARDING THE UNCERTAINTY IN
THE POSITION OF THE LINES AND CORNERS ESTABLISHED AND/OR REESTABLISHED ON THIS SURVEY AS A
RESULT OF:

1) AVAILABILITY AND CONDITION OF REFERENCE MONUMENTS.
2) CLARITY AND/OR AMBIGUITY OF THE RECORD DESCRIPTION(S) USED AND/OR THE ADJOINER'S
DESCRIPTIONS.
3) OCCUPATION OR POSSESSION LINES.
4) MEASUREMENTS (RELATIVE POSITIONAL ACCURACY)

NOTE: THERE MAY EXIST UNWRITTEN RIGHTS ASSOCIATED WITH THESE UNCERTAINTIES.

1) AVAILABILITY AND CONDITION OF REFERENCE MONUMENTS
MONUMENTS USED IN PERFORMANCE OF THIS SURVEY ARE LABELED HEREON. UP TO 0.72 FEET OF
UNCERTAINTY.
2) CLARITY AND/OR AMBIGUITY OF THE RECORD DESCRIPTION(S)
NONE
3) OCCUPATION OR POSSESSION LINES
POSSESSION LINES AT THE TIME OF THE SURVEY ARE LABELED HEREON. UP TO 26.6 FEET OF UNCERTAINTY.
4) MEASUREMENTS (RELATIVE POSITIONAL ACCURACY)
URBAN SURVEY (+/- 0.07 FOOT PLUS 50 PARTS PER MILLION) AS DEFINED IN 865 IAC 1-12, EFFECTIVE MAY 4,
2006.
THEORY OF LOCATION
THE FOUND MONUMENTS IN WEDDLE PARK SUBDIVISION SHOWN HEREON WERE HELD AS THEIR RESPECTIVE
CORNERS AND USED TO RECREATE LOT 1 AT RECORD ANGLE AND DISTANCES.

LOT ADDRESS TABLE
LOT ADDRESS
1A 1211 W 3RD STREET

1B 1221 W 3RD STREET

SETBACK TABLE ZONE 'MM'
MIXED-USE MEDIUM SCALE

FRONT
15-25 FEET BUILD TO LINE (ALONG ROAD FRONTAGE)

10 FEET (NO ROAD FRONTAGE)

SIDE 7 FT

REAR 7 FT
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-11-24 
STAFF REPORT       DATE: April 15, 2024 
Location:  1303-1403 N. Lincoln Street; 216-220 E. 19th Street; 
 1310-1334 N. Washington Street; 121-205 E. 17th Street 
 
PETITIONER: Core Bloomington Lincoln, LLC 
   1643 N. Milwaukee Ave, Chicago, IL 
 
CONSULTANTS: DLR Group 
   333 Wacker Drive, Chicago, IL 
    
REQUEST: The petitioner is requesting major site plan approval to allow a “student housing or 
dormitory” use to allow for the construction of 441 units with 1,143 bedrooms in the Mixed-Use 
Student Housing (MS) zoning district. Also requested is approval of the use of the Sustainable 
Development incentives and Affordable Housing incentives. 
 
BACKGROUND: 
Area:     5.715 acres  
Zoning:    Mixed-Use Student Housing (MS) 
Comp Plan Designation:  Neighborhood Residential 
Existing Land Use:  Single and Multifamily dwelling units 
Proposed Land Use:   Student Housing or Dormitory   
Surrounding Uses:  North – Single and Multifamily dwelling units   

West  – Single and Multifamily dwelling units 
East  – Single and Multifamily dwelling units 
South  – Single and Multifamily dwelling units 

 
REPORT: The petition site is located at 1303-1403 N. Lincoln Street; 216-220 E. 19th Street; 
1310-1334 N. Washington Street; and 121-205 E. 17th Street and all properties within this site are 
zoned Mixed-Use Student Housing (MS). The overall petition site has frontage on 17th Street to 
the south, Lincoln Street to the east, 19th Street to the north, and Washington Street to the west. 
Surrounding properties are all zoned Mixed-Use Student Housing (MS) and have been developed 
with a mix of single and multifamily dwelling units. The properties within the site contain a mix 
of single and multifamily dwelling units. A demolition permit has been issued to demolish all of 
the existing buildings. Some of the buildings within the petition site were noted as Contributing 
historic structures, which were approved for demolition through the Demolition Delay process. 
There are no known sensitive or regulated environmental features within the petition site. 
 
The petitioner is requesting major site plan approval to allow the construction of two, five-story 
residential buildings with a total of 441 dwelling units and 1,143 bedrooms. There will be a total 
of 114 studios, 22 one-bedroom units, 127 two-bedroom units, 27 three-bedroom units, 59 four-
bedroom units, and 92 five-bedroom units within the two buildings. A total of 651 parking spaces 
will be provided on-site within a parking garage attached to the southern building. On-site parking 
also includes 26 electric vehicle charging stations and 230 bicycle parking stalls.  This site has 
frontage on four surrounding streets and new pedestrian facilities will be installed along 
Washington Street, 19th Street, and Lincoln Street. A new multiuse path was recently installed by 
the City along the 17th Street corridor and included this property frontage, so no new facilities are 
required along 17th Street. 
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The petitioner is requesting to be able to utilize the Sustainable Development Incentives outlined 
in Section 20.04.110(d)(2)(B) by meeting the requirements of the USGBC’s LEED certification at 
a Silver Level. The petitioner is also requesting to utilize the Affordable Housing Incentives 
through the “Payment-in-Lieu” option and has outlined compliance with that requirement in their 
petitioner statement. The approval of both incentives would also allow the petitioner to not be 
restricted in the size of the floor plate allowed. 
 
MAJOR SITE PLAN REVIEW 20.06.050(a)(2)(C)(ii): Major site plan approval is required for 
developments that contain more than 50 dwelling units. This proposed site plan will involve the 
construction of 441 dwelling units and therefore triggers major site plan review.  
 
DEVELOPMENT STANDARDS & INCENTIVES 20.04: The following UDO standards are 
required to be reviewed for all activities that require New Development approval.  
 
MS Dimensional Standards: 

Building setbacks: The minimum front building setback is 58’ from the centerline of 17th 
Street and 15’ from the property lines along Washington Street, 19th Street, and Lincoln 
Street. The proposed building meets all of the setback requirements. There are no side or 
rear yard setbacks for this overall site. 
Front parking setback (minimum): The minimum front parking setback is 20 feet behind 
the primary structure’s front building wall or for parking within a building, the parking 
area must be 20’ back from the front facade. All of the parking within the building has been 
shown to be set back 20’ from the front building wall and there are no surface parking lots. 
Side/Rear parking setback (minimum): There are no exterior parking lots and there are 
no setbacks from side or rear property lines applicable for parking within a building. 
Minimum Landscape Area: The minimum landscape area required is 30% and they are 
proposing 30%, which meets this minimum standard. 
Primary structure height: The maximum height allowed in the MS district is six (6) 
stories not to exceed 75 feet. Although the petitioner is proposing to utilize the Sustainable 
Development incentives and Affordable Housing incentives and would be allowed two 
additional stories, the proposed building is only 5 stories and is within the allowable height 
for the district.  

 
Environment: There are no known sensitive or regulated environmental features within the site. 
 
 Steep Slopes: No naturally occurring steep slopes are present. 

Siltation and erosion prevention: An erosion control plan has been submitted as part of 
the proposal and will be approved with the grading permit. A grading permit will be 
required before development can begin on the property. There are no unique siltation or 
erosion control issues expected with this proposal.  
Drainage: A grading and drainage plan have been submitted. Storm water detention is 
proposed through a series of catch basins and piping to direct storm water to an 
underground detention area at the northwest corner of the site. A copy of the storm water 
management plan and overall utility plans have been submitted to City of Bloomington 
Utilities for their review. At this time, there are no drainage issues expected with this 
proposal. Final approval from CBU is required prior to issuance of a grading permit. 
Riparian Buffer: There are no riparian buffers on the site. 
Karst Geology: There are no known karst features on the site. 
Wetlands: No wetlands were identified on the site.  
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Tree and forest preservation: There is no closed canopy on the site.  
Lake Watershed: There are no watershed issues on the site.  
Floodplain: The property is not within a regulated 100-year floodplain. 

 
Access and Connectivity:  

Driveways and access: There is only one vehicular access point proposed for the site and 
that will be from the stub of Washington Street into the parking garage. There are several 
pedestrian access points into the buildings along all four of the street frontages. In addition, 
there is an emergency access path shown between the buildings with a rolled curb provided 
along both the Washington Street and Lincoln Street frontages for emergency fire truck 
access.  
 
Bicycle and Pedestrian Facilities: 17th Street is classified as a General Urban typology 
and requires a 10’ wide concrete sidewalk with an 8’ tree plot. The City recently installed 
an 8’ multi-use path along the entire north side of 17th Street, including this property 
frontage, so no pedestrian improvements are required along that frontage. Washington 
Street and Lincoln Street are both classified as a Neighborhood Residential typology and 
require a 6’ sidewalk and 5’ tree plot. These required facilities have been shown along both 
frontages. 19th Street is classified as a Neighborhood Residential typology and as a 
Neighborhood Greenway and also requires a 6’ sidewalk and 5’ tree plot, which have been 
shown. Due to the location of Washington Street not centered within the right-of-way and 
the limited right-of-way along Washington Street, there are portions of the proposed 
sidewalks along Washington Street that are not located within the right-of-way, any 
sidewalks not located within the right-of-way must be placed in pedestrian easements. 
Crosswalks and ramps from Lincoln and Washington Street need to be shown along the 
19th Street frontage to align with adjacent crosswalks. There are also crosswalks and ramps 
missing at the Lincoln Street crossing adjacent to 18th Street that need to be shown. A 
condition of approval has been included for those crossings.          

   
Based on the 1,143 bedrooms, the UDO requires one bicycle parking space per 5 bedrooms 
which equals 229 bicycle parking spaces required. Since there are more than 25 dwelling 
units, a minimum of one quarter of the bicycle spaces must be long-term spaces. Since the 
buildings are more than 20,000 square feet, any exterior bicycle parking spaces must also 
be covered. There will be bicycle parking areas provided within each building to meet the 
bicycle parking requirement with 114 stalls provided in the northern building and 116 stalls 
provided in the southern building for a total of 230 stalls, which meets the minimum 
requirement. In addition, bicycle parking areas will be provided along the exterior of the 
buildings adjacent to the entrances. The spaces shown on the exterior of the building must 
be covered spaces and a condition of approval has been included. 
 
Public Transit: A bus stop has been requested by Bloomington Transit along 17th Street 
for this project and has been shown on the plans.  
 

Parking and Loading: Based on the proposed bedroom count and utilization of incentives, the 
minimum number of on-site parking spaces required is 372 spaces and the maximum is 857 spaces. 
The petitioner is proposing 651 parking spaces inside the building which meets the minimum 
number of spaces required and does not exceed the maximum. Since there are more than 50 parking 
spaces, the UDO requires a minimum of 1 electric vehicle charging station for every 25 spaces, 
therefore a minimum of 26 electric vehicle charging stations are required and have been included.  
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Site and Building Design:  

Material: The building exterior is predominantly masonry and precast concrete, with a 
mix of metal panels and cementitious panels used as secondary materials. All of the 
materials shown are allowed as either primary or secondary materials. 
Exterior Facade: The petitioner has incorporated a series of recessed modules, raised 
parapets, awnings and canopies, and transparent glass throughout the four facades. The 
proposed façade elevations all meet the requirements of the UDO. Compliance with the 
architectural standards of the UDO has been outlined on pages A2-4 through A2-9 of the 
petitioner’s exhibits.  
 
In regards to the parking garage exteriors, the Department is concerned about the lack of 
diversity of building materials and design elements that create a monotonous façade of the 
northern and western portions of the facade of the parking garage. Although the petitioner 
has met the Use Specific standards for the exterior design of the garage, the incorporation 
of different materials, colors, or design elements would substantially improve the look of 
those facades by breaking up the uniform design. A condition of approval has been 
included regarding those facades for the petitioner to continue to work with staff on those 
two façades. 
Patterns: A series of different elements and finishing materials have been incorporated 
within the modules to provide horizontal and vertical design elements and pattern. There 
are three different colors used on the facades. 
Eaves & Roof: The buildings will utilize a flat roof with parapets which is allowed. 
360-Degree Architecture: All four sides of the building show similar architecture and 
design elements. The building therefore meets the 360-degree architecture requirements. 
Pedestrian Entry: Pedestrian entrances have been shown along all of the street frontages 
of both buildings with sidewalk connections shown from the buildings to the adjacent 
street. However, the Department is concerned with the location of the pedestrian entrance 
into the building that is shown on 17th Street and believes that locating that entrance more 
predominantly in the center of the building would better highlight that entry and improve 
the building interaction with the pedestrian experience along the street. While the 
Department has been working with the petitioner on adjusting the location of the entrance 
to be more visible, more easily identified, and centrally located, at the time of the 
preparation of the staff report we were unable to resolve that item. A condition of approval 
has been included to require the petitioner to continue to work with staff on adjusting the 
location and design of that entry point. 
Windows on Primary Facades: All proposed windows on the building are shown to be 
transparent and therefore are in compliance. 
Anti-monotony Standards: There are only two buildings proposed for this lot, so the anti-
monotony standards don’t apply. These standards only apply if there are more than three 
buildings proposed.  
 

Landscape, Buffering, and Fences: The petitioner has submitted a landscape plan for the 
property showing compliance with the UDO standards. In general the proposed landscape plan 
meets the UDO requirements except for three areas- 1) The street trees shown along 17th Street are 
directly under overhead electric lines and the species must be changed to a small tree species, this 
will also result in additional trees required. 2) There are street trees missing along the Washington 
Street frontage to the north of the parking garage entrance.  3) Landscaping is required along the 
sides of the transformers to buffer those from the street. A condition of approval has been included 
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for both of these aspects. 
 
Outdoor Lighting: 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. No deviations 
from the lighting code are expected. A condition of approval has been added. 
 
Incentives: The proposal is seeking Tier I Affordable Housing incentives through the ‘payment-
in-lieu’ option. The petitioner will contribute $20,000 each for 15% of the total bedrooms proposed 
at the site. For 1,143 beds, that equals a total of $3,440,000 required contribution. That number 
will be adjusted if the bed count changes. The proposal is also seeking Sustainable Development 
Bonus, and proposes to achieve the requirements of the USGBC’s LEED certification at a Silver 
Level. The incorporation of both of these incentives allows for no maximum floor plate. 
 
Utilities: An underground detention area is proposed on the north side of the site as well as rain 
gardens on the south side of the building to meet storm water detention requirements. The City of 
Bloomington Utilities Department is still reviewing the proposed storm water management plan 
and utility plan. It is expected that the sanitary sewer line serving this project will need to be 
replaced and upgraded along 19th Street. Existing water service lines are anticipated to be adequate, 
but final acceptance and approval is required from CBU prior to issuance of any permits. 
 
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 FINDING: The proposed site plan is compliant with all of the standards of the 
UDO with the exception of the changes outlined for the landscape plan. Items related to 
improvements within the right-of-way for crosswalks have also been addressed through 
conditions of approval. There are no prior approvals for this property or other known applicable 
regulations. Although there are some improvements anticipated to provide sanitary sewer service 
to the property, in general the existing utility infrastructure is expected to adequately serve this 
development.  
 
CONCLUSION: The proposed site plan meets all of the requirements of the Unified Development 
Ordinance, if Incentives for both Affordable Housing and Sustainable Development are allowed. 
The redevelopment of this property will allow an opportunity to bring a property that is currently 
not in compliance with many current standards to come into compliance for a large area. This 
project will also add dwelling units to the City and result in an increase in the City’s ability to 
provide affordable housing through the contribution to the Affordable Housing Fund. There will 
also be improvements to all four surrounding street frontages and a sustainable building designed 
to a Silver level certification.  
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RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission approve the use of the Sustainable Development and Affordable Housing Incentives 
and adopt the proposed findings and approve SP-11-24 with the following conditions: 

 
1. Silver level certification with the USGBC’s rating system is required prior to 

recommendation of issuance of final occupancy.  
2. A pedestrian easement is required for any portions of the sidewalk not located in the right-

of-way and must be recorded prior to recommendation of issuance of final occupancy. 
3. The Payment-In-Lieu contribution must be received prior to recommendation of issuance 

of final occupancy. 
4. A lighting and photometric plan must be submitted and approved before issuance of the 

grading permit. 
5. Washington, Lincoln, and 19th Street must be replaced per Engineering Department 

Standards. Any portions of a public road must be located within right-of-way. 
6. All exterior bicycle parking spaces must be covered. 
7. Petitioner will continue to work with staff on adjusting the location and design of the 

pedestrian entry on 17th Street. 
8. Missing street trees must be shown along Washington Street adjacent to the garage 

entrance as required. Street trees are required along all public street frontages within the 
required tree plot. 

9. Street trees shown along 17th Street that are under the overhead electric lines must be 
changed to a small species. 

10. Crosswalks and ramps must be shown along all street intersections and cross walks as 
required. 

11. Petitioner will continue to work with staff on the north and west facades of the parking 
garage to increase architectural diversity. 

12. Transformer and mechanical boxes must be screened from public view. 
13. Transit stop must be installed per Bloomington Transit specifications. 
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DLR Group inc.
an Indiana corporation
6457 Frances Street, Suite 200
Omaha, NE  68106

March 25, 2024

Mr. Eric Greulich
Senior Zoning Planner
City of Bloomington Planning and Transportation Department
812-349-3526

Re: 218 ½ East 19th Street – Hub Bloomington II
DLR Group Project No. 23-24103-00

Subj: Plan Commission Submission Petitioner’s Statement

Mr. Greulich,

Thank you for your assistance through the preliminary phases of the submission process.  Based 
on our previous meeting with the Development Review Committee and the meetings we have had 
to review the project with you, we are pleased to formally submit the proposed multi-residential 
housing project at 218 ½ East 19th Street. 

DLR Group is collaborating with Core Spaces, LLC to provide a new state-of-the-art student 
oriented mixed-use residential development located mere blocks from the Indiana University 
Bloomington campus. The development will consist of two residential buildings and one parking 
structure, containing approximately 441 units and 651 parking stalls.  The new buildings will house 
a creative mix of approximately 114 studios, 22 one-bedroom, 127 two-bedroom, 27 three-
bedroom, 59 four-bedroom and 92 five-bedroom student apartments with approximately 44 units 
on a typical residential floor level in each building.  The impressive amenity areas will be located 
near the development’s main entry and at the rooftop.  The roof terrace of the building will house 
a pool, hot tub, and other exterior amenity spaces.  An extraordinary lobby will be developed on 
the ground floor of the north building, along with a leasing office and spa. 

The new development is bordered by Washington Street to west, 19th Street to the north, the 
Lincoln Street to the east and 17th Street to the south.  The site itself is approximately 5.715 acres 
and has a grade change of approximately 47’-0” from north to south and 20’ from east to west 
along the nearly 780’ x 425’ site.  Due to the shallow depth of bedrock, excavations are being 
kept to a minimum due to construction cost considerations, and the residential building 
construction type will be primarily wood stud construction on grade.  Currently, several residences 
are located on the site.  Please find included the overall preliminary drainage plan summary from 
Kimley Horn regarding both the existing site conditions and proposed conditions.

The design of the building is inspired by the local context of Bloomington and its region within 
Indiana.  The building facades are inspired by the natural landscapes of Southern Indiana, 
specifically the numerous caves, local limestone and dense forests of the region. The verticality 
and trees and stalagtites influenced the rhythms and modularity of the forms and modulation of 
materials. Furthermore, the design, articulation, materials, and patterns are derived from the local 
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Core Spaces – Hub Bloomington II
March 25, 2024
Page 2

Petitioners Statement.doc

zoning design guideline requirements.  

The project is pursuing the Tier 1 Affordable Incentive by the “Payment in Lieu” process, with a 
payment amount estimated at $3,440,000 based on 15% of 1,143 bedrooms. The final payment 
amount will adjust based on the final number of bedrooms.  The project will also pursue the 
Sustainable Developments Incentive by means of Option 2 certifications.  The third-party review 
program will meet the requirements of USGBC’s LEED Certification at the Silver Level. The 
project aims to provide a highly sustainable development that is a harmonious addition to the 
community of Bloomington.    

Sincerely,

DLR Group

Nathan L. Casteel, AIA, LEED AP BD+C
Principal
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HUB 
BLOOMINGTON II

PLANNING COMMISSION 
REVIEW

218 1/2 EAST 19TH STREET, 
BLOOMINGTON, INDIANA 47407

MONROE COUNTY

MARCH 25TH, 2024
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Case # MP-15-24 Memo 

 
To: Bloomington Plan Commission 

 
From:  Ryan Robling, Planning Services Manager 
 
Date: April 19, 2024 
 
RE: Amendment to the City of Bloomington's Comprehensive Plan in order to incorporate 

one new goal, and three new policies related to accessible transportation and mobility 
principles. As directed by the Common Council in Resolution 23-14. 

 
The Common Council initiated a proposal to amend the Comprehensive Plan through Resolutoin 
23-14. The resolution directs that a Comprehensive Plan amendment be prepared by the Plan 
Commission to reflect additional accessible transportation and mobility principles. The 
resolution calls for the inclusion of new policies consistent with four principles from the 
Accessible Transportation and Mobility Principles for the City of Bloomington (ATM) adopted 
in 2022. 
 
The four principles identified are as follows:  
 
1. Involve people with disabilities in decision-making. Establish a transparent, equitable public 

process that includes people with low vision, mobility challenges, and other disabilities in 
the full range of transportation decisions from design to operations. 
  

2. Develop equitable access. Connect people with disabilities meaningfully to essential needs 
and services, including housing, grocery stores, health care facilities, jobs, schools, mass 
transit stops, parks, and other places to live, work, and play. 
  

3. Provide safe and functional mobility. Prioritize transportation safety for the most vulnerable 
users over and above access and speed for cars and trucks, through funding for infrastructure 
such as well-maintained sidewalks, readily-available ramps, and accessible transit stops. 
  

4. Ensure accountability. Document and evaluate progress on implementation of the 
municipality's ADA Transition Plan by updating the Plan's data and revising its goals at least 
biennially. 

 
The Planning and Transportation Department has drafted an amendment to the Comprehensive 
Plan for review by the Plan Commission. This amendment incorporates the principles outlined in 
the resolution, introducing one new goal and three new policies to Chapter 6: Transportation of 
the Comprehensive Plan. The goal and policies from the resolution were included as written to 
ensure alignment with the principles outlined in the ATM, and to ensure coherence and 
consistency between the ATM and the Comprehensive Plan. The new goal, identified as Goal 
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6.8: Development of Equitable Access, includes the new policies Policy 6.8.1: Involve people 
with disabilities in decision making, 6.8.2: Provide safe and functional mobility, and Policy 
6.8.3: Ensure accountability.  
 
 
 

90



74 City of Bloomington, Indiana

Goals & Policies
Policies in this chapter most closely respond to the adopted 
2013 Vision Statement objective to: 

16. Provide a safe, efficient, accessible, and connected 
system of transportation that emphasizes public transit, 
walking, and biking to enhance options to reduce our 
overall dependence on the automobile

The policies in this chapter also respond to the following 
2013 Vision Statement objective: 

3. Meet basic needs and ensure self-sufficiency for all 
residents
4. Fortify our progress toward improving public safety 
and civility 
5. Invest in diverse high quality economic development 
that provides equitable job opportunities to our 
residents, supports an entrepreneurial small business 
climate, enhances the community’s role as a regional 
hub, and is responsive towards larger concerns of 
sustainability
6. Enhance the community’s role as a regional economic 
hub
11. Ensure all land development activity makes a 
positive and lasting community contribution

Goal 6.1 Increase Sustainability: Improve the 
sustainability of the transportation system.

Policy 6.1.1: Maintain a local Master Thoroughfare 
Plan, as required by state law, that plans for all modes of 
transportation.

Policy 6.1.2: Balance economic, environmental, 
accessibility, and equity issues in local transportation 
decisions.

Policy 6.1.3: In land use decisions, require sufficient 
density through infill, redevelopment, and reuse of vacant or 
under-utilized parcels to support multimodal transportation 
and discourage urban sprawl.

Policy 6.1.4:  Locate transit and multimodal facilities near 
higher-density developments and employment and retail 
centers, social services, and community facilities.

Policy 6.1.5:  Encourage the concept of streets as not 
merely for transportation, but as important public spaces 
where community thrives.

Policy 6.1.6: Ensure City transportation and land use 
decisions are coordinated with anticipated developments 
in automated/autonomous vehicles, to ensure safety and 
increase mobility.

Policy 6.1.7: Prioritize safety and accessibility over capacity 
in transportation planning, design, construction, and 
maintenance decisions.

Policy 6.1.8:  Evaluate city roads, sidewalks, paths, trails, 
ramps, and traffic devices regularly and implement an 
adequately funded maintenance program.

Goal 6.2 Improve Public Transit: Maintain, 
improve, and expand an accessible, safe, and efficient 
public transportation system. 

Policy 6.2.1: Support public transit access to regional 
destinations.

Policy 6.2.2: Encourage the provision of seating, lighting, 
and signage (including real-time arrival information) 
at transit stops to increase rider comfort, safety, and 
convenience.

Policy 6.2.3: Support the adoption and use of technologies 
that reduce emissions of greenhouse gases and pollutants 
from vehicles.

Goal 6.3 Improve the Bicycle and Pedestrian 
Network: Maintain, improve, and expand an acces-
sible, safe, and efficient network for pedestrians, and 
attain platinum status as a Bicycle Friendly Communi-
ty, as rated by the League of American Bicyclists.

Policy 6.3.1: Prioritize pedestrian and bicycle infrastructure 
within Bloomington and to connect with surrounding 
communities.

Policy 6.3.2: Encourage and require (where legally 
feasible) new private developments to dedicate easements or 
right of way and provide improvements for pedestrian and 
bicycle facilities to complete the connectivity in the networks.

Policy 6.3.3: Enhance the pedestrian and bicycle network 
with benches, pedestrian-scaled lighting, bicycle parking, 
street trees and landscaping, interpretive stations, public 
art, and/or other features to further improve the physical 
conditions that support walking and biking. 
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752018 Comprehensive Plan

Policy 6.3.4: Require pedestrian-friendly design features.

Policy 6.3.5: Require provision of covered bicycle parking 
in new construction.

Goal 6.4 Prioritize Non-Automotive Modes: 
Continue to integrate all modes into the transporation 
network and to prioritize bicycle, pedestrian, public 
transit, and other non-automotive modes to make our 
network equally accessible, safe, and efficient for all 
users.

Policy 6.4.1: Consider all ages, all abilities, and all modes, 
including pedestrians, bicyclists, transit vehicles, emergency 
responders, and freight when planning, designing, 
modifying, and constructing transportation facilities.

Policy 6.4.2: As capacity needs increase, focus on 
multimodal improvements and optimization of the existing 
transportation system rather than adding more lanes for 
passenger vehicles.

Goal 6.5 Protect Neighborhood Streets: Protect 
neighborhood streets that support residential character 
and provide a range of local transportation options.

Policy 6.5.1: Implement traffic calming measures where 
safety concerns exist to manage motor vehicle traffic on 
residential streets. 

Policy 6.5.2: Balance vehicular circulation needs with the 
goal of creating walkable and bike-friendly neighborhoods.

Policy 6.5.3: Continue to improve connectivity between 
existing neighborhoods, existing and proposed trails, and 
destinations such as commercial areas and schools.

Goal 6.6 Optimize Public Space for Parking: 
Plan and develop parking for cars and bicycles with a 
focus on efficiency and equity.

Policy 6.6.1: Implement creative parking strategies to 
minimize inefficiencies and facilitate equitable use of public 
space, including potential adaptive reuse of structures as 
needs may evolve. 

Policy 6.6.2: Encourage attractive and environmentally 
sensitive parking areas.

Policy 6.6.3: Prioritize on-street parking spaces for 
equitable and environmentally conscious uses, such as 
for people with physical handicaps, or spaces set aside for 
carpools or car sharing.

Policy 6.6.4: Encourage provision of covered bicycle 
parking.

Goal 6.7 Educate the Public: Increase residents’ 
safe use of transportation options that minimize nega-
tive environmental and infrastructure impacts. 

Policy 6.7.1: Educate drivers, bicyclists, and pedestrians on 
sharing the public right-of-way safely.

Policy 6.7.2: Collaborate with community organizations to 
educate residents about using public transit and bicycling.

Policy 6.7.3:  Utilize enforcement programs to support 
desired motorist and active transportation user behavior.

Policy 6.7.4:  Educate the public about the multiple entry 
points to the city’s parking system, including its menu 
of options for where to park, how to use the system, and 
wherever feasible, real-time space availability.

Goal 6.8 Develop Equitable Access: Connect 
people with disabilities meaningfully to essential needs 
and services, including housing, grocery stores, health 
care facilities, jobs, schools, mass transit stops, parks, 
and other places to live, work, and play.

Policy 6.8.1:  Involve people with disabilities in decision-
making. Establish a transparent, equitable public process 
that includes people with low vision, mobility challenges, and 
other disabilities in the full range of transportation decisions 
from design to operations.

Policy 6.8.2:  Provide safe and functional mobility. 
Prioritize transportation safety for the most vulnerable users 
over and above access and speed for cars and trucks, through 
funding for infrastructure such as well-maintained sidewalks, 
readily-available ramps, and accessible transit stops.

Policy 6.8.3:  Ensure accountability. Document and 
evaluate progress on implementation of the municipality’s 
ADA Transition Plan by updating the Plan’s data and revising 
its goals at least biennially.
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