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Memo 

 
State of the City on Thursday in the Buskirk/Chumley Theatre at 5:30 p.m. 

 
Budget Retreat on Saturday Morning, May 22nd at Cascades Clubhouse 

 
No Final Actions � One Item for First Reading at Regular Session on Wednesday, 

May 5th  
 
The Regular Session next week promises to be a short one because there are no items 
ready for final action, an annual report from the Historic Preservation Commission, and 
just one item ready to be introduced.  That one item is Ord 04-09 (the Renwick PUD) 
which takes up the rest of this memo and most of the accompanying packet materials. 
 

First Readings � Ord 04-09 � Ramsey Farm/Renwick 
 

Ord 04-09 would rezone the 80-Acre Ramsey farm from RS 3.5/PRO6 to PUD and 
approve a Preliminary Plan for 364 units of mixed residential uses, a village commercial 
center with a 22,000 s.f. footprint, and a roundabout on Moores Pike (Ramsey Land 
Development, Petitioners). 
 
The Plan Commission considered the petition at its February, March, and April meetings 
and adopted it by a vote of 8 to 1, with the Council representative Dave Rollo, who 
represents the affected neighborhoods, casting the one negative vote. 
 
The background material includes the material from the three meetings at the Plan 
Commission, the Renwick Plan as submitted to the Council Office earlier this year, and 
communications from the public.  It is too voluminous to be included here in its entirety.  
Please contact the Council Office if you see a reference to something you did not find in 
this packet and want to see the material. If we don�t have it, the Plan Department 
probably will. Please note that the petitioner will be distributing a notebook to council 
members and staff, which will be available in the Council Office for public inspection. 
 
After reading Tom Micuda�s memo to the Council as well as the material from the three 
Plan Commission meetings, I have concluded that it would not be helpful for me to 
summarize the proposal in this memo.  Please spend some time to read Tom�s 18 page 
memo for a good summary of the proposal, identification of the issues, and explanations 
for staff recommendations.  When reading the remaining information, please review the 
neighborhood comments for a critique of this proposal. 

 



NOTICE AND AGENDA 
BLOOMINGTON COMMON COUNCIL REGULAR SESSION 

7:30 P.M., WEDNESDAY, MAY 5, 2004 
COUNCIL CHAMBERS 

SHOWERS BUILDING, 401 N. MORTON 
 

  I. ROLL CALL 
 
 II. AGENDA SUMMATION 
 
III. APPROVAL OF MINUTES FOR:  None 
 
 IV. REPORTS FROM: 
 1.  Councilmembers 
 2.  The Mayor and City Offices 
 3.  Council Committees 

o Historic Preservation Commission � Annual Report 
 4.  Public 
 
  V. APPOINTMENTS TO BOARDS AND COMMISSIONS 
 
VI. LEGISLATION FOR SECOND READING AND RESOLUTIONS 

  
 None 

 
VII. LEGISLATION FOR FIRST READING 

 
1.  Ordinance 04-09 To Amend the Bloomington Zoning Maps from RS 3.5/PRO6 to PUD and 
to amend the Preliminary Plan for the Renwick Planned Unit Development (PUD) � Re: 2401 
East Moores Pike (Ramsey Land Development, Petitioner) 
 

VIII. PRIVILEGE OF THE FLOOR (This section of the agenda will be limited to 25 
minutes maximum, with each speaker limited to 5 minutes) 

 
 IX. ADJOURNMENT

 
 



 
Monday, May 3, 2004 
 
5:00 pm Redevelopment Commission, McCloskey 
5:00 pm Utilities Service Board, IU Research Park � 501 N. Morton, Conference Rm 100 B 
5:30 pm Bicycle and Pedestrian Safety Commission � Work Session, Hooker Room 
 
Tuesday,  May 4, 2004 
 
  City Holiday: Primary Election Day � City offices are closed today.   
 
Wednesday, May 5, 2004  Cinco de Mayo 
 
12:00 pm Bloomington Urban Enterprise Association, McCloskey 
3:30 pm Bloomington Historic Preservation Commission, McCloskey 
5:30 pm Board of Public Works, Council Chambers 
6:00 pm Neighborhood Improvement Grant, McCloskey 
7:30 pm Common Council � Regular Session, Chambers 
 
Thursday, May 6, 2004   
 
3:30 pm Arbor Day Tree Planting  
  and 
  Grand Opening � Skate Park at Upper Cascades, Upper Cascades Park 
5:30 pm State of the City Address, Buskirk-Chumley Theater, 122 S. Walnut 
 
Friday,  May 7, 2004 
   
  There are no meetings scheduled for today. 
 
Saturday, May 8, 2004 
 
7:00 am Bloomington Community Farmers� Market, Showers Common 
10:00 am Indiana University�s 175th Commencement Ceremony, Assembly Hall - 1001 E. 17th  
3:00 pm Indiana University�s 175th Commencement Ceremony, Assembly Hall - 1001 E. 17th 
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MEETING NOTICE 
 

Common Council  
Budget Retreat 

    
 

The Common Council will hold its annual budget retreat on 
Saturday, May 22, 2004, from 9:00 a.m. until approximately 
12:00 p.m.  The meeting will be held in the Cascades Golf 
Course Clubhouse (3550 North Kinser Pike). Because a quorum 
of the Council will be present, this meeting also constitutes a 
meeting of the Council, under the Indiana Open Door Law. For 
that reason, this statement is providing notice that this meeting 
will occur and is open for the public to attend, observe, and 
record what transpires. 
 
 
 
 
 
 
 
 
Dated & Posted: Friday, April 30, 2004 
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City of Bloomington 

Office of the Common Council 
 

 
MEETING NOTICE 

 
 THE MAYOR HAS CALLED A 

SPECIAL SESSION OF THE 
COMMON COUNCIL FOR 

THURSDAY, MAY 6, 2004, AT 5:30 
P.M. IN ORDER TO DELIVER  

 
THE STATE OF THE 

CITY ADDRESS 
 

AT THE  
BUSKIRK-CHUMLEY THEATER 

114 EAST KIRKWOOD AVENUE 
 
 
 
 
 
Dated & Posted: Friday, April 30, 2004 



 
 

ORDINANCE 04-09 
 

TO AMEND THE BLOOMINGTON ZONING MAPS FROM RS 3.5/PRO6 TO PUD 
AND TO AMEND THE PRELIMINARY PLAN FOR 

THE RENWICK PLANNED UNIT DEVELOPMENT (PUD) - 
RE: 2410 East Moores Pike 

(Ramsey Land Development, Petitioner) 
 
WHEREAS, on May 1, 1995 the Common Council adopted Ordinance 95-21,  which repealed 

and replaced Title 20 of the Bloomington Municipal Code entitled �Zoning�, 
including the incorporated zoning maps, and Title 21, entitled �Land Use and 
Development;� and 

 
WHEREAS, the Plan Commission has considered this case, PUD-53-03, and recommended 

that the petitioner, Ramsey Land Development, be granted a rezone of the 
property located at 2410 East Moores Pike from RS3.5/PRO6 to Planned Unit 
Development and also be granted a preliminary plan approval for the Renwick 
PUD.  The Plan Commission thereby requests that the Common Council consider 
this petition; 

 
NOW, THEREFORE, BE IT HEREBY ORDAINED BY THE COMMON COUNCIL OF THE 
CITY OF BLOOMINGTON, MONROE COUNTY, INDIANA, THAT: 
 
SECTION I.  Through the authority of IC 36-7-4 and pursuant to Chapter 20.05.09 of the 
Bloomington Municipal Code the property located at 2410 East Moores Pike shall be rezoned from 
RS3.5/PRO6 to Planned Unit Development (PUD) and the Preliminary Plan shall be approved.  The 
property is further described as follows: 
 
The East Half of the Northeast Quarter of Section 10, Township 9 North, Range 1 West, Monroe 
County, Indiana, being more particularly described as follows: 
 
Beginning at an iron pin found in a highway box at the Northeast Quarter of said section 10; 
thence South 00 degrees 00 minutes 00 seconds East 2,643.63 feet to a 6" x 6" stone w/x found 
at the East Quarter corner of Section 10 also being the Northeast corner of Sycamore Knolls 
Section 6, (PB 5, page 87); thence North 89 degrees 28 minutes 05 seconds West 1,317.85 feet to 
a 4" x 4" concrete monument at the Southwest corner of the Southeast Quarter of the Northeast 
Quarter of Section 10 also being the Southeast corner of Sycamore Knolls Section 3 (PC B Env. 
121); thence North 00 degrees 41 minutes 39 seconds West 1135.83 feet to a 4" x 4" concrete 
monument found at the Southeast corner of Lot 14 in Sycamore Knolls Section 1 (PB 5, page 33-
34); thence North 00 degrees 34 minutes 01 seconds West 189.67 feet to a 4" x 4" concrete 
monument found at the Northwest corner of the Southeast Quarter of the Northeast Quarter of 
Section 10 also being the Northeast corner of said Sycamore Knolls Section 1; thence North 00 
degrees 00 minutes 54 seconds West 1,324.25 feet to the Northwest corner of the East Half of 
the Northeast Quarter of Section 10; thence South 89 degrees 12 minutes 55 seconds East 
1,333.90 feet to the point of beginning.  Containing 80.78 acres, more or less. 
 
SECTION II. The Preliminary Plan shall be attached hereto and made a part thereof. 
 
SECTION III. This ordinance shall be in full force and effect from and after its passage by the 
Common Council and approval by the Mayor. 
 
PASSED AND ADOPTED by the Common Council of the City of Bloomington, Monroe County, 
Indiana, upon this ______ day of ___________________, 2004. 
 
 
�����������������������.���...________________________ 
�����������������������.���...MIKE DIEKHOFF, President 
���������������������������Bloomington Common Council 
 
 



 
 

ATTEST: 
 
 
____________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
PRESENTED by me to the Mayor of the City of Bloomington, Monroe County, Indiana, upon this 
______ day of ______________________, 2004. 
 
 
 
_____________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
SIGNED and APPROVED by me upon this _______ day of ______________________, 2004. 
 
 
 
�����������������������.����________________________ 
�����������������������.����MARK KRUZAN, Mayor 
�����������������������.���   City of Bloomington 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SYNOPSIS 
 
 
This ordinance rezones approximately 80 acres located at 2410 East Moores Pike from 
RS3.5/PRO6 to Planned Unit Development and approves the preliminary plan for the Renwick 
PUD.  This PUD would allow development of up to 364 mixed residential housing units as well 
as a 22,000 square foot Village Commercial Center.
 



 

****ORDINANCE CERTIFICATION**** 
 

 
In accordance with IC 36-7-4-605 I hereby certify that the attached Ordinance Number 04-09 is a true and complete 
copy of Plan Commission Case Number PUD-53-03 which was given a recommendation of approval by a vote of 8 
Ayes, 1  Nays, and   0   Abstentions by the Bloomington City Plan Commission at a public hearing held on April 12, 
2004. 
 
 
 
Date: April 22, 2004   
 Thomas B. Micuda, Secretary 
 Plan Commission 
 
 
Received by the Common Council Office this      day of                , 2004. 
 
 
 
Regina Moore, City Clerk 
 
 
 
Appropriation Fiscal Impact  
Ordinance #   Statement  

Ordinance #  
 Resolution #  

 
  
Type of Legislation: 
 
Appropriation  End of Program  Penal Ordinance  
Budget Transfer  New Program  Grant Approval  
Salary Change  Bonding  Administrative Change  
Zoning Change  Investments  Short-Term Borrowing  
New Fees  Annexation  Other                  
      
      
        
 
If the legislation directly affects City funds, the following must be completed by the City Controller: 
 
Cause of Request: 
 
Planned Expenditure___  _____ Emergency  
Unforseen Need   Other  
 
 
Funds Affected by Request: 
 
Fund(s) Affected     
Fund Balance as of January 1  $  $ 
Revenue to Date  $  $ 
Revenue Expected for Rest of year  $  $ 
Appropriations to Date  $  $ 
Unappropriated Balance  $  $ 
Effect of Proposed Legislation (+/-)  $  $ 
 

Projected Balance  $  $ 
 

Signature of Controller 
 
 

 
 
 
Will the legislation have a major impact on existing City appropriations, fiscal liability or revenues? 
 

Yes  No  
 
 
If the legislation will not have a major fiscal impact, explain briefly the reason for your conclusion. 
 
 
If the legislation will have a major fiscal impact, explain briefly what the effect on City costs and revenues will be 
and include factors which could lead to significant additional expenditures in the future.  Be as specific as possible.  
(Continue on second sheet if necessary.) 
 
 
 
FUKEBANEl ORD=CERT.MRG 







Interdepartmental Memo 
 

To: Members of the Common Council 
 
From: Tom Micuda, Planning Director 
 
Subj: Case # PUD-53-03 
 
Date: April 22, 2004 
 
Attached are the staff reports, petitioner�s statements, and map exhibits which 
pertain to Plan Commission Case # PUD-53-03.  The Plan Commission heard 
this petition at its February 9, March 8, and April 12 hearings and is forwarding 
the proposal with a positive recommendation of 8 to 1.   
________________________________________________________________ 
 
REQUEST: The petitioner is requesting a rezoning of approximately 80 acres 
from RS3.5/PRO6 to Planned Unit Development (PUD) and preliminary plan 
approval for 364 mixed residential dwelling units as well as a 22,000 square foot 
village commercial center. 
 
BACKGROUND: 
 
Area:     80 gross acres 
Current Zoning:   RS3.5/PRO6 
GPP Designation:   Urban Residential 
Existing Land Use:  Vacant; mainly rolling open terrain with scattered 

areas of steep slopes and a central floodway 
Proposed Land Use:  Mixed Residential; Village Commercial Center 
Proposed Density:  4.55 gross units per acre (364 units) 
Surrounding Uses: South, West - Single family (Sycamore Knolls); 

Southeast Park 
East  -  Hyde Park Condos; Bittner Woods; Pinestone    
North -  Single Family (Revere�s Run) 
 

PROJECT SUMMARY: As recommended by the Growth Policies Plan, the 
petitioner is proposing to rezone this property to create a mixed use Planned Unit 
Development (PUD).  The petitioner has purchased the site with the 
understanding that its current zoning would allow for two other development 
scenarios: 1) Plan Commission subdivision approval to allow up to 280 single 
family homes and 2) Plan Commission site plan approval to allow single family 
and duplex development of up to 480 dwelling units (using the PRO6 overlay 
provision of the Zoning Ordinance). 



The petitioner�s request contains both elements of new urbanism as well as more 
conventional single family subdivision design.  On the southern two-thirds of the 
site, which predominantly borders the Sycamore Knolls neighborhood, the 
petitioner�s layout depicts 78 single family residential lots.  The width of these lots 
ranges from 65 to 100 feet.  Additionally, the petitioner proposes another 78 
paired units (duplexes); one adjacent to single family homes along Montclair 
Avenue, the second located adjacent to the southern edge of Southeast Park.  
The petitioner has successfully integrated these types of paired units into single 
family contexts before.  One example is the Coppertree paired home portion of 
the project known as �The Stands� (off Rogers Road). 
 
Both the single family and paired units would be accessed by the continuation of 
two streets: Rock Creek Drive and Queens Way.  As shown in the preliminary 
plan map, the petitioner has attempted to mitigate concerns regarding cut-
through traffic by the provision of such features as street indirection as well as 
placement of entry medians and traffic circles.  One notable area of street 
indirection occurs as the street network circulates around a pair of sinkholes.  
Preservation of these sinkholes allows the petitioner to create a 2-3 acre park 
space in center of the proposed development.   
 
The northern one-third of the property is much more new urbanist in character.  
In this area, the petitioners are proposing an additional 80 single family home 
lots.  These lots feature widths of between 40 and 55 feet.  61 of these homes 
would feature alley access and rear loaded garages.  This portion of the site 
would be linked to the remainder of the development via a bridged road crossing 
over the West Branch of Jackson Creek floodway.  An additional bicycle and 
pedestrian linkage is created by a proposed 8 foot trail that would run along this 
floodway and connect the project to Southeast Park as well as the intersection of 
College Mall Road and Moores Pike. 
 
At the northeast portion of the property, the proposed project begins to 
appropriately change its density and land use mix as it reaches its borders with 
Sare Road and Moores Pike. Specifically, the petitioners are requesting to 
develop a village center consisting of 128 multifamily dwelling units and 22,000 
square feet of small-scale retail, office, or civic uses.  Under this proposal, 
second-story office and residential uses would be allowed above the first floor 
space.  The 128 multifamily dwellings would take the form of brownstone 
structures and large �mansion homes�.  These dwellings are not proposed for 
student occupancy.  They would be most likely sold as condominiums that target 
non-student markets. 
 
The village center is proposed to be accessed off Sare Road while the new 
urbanist-style single family component will be accessed via Moores Pike.  
Because the difficult vertical geometry of Moores Pike presents challenges for 
safe access, the petitioners are proposing that a new roundabout intersection be 
constructed.  A new roundabout presents opportunities to improve the current 



topographic condition of Moores Pike, slow down vehicle speeds, create a 
crossing point for pedestrians, and protect traffic flow both out of the 
development and along Moores Pike itself. 
 
PRELIMINARY PLAN ISSUES:  
 
GROWTH POLICIES PLAN: The Ramsey Farm property has been identified as 
a Critical Subarea on pages 58 and 59 of the Growth Policies Plan (GPP).  Both 
the critical subarea map as well as text recommendations are included in this 
packet material.  In summary, the GPP provides the following key 
recommendations that should guide rezoning for this property: 
 

• High quality, mixed residential housing at urban densities is encouraged. 
• The expansion of Southeast Park on the northwest portion of the site is 

highly recommended. 
• Nonresidential uses are encouraged for the northeast part of the site, but 

only with limits in scale and a tight design concept in keeping with 
traditional neighborhood concepts. 

• A pathway facility is recommended along the West Branch of the Jackson 
Creek floodway. 

• Coordination of development review with the Monroe County Community 
School Corporation (MCCSC) is necessary to ensure the adequacy of 
school facilities. 

• Stormwater detention standards should be stringently applied to this site 
given the presence of known downstream flooding problems. 

• Road connections from Queens Way and Rock Creek Drive should be 
required.  However, sensitivity to street design is necessary to discourage 
cut-through traffic. 

• Access to Moores Pike is a critical site design issue given the presence of 
existing sight distance constraints. 

• Preservation of site constraints should include stream buffer protection 
(West Branch of the Jackson Creek floodway), tree protection (particularly 
on the south end of the property), and steep slope protection.  Such areas 
should be incorporated into conservation easements and greenways. 

 
These recommendations outlined above will be further analyzed in both the topic 
sections outlined below as well as the findings at the end of this memo. 
 
TRANSPORTATION IMPACTS: The petitioner was required by the Planning 
Department to submit a traffic impact analysis study.  This study was reviewed 
for both its methodology and findings by City staff as well as the City�s retained 
Engineering Consultant, Butler Fairman & Seufert.  Both the methodology and 
findings of the study have been endorsed for their accuracy. 
 



As part of the study, the petitioners and the City conducted traffic counts during 
both July and October of 2003.  For the purposes of the study, only the higher 
count numbers were utilized.  These counts were as follows: 
 
Sare Road � 10,950 Average Daily Trips (ADT) 
Moores Pike � 13,772 ADT 
High Street � 6,767  
Rock Creek Drive � 623 
Wimbleton Lane � 257 
Arden Drive � 863 
Winfield Road � 571 
Valley Forge Road � 295 
Queens Way - 431 

In order to translate these numbers into assessments of traffic congestion, a level 
of service (LOS) analysis is then computed.  LOS ratings range from �A� 
(uncongested) to �F� (maximum roadway congestion).  In terms of average daily 
trips, current LOS conditions for the surrounding arterial street network are as 
follows: 1) Sare Road � LOS C, 2) Moores Pike � LOS D, and 3) High Street � 
LOS B.  The Sare Road and High Street ratings indicate that both streets 
currently operate at reasonable levels of service.  The Moores Pike rating 
indicates that some level of congestion stress is present.     
 
In terms of nearby street intersections, LOS ratings are computed to estimate 
delays in morning peak traffic (7-9am) and afternoon peak traffic (4-6pm).  The 
Sare Road/Moores Pike intersection currently operates at LOS C in the morning 
peak hour and LOS B in the afternoon peak hour.  The intersection at Moores 
Pike and High Street operates at LOS C during both the AM and PM peak hours.  
These ratings indicate that both intersections are operating with acceptable 
levels of travel delay. 
 
Based on the proposal�s estimated trip generation, an additional 4060 new 
vehicle trips would enter the adjoining street network via Rock Creek Drive, 
Queens Way, and the proposed Sare Road and Moores Pike access points.  
Once this traffic is added to background growth in the nearby area, the following 
impacts are anticipated within a 10 year time frame: 
 

• Due to the number of potential access points proposed onto the adjoining 
street system, the existing Levels of Service for High Street, Sare Road, 
and Moores Pike can be maintained at existing levels. 

• During the AM peak hour, the LOS for the Sare Road/Moores Pike 
intersection is projected to decrease from a �C� rating to an �E� rating.  
Specifically, it is anticipated that northbound traffic along Sare Road would 
experience the absolute limit of acceptable delay.  The petitioners are 
proposing to correct this impact by funding the addition of a northbound 



travel lane along Sare Road at the intersection.  This will allow the current 
LOS rating of �C� to be maintained.  

• Impacts to neighborhood streets such as Rock Creek Drive, Queens Way, 
Arden Drive, Wimbleton, Valley Forge, and Winfield are not sufficient 
enough to trigger improvements such as signalization, stop signs, or street 
widening.   

 
During the Plan Commission review process, a great amount of discussion was 
generated concerning  the proposed roundabout intersection at Moores Pike. 
 
Based on the recommendations from the Manager of Engineering Services and 
the City�s retained Professional Engineer, Planning staff continues to recommend 
that a roundabout intersection be utilized for access onto Moores Pike.  Staff 
further asserts that such an intersection design will provide area-wide benefits in 
terms of slowing down excessive vehicle speeds on Moores Pike as well as 
create a safer pedestrian and bicycle crossing point between High Street and 
Sare Road.  In addition, the proposed roundabout will allow for much safer 
project access onto Moores Pike.  Having safer access will greatly reduce the 
number of trips that would otherwise be directed at lower capacity neighborhood 
streets such as Arden Drive, Queens Way, and Rock Creek Drive.  
 
ENVIRONMENTAL PROTECTION: The petitioner�s initial proposal preserved 35 
acres of the 80 acre site (43%) as future open space.  Of this acreage, 18 was 
proposed to be donated to the future association, 7 was proposed for dedication 
to the Parks Foundation, and 10 was proposed as lot open space.  The 
preliminary plan addressed PUD ordinance standards for floodway protection, 
intermittent stream buffering, and sinkhole buffering. 
 
In response to input from staff as well as the Planning Subcommittee of the 
Environmental Commission, the petitioners committed to additional restrictions 
designed to address steep slope protection, tree preservation, and greater 
sinkhole buffering.  These modifications were as follows: (see Exhibit A in the 
packet material): 
 

• Shift in road away from sinkhole cluster � In the central portion of the 
site, the petitioners have shifted the proposed north-south street further 
away from a pair of sinkholes.  This roadway complies with the City�s 25 
foot sinkhole buffer regulations. 

• Shift of proposed mansion home � Within the proposed Village Center, 
one of the proposed multifamily mansion homes is situated within an area 
of mature trees containing greater than 18% slopes.  The petitioners have 
agreed to move this structure to the north in order to enhance tree 
preservation. 

• Relocation of lots � In response to concerns raised about tree 
preservation, steep slope protection, and maintenance of existing 
drainageways, the petitioners have relocated lots and added property into 



conservancy areas.  This has occurred on both the east and southwest 
portions of the property. 

 
PARK SERVICE IMPACTS: As indicated earlier in this memo, the Ramsey Farm 
property is bordered to the northwest by Southeast Park.  This park is 
approximately 9 acres in size and is classified as a neighborhood scale park.  In 
anticipation that this facility would not be large enough to provide recreation 
services for new development on the Ramsey Farm site, the GPP recommends 
that the acreage of Southeast Park be expanded. 
 
During the Plan Commission phase of this petition, the Planning staff has been 
able to review potential facility needs with the Parks and Recreation Department.  
As a result of these discussions, several conclusions can be drawn: 
 

• The Parks and Recreation Department has determined that the 
existing park acreage is adequately sized to meet the active 
recreational needs of the surrounding area as well as the proposed 
new development. 

• While the overall parks acreage is satisfactory, there are some 
facilities within Southeast Park itself that should be upgraded to meet 
user needs.  These include a new parking lot along Moores Pike, an 
improved pathway system within the park, and a reconfigured central 
parking facility. 

• In order to fulfill the goals of the Jackson Creek Master Plan and 
Growth Policies Plan, a new trail should be constructed by the 
petitioner along the West Branch of Clear Creek floodway which 
connects Southeast Park to the College Mall area.  The petitioner is 
proposing to construct and dedicate an 8 foot multi-use trail to fulfill 
this recommendation.  The trail would be part of a 7 acre floodway 
land dedication which would run to the Parks Foundation.  Estimated 
value of this dedication is $405,000. 

 
SCHOOL FACILITY IMPACTS: In light of the GPP�s recommendations 
concerning possible project impacts on the Monroe County Community School 
Corporation, both staff and the petitioner have discussed the PUD proposal with 
MCCSC representatives.  Based on these discussions, the following information 
can be conveyed: 
 

• The proposed development may generate as few as 40-60 new 
elementary school aged children when it reaches complete build-out.  
This is based on the proposed 158 single family homes generating one 
new student for every four dwelling units.  

• The Ramsey Farm property is located on the boundary between two 
elementary school districts: Childs and Binford/Rogers. 



• If this PUD is approved, elementary school children would most likely 
attend Binford/Rogers.  Currently, Childs School is nearly enrolled to 
capacity while Binford/Rogers still has enrollment capacity remaining. 

• When the new Broadview Elementary School is ready to be occupied in 
2005, MCCSC will likely initiate district alignment plans in recognition of 
the new capacity that will be added to the overall system.   

• In order to be in position to respond to long-term growth in the 
community, MCCSC is exploring acquisition of property for a possible 
new elementary school site.  However, MCCSC does not believe that the 
Ramsey Farm is a preferred location for the following reasons: 1) the 
property is too far from Childs School to create a K-2/3-6 grade split in 
enrollment such as has been done at Binford/Rogers, 2) the location 
would lead to school bus traffic that would utilize neighborhood streets.  
This has been a complaint with past school sites.  3) The topography of 
the site is significant enough to where a larger amount of land area would 
need to be acquired.  This would also drive up construction costs 
associated with multi-level school building construction. 

 
LAND USE/DESIGN CONCEPTS � VILLAGE CENTER AND SINGLE FAMILY 
COMPONENTS: As stated previously, the proposed village center contains a 
mixture of multifamily housing units as well as up to 22,000 square feet of 
nonresidential uses.  These nonresidential uses, which are outlined in the packet 
material, include medical and professional offices, civic uses such as churches, 
and commercial uses such as sit down restaurants, banks, and food stores.  The 
petitioner�s renderings depict two-story residential-style structures that would 
allow residential or office uses to be placed on the second floor level.  Signage 
and architecture are proposed to be tightly regulated, while expanses of parking 
will be limited in favor of street parking and rear and side-loaded spaces. 
 
The principal issue that required Plan Commission discussion concerned 
appropriate limitations on the square footage of individual uses or structures.  In 
response to input from staff as well as residents from Sycamore Knolls, the 
petitioners committed to the following limitations on the proposed village center: 
 

• Individual building footprints in the commercial center will vary in size from 
1,800 to 2,700 square feet.  In no case, will these footprints exceed 2,700 
square feet. 

• For two-story buildings, second floor space is limited to residential and 
office uses only.  No second floor retail uses will be allowed.  Second floor 
office space cannot exceed an aggregate total of 10,000 square feet.  
Second floor residential units shall be limited to a total of 18.  These units 
shall count towards the 364 units in the PUD. 

• The first floor office/retail component of the village center shall not exceed 
22,000 square feet. 

• Architectural design and signage restrictions will be governed by both the 
standards and renderings submitted with the Preliminary Plan.  These 



restrictions are proposed to become part of the Covenants, Conditions, 
and Restrictions (CCRs) of the PUD. 

• The petitioner�s list of uses has been further clarified.  Under the proposed 
use �Veterinarian office�, no kennels will be allowed.  The land use �Bike 
shop� has been added.  Another land use �Walk up ATM� has been added 
to clarify that no drive-through banking will be allowed.  The land use 
�Food services� has been further clarified to restrict drive-through uses.  
The term �Neighborhood food market� now restricts gasoline sales.  
Finally a light retail use category has been added. 

 
In addition to these controls, the petitioner�s residential development is also 
proposed to be tightly controlled in terms of site planning and architectural 
design.  Examples of these controls include: 1) all residential buildings must be 
raised above the sidewalk grade (typically 18 inches above curb height), 2) 
reduced front setbacks, 3) garages to be offset behind the main structure, 4) 
individual sidewalks must be connected to the public sidewalk on each housing 
unit, and 5) driveways to be recessed below grade with street cuts limited to 9 
feet in width.  In addition, the petitioners are proposing to restrict architectural 
elements such as façade materials and color, porches, entry features, windows 
and trim, and roof pitches. 
 
STREETS, ALLEYS, AND PEDESTRIAN FACILITIES: In order to fulfill the 
petitioner�s goal of creating a more walkable community as well as limiting cut-
through traffic, the proposed street standards have been reduced from that of 
typical subdivision code requirements.  Within the vast majority of the site, the 
petitioner�s basic street profile includes 10-foot travel lanes, parking on one side   
(in some areas framed by curbed bump-outs), 5-foot tree plots, and 5-foot 
sidewalks.  Street indirection, traffic circles, and medians also have been located 
in the PUD to better improve aesthetics as well as pedestrian safety.   
 
As indicated earlier in the staff report, the petitioner proposes that 61 single 
family homes receive their garage access off alley systems.  The proposed alley 
widths of 14 feet have been approved by City Engineering.  These alleys, which 
will be dedicated to the public, will be utilized for City sanitation services.   
 
In addition to the proposed trail that will link the development to Southeast Park 
and the College Mall Road area, the petitioners are proposing a number of 
pedestrian options.  The majority of the project�s internal streets, except on one 
side of some cul-de-sacs, will have sidewalks.  Additionally, the petitioners are 
proposing to construct two important areas of off-site sidewalk.  The first is along 
the north side of Queens Way to connect with an existing sidewalk at Arden 
Drive.  This will allow for a sidewalk connection to Southeast Park.  The second 
is along the east side of Winfield Drive to link a missing area of sidewalk that 
would connect the proposed roundabout to an existing sidewalk on Winfield.  The 
petitioners have also reached agreement with the City to facilitate construction of 
sidewalk along the north side of Moores Pike.  This sidewalk would link Winfield 



Drive and Valley Forge Road with the College Mall Road/Sare Road intersection.  
The lack of pedestrian connectivity along the north side of Moores Pike was an 
issue that has been brought forward in numerous neighborhood meetings.   
 
UTILITIES ISSUES � All sewer, water, and stormwater plans have received 
preliminary approval from the City Utilities Department.  If this project is approved 
for rezoning, the following utility improvements will require further investigation at 
final plan stage: 
 

• Water Supply � Although there is currently an abundance of water 
capacity in the immediate area, CBU�s Long Range Water Capital Plan 
indicates the potential need for a 24� water main in the vicinity of the 
Sare Road/Moores Pike intersection.  This need will require further study. 

 
• Sanitary Sewer � CBU has indicated that the condition of the existing 

10� sewer line running along the West Branch of Jackson Creek will still 
require field evaluation, and that the petitioner may be required to replace 
portions of this line.  The petitioners are aware of this potential obligation. 

 
• Stormwater � As stated earlier in this staff report, residents living along 

Rock Creek Drive, which is downstream from this property, have 
experienced flooding problems in the past.  This stems from the fact that 
the rear yards of these houses are located within the 100-year floodway 
of Jackson Creek.  In light of this existing condition, the GPP stresses 
that stringent stormwater review should be applied to potential site 
development.  The petitioners have submitted a detailed stormwater 
analysis proposal to the City of Bloomington Utilities Department.  This 
proposal contains the following elements: 

 
• The petitioner�s drainage proposal utilizes a combination of smaller 

ponds known as satellite ponds rather than a regional detention facility to 
be located within the West Branch of Jackson Creek floodway.  The 
proposal is being put forward to minimize disturbance of this 
environmentally sensitive area. 

• Water quality issues are being handled through the use of retention 
ponds that feature permanent pools of water.  This particular type of 
pond, which would be planted with special seed mixtures, has a greater 
ability to filter out pollutants in comparison to standard, grass-bottom 
detention ponds.  

• The proposed land area devoted to these ponds (6.0 acre-feet), is 
sufficient to maintain post-development runoff rates at the same level as 
pre-development rates for 2-, 10-, and 100-year storm events.  

• Although the petitioners will be addressing post-development runoff rates 
discharging from the West Branch of Jackson Creek, this portion of the 
overall drainage basin which affects homes along Rock Creek Drive is 
extremely small.  The vast majority of stormwater affecting the Rock 



Creek Drive area stems from drainage along the main branch of Jackson 
Creek (which drains College Mall, Hoosier Acres, and the Park Ridge 
neighborhoods). 

 
CBU has accepted the preliminary report which indicates the location and 
capacity of proposed detention/retention ponds.  Final approval by CBU is 
contingent upon submittal of information related to such issues as storm 
drain inlet locations and spacing. 

 
NEIGHBORHOOD ISSUES: This development proposal has elicited comments 
from a number of nearby neighborhoods.  These areas include Hyde Park 
Condos (east), Revere�s Run (north), Ridgemead (north), Sycamore Village 
(west), homes along Sare Road and Moores Pike, and from Sycamore Knolls 
(south and west).  In summary, the specific issues receiving the most concerns 
include: 
 

• proposed density, particularly as it relates to traffic congestion and the 
pattern of development near existing neighborhoods to the north 

• the proposed roundabout, particularly as it relates to future traffic 
congestion and pedestrian safety along Moores Pike 

• stormwater quantity and quality control in light of downstream flooding 
issues 

• natural area protection, particularly portions of the site where proposed lot 
development encroaches into wooded areas 

• whether the proposed commercial development complies with the GPP in 
light of the Plan�s recommendation to fully utilize vacancies in the 
community�s commercial/office space 

• need to expand Southeast Park to a greater extent than provided with this 
petition 

• impact of the project on MCCSC in light of capacity issues at Childs 
School, particularly the potential need to bus children to other school sites 

• need for improved pedestrian safety along Moores Pike, including 
sidewalk on the north side and traffic calming to slow down vehicle speeds 

• need for traffic calming devices on Rock Creek Drive and Queens Way; 
sidewalk on the south side of Queens Way 

• need for restrictive square foot limitations on commercial building 
footprints proposed for the village center;  

• need for at least four points of connectivity onto the adjoining street 
system.   

 
RESOLUTION OF FINAL HEARING PLAN COMMISSION ISSUES: At the final 
Plan Commission hearing, there were three aspects of the proposal that had not 
yet been agreed upon by the petitioner and the Planning staff.  An outline of each 
issue and the resultant Plan Commission decision is provided below. 
 



Issue #1 � Environmental Protection � As discussed previously in this memo, 
the petitioners made significant changes to the preliminary plan to respond to 
staff recommendations regarding tree stand preservation, sinkhole buffer 
protection, steep slope protection, and preservation of existing drainageways.  
Exhibit B depicts areas of the petitioner�s preliminary plan where no preservation 
agreement had yet been reached.  In the case of two of the proposed lots 
outlined in this exhibit, staff asserted that there was adequately dense, albeit 
immature tree cover that warranted inclusion into the petitioner�s conservation 
area.  In the case of the final lot, the petitioner had not yet demonstrated that an 
existing drainage swale could be adequately protected through the utilization of 
appropriate natural vegetative buffering.  Staff recommended that the Plan 
Commission require modifications to the preliminary plan as dictated in Exhibit B. 
 
Resolution: Rather than attempt to resolve these final environmental issues at a 
conceptual plan stage, the Commission opted to wait until final plan review.  This 
was resolution was incorporated into a revision to Condition of Approval #3. 
 
Issue #2 � Safety Improvements along Moores Pike � One of the issues noted 
by all parties during the Plan Commission review process was the presence of an 
existing sight visibility problem along Moores Pike.  This is due to a topographic 
high point located just east of the Valley Forge Road/Moores Pike intersection.  
The presence of this high point makes it dangerous for vehicles turning out of this 
cross street onto Moores Pike. 
 
During discussions between the petitioner and the City, there was disagreement 
concerning who should bear the total cost for trying to fix this safety problem.  
The petitioner believed that this improvement was not needed for the proposed 
project�s safe access onto Moores Pike.  They also argued that the project could 
be paid for by the City at substantially reduced cost if it is timed with private 
sector construction activity on the site.  The City�s position was that it is 
reasonable for the developer to bear this total cost.  The proposed roundabout 
can only function better with additional sight line improvements.  Also, the 
petitioner�s project generates enough proportional traffic to cause more driver 
interactions at this dangerous line of sight location.  Staff recommended requiring 
the petitioner to bear the cost for this line of sight correction. 
 
Resolution: The petitioner conceded opposition to staff�s position at the hearing.  
The petitioner�s responsibility is outlined in Condition of Approval #1. 
 
Issue #3 � Direct pedestrian access to Southeast Park or the proposed 
multi-use trail � During the Plan Commission process, staff recommended that 
the petitioner provide a direct and convenient pedestrian connection between the 
northwest portion of the site and either the park or proposed multi-use trail.  
Requiring connectivity to nearby amenities is consistent with previous 
development approvals (for example, the Kensington Park/Schmalz Park 
connection) as well as the City�s Alternative Transportation and Greenways 



System Plan.  The petitioners asserted that such direct connections are not 
desired by lot owners, that reasonable connectivity is available on the project, 
and that reverse trespass (people cutting through the project to the Village 
Center) was a concern.  The staff respectfully disagreed and recommended that 
such a connection be mandated (see Exhibit C).   
 
Resolution: The Plan Commission found in favor of the petitioner due to 
concerns about the steep topography in the area.  The Plan Commission found 
the petitioner�s argument concerning potential lack of ADA accessibility to be 
persuasive.   
 
Final Staff Findings (Per Section 20.05.09.08  Review Considerations)  
 
In their consideration of a planned unit development preliminary plan, the 
planning staff in its report to the Plan Commission, the Plan Commission in its 
recommendation, and the common council in its decision, shall consider as many 
of the following as may be relevant to the specific proposal: 
 

1) The extent to which the proposed plan meets the requirements, 
standards, and stated purpose of the planned unit development 
regulations. 

 
Staff Finding: Staff finds compliance.  In terms of requirements and standards, 
the PUD meets standards of having unified ownership, parcel size of greater than 
3 acres, and an adequate percentage of open space which will be protected by 
detailed Homeowner�s Association CCRs.  As for the purpose of this chapter, the 
PUD is consistent with the Ramsey Farm Subarea Plan (see Finding #3), it 
provides dominant transition zones of single family and paired home land uses, it 
conserves significant environmental resources, it mitigates congestion impacts at 
the Sare Road/Moores Pike intersection through committed improvements, and it 
promotes quality residential/nonresidential architecture through site plan, design, 
and signage restrictions.      
 

2) The extent to which the proposed plan departs from the zoning 
and subdivision regulations otherwise applicable to the subject 
property, including but not limited to, the density, dimension, 
bulk, use, required improvements, and construction and design 
standards and the reasons why such departures are or are not 
deemed to be in the public interest. 

 
Staff Finding: The proposed PUD does depart from the existing RS3.5 
subdivision standards as well as the PRO6 overlay requirements.  The proposed 
364 dwelling units is higher than the 280 possible units which could be 
constructed under the subdivision code.  However, it is less than the potential 
number of housing units that could be developed under PRO6 site planning 
standards.  Dimensional standards are similar but generally less restrictive than 



underlying zoning standards.  However, deviations in terms of setbacks and 
dimensions are being advanced by the petitioner and supported by staff for the 
purposes of achieving mixed housing types and traditional neighborhood 
concepts advanced by the Growth Policies Plan.  Such departures in terms of 
dimensional standards, housing types, and nonresidential uses are 
recommended for this property and therefore in the overall public interest. 
 

3) The extent to which the planned unit development meets the 
purposes of this Zoning Ordinance, the comprehensive plan, 
and any other adopted planning objectives of the city. Any 
specific benefits shall be specifically cited. 

 
Staff Finding: The Ramsey Farm property has been identified as a Critical 
Subarea on pages 58 and 59 of the Growth Policies Plan (GPP).  Both the critical 
subarea map as well as text recommendations are included in this packet.  In 
summary, the GPP provides the following key recommendations that should 
guide the decision to rezone this property: 
 

• High quality, mixed residential housing at urban densities is encouraged.  
The proposal meets this objective. 

 
• The expansion of Southeast Park on the northwest portion of the site is 

highly recommended.   
While the proposal does not expand the park to the degree 
envisioned by the guiding Subarea Map, the Parks and Recreation 
Department has determined that the existing park acreage is 
adequately sized to meet the active recreational needs of the 
surrounding area as well as the proposed new development.  While 
the overall parks acreage is satisfactory, there are some facilities 
within Southeast Park itself that the Parks Department has 
determined should be upgraded to meet user needs.  These include a 
new parking lot along Moores Pike, an improved pathway system 
within the park, and a reconfigured central parking facility.  
Additionally, in order to fulfill the goals of the Jackson Creek Master 
Plan and Growth Policies Plan, a new trail will be constructed by the 
petitioner along the West Branch of Jackson Creek floodway which 
connects Southeast Park to the College Mall area.  The petitioner is 
proposing to construct and dedicate an 8 foot multi-use trail to fulfill 
this recommendation.  The trail would be part of a 7 acre floodway 
land dedication which would be donated to the Parks Foundation.  
Estimated value of this dedication is $405,000.  The City of 
Bloomington finds that these commitments fulfill the GPP�s 
recommendation to expand Southeast Park. 

 



• Nonresidential uses are encouraged for the northeast part of the site, but 
only with limits in scale and a tight design concept in keeping with 
traditional neighborhood concepts. 
With the modifications in use and building square footage outlined 
earlier in the staff report, staff finds compliance with this 
recommendation. 
 

• A pathway facility is recommended along the West Branch of the Jackson 
Creek floodway. 
The petitioner has fulfilled this recommendation. 
 

• Coordination of development review with the Monroe County Community 
School Corporation (MCCSC) is necessary to ensure the adequacy of 
school facilities. 
Adequate coordination between the developer, City, and MCCSC has 
occurred.  MCCSC has evaluated this property for possible school 
location needs.  Projected enrollments can be handled by existing 
elementary school facilities. 
 

• Stormwater detention standards should be stringently applied to this site 
given the presence of known downstream flooding problems. 
The petitioner�s preliminary stormwater analysis incorporates 9 
detention/retention ponds and has been conceptually approved by 
City Utilities.  The petitioner�s proposed pond storage capacity 
exceeds ordinance requirements. 
 

• Road connections from Queens Way and Rock Creek Drive should be 
required.  However, sensitivity to street design is necessary to discourage 
cut-through traffic. 
The petitioner�s proposal includes both connections, which are 
mitigated to discourage cut-through travel movements by traffic 
circles, medians, and on-street parking with bump-outs.   
 

• Access to Moores Pike is a critical site design issue given the presence of 
existing sight distance constraints. 
As stated previously, staff recommends addressing this issue 
through approval of the proposed roundabout intersection.  

 
4) The physical design of the planned unit development and the 

extent to which it makes adequate provision for public services, 
provides adequate control over vehicular traffic, provides for and 
protects designated common open space, and furthers the 
amenities of light and air, recreation and visual enjoyment. 

 
Staff Finding: Adequate public services are available in association with this 
petition.  This particular sector of the community is abundantly served by both 



passive and active recreation amenities.  The petitioner�s proposed 
improvements to Southeast Park as well as adjoining land dedication will only 
enhance nearby recreational opportunities.  As stated in the staff report, water 
capacity and sewer services are already available.  In the February 9 staff report, 
staff further noted that police, fire, and transit services were present as well.  
While the project will create traffic congestion issues at the intersection of Sare 
Road and Moores Pike, a Level of Service C can be maintained as a result of 
developer-committed improvements.    
 

5) The relationship and compatibility of the proposed plan to the 
adjacent properties and neighborhood, and whether the 
proposed plan would substantially interfere with the use or 
diminish the value of adjacent properties and neighborhoods. 

 
Staff Finding: With regards to the PUDs compatibility with adjacent 
neighborhoods, staff has received substantial input on this issue from Sycamore 
Knolls as well as residents north of Moores Pike.  With regards to Sycamore 
Knolls, the petitioner�s land use is restricted to single family and paired units with 
a density of approximately 3 units per acre.  This density and land use is quite 
compatible with that neighborhood.  Clearly, the proposed project increases in 
density and features a greater mixture of land uses as it interfaces with Moores 
Pike and the dominantly single family residential area to the north. 
 
In this case, the recommendations of the GPPs Subarea Plan and the desires of 
residents living north of Moores Pike come into some conflict.  The GPP clearly 
recommends small-scale commercial uses on the northeastern portion of this 
PUD site.  With this recommendation coupled with the goal of achieving mixed 
housing types, the petitioner�s proposal to construct a higher density residential 
node bordering small-scale commercial uses is a reasonable proposal.  In this 
case, staff finds that the higher density recommendations of the GPP coupled 
with the presence of a significant arterial street buffer allow for the petitioner�s 
proposal to be compliant with this criterion. 
 

6) The desirability of the proposed plan to the city's physical 
development, tax base and economic well being. 

 
Staff Finding: The petitioner�s development proposal features such positive 
elements as finely detailed architectural and site planning controls, utilization of 
alleys, mixed housing products, off-site pedestrian amenities, safety 
improvements to Moores Pike, and proposed live-work units in the Village 
Center.  These types of development concepts, coupled with the degree of 
committed physical infrastructure improvements, provide benefits to the City�s 
overall physical development. 
 

7) The proposal will not cause undue traffic congestion, and can 
be adequately served by existing or programmed public facilities 



and services. 
  
Staff Finding: Staff findings for this criterion are duplicated in Criterion #4.  
 

8) The proposal preserves significant ecological, natural, historical 
and architectural resources to the extent possible. 

 
 
Staff Finding: staff notes that the petitioner has done an excellent job in the 
following environmental areas: 1) floodway protection, 2) karst feature protection, 
and 3) water resource buffering.  The proposal has only a few minor 
encroachments into greater than 18% slopes and largely preserves significant 
stands of woodland.  
 

9) The proposal will not be injurious to the public health, safety, 
and general welfare. 

 
Staff Finding: Staff finds that this criterion is adequately addressed through the 
findings for Criterion #5.  In addition, the petitioner has developed a reasonable 
proposal for addressing both cut-through traffic as well as safe access for 
vehicles entering and exiting Moores Pike. 
 

10) The proposed development is an effective and unified  
treatment of the development possibilities on the planned 
development site. 

 
Staff Finding: The proposal fulfills both the GPPs recommendations as well as 
PUD ordinance requirements as a single development treatment of the property 
under single ownership. 
FINAL CONDITIONS OF APPROVAL 

 
1. At final plan stage, the petitioner shall be responsible for and the Board of 

Public Works shall approve the design and implementation of the following 
infrastructure; 

a. Roundabout intersection with Moores Pike 
b. Sare Road travel lane improvements 
c. Proposed sight distance improvements on Moores Pike, east of 

Valley Forge Road. 
d. Sare Road / Moores Pike intersection improvements 
e. Addressing, street naming, curb bump-outs, on street parking 

location, cul-de-sac/circle/median designs 
f. Proposed sanitation collection 
g. Sidepath improvements along the entire frontage with Sare Road. 
 

2. The petitioner shall be responsible for construction of a sidewalk link from 
the northwest portion of the PUD to the Moores Pike sidewalk (Staff 



Exhibit C).  Such connection shall be constructed prior to occupancy 
permits being issued for adjoining lots. 

3. Future final plans shall consider the Planning Department�s proposed 
conservancy areas as recommended in Exhibit B. 

4. The petitioner�s proposed Village Center shall be limited by the restrictions 
outlined in the revised petitioner�s statement, and with the additional 
definition of Business Service indicated in the staff report. 

5. All committed parks service improvements, both to be dedicated on the 
petitioner�s site as well as those which occur within Southeast Park, shall 
be reviewed and inspected by the Parks Department prior to City 
certification. 

6. Not including the proposed park improvements, this preliminary plan 
approval shall bind the petitioner to the following off-site pedestrian 
improvements: sidewalk along Queens Way and sidewalk along Winfield 
Drive.  The City is financially responsible for sidewalk improvements along 
the north side of Moores Pike between College Mall Road and the 
roundabout access opposite Winfield Drive. 

7. All site planning and architectural design restrictions as set forth in the 
preliminary plan are binding on future final plans for this PUD.  Final plan 
review will be conducted by the Plan Commission, with the Commission 
being given discretion to delegate such review to staff as the project is 
developed. 
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MEMOF~~NDUM

TO: City of Bloomington Plan Clommission

FROM: Environmental Commission

LIAISON: Linda Thompson, Senior Environmental Planner

DATE:

April 7, 2004

SUBJECT: PUD-53-03 Renwick

The Bloomington Environmental Commission (EC) has reviewed the revised petition
and has the following comments and recommendations. The recommendations that
are italicized behind the symbol "~" are the top five (5) in importance. Please refer to
the memo dated February 3,2004 for background information.

SIt TATION AND EROSION:
Management of erosion and siltation is ver)f important at this site. Best Management

Practices (BMP) should be used stri(::tly.

STORMW A TER MANA GEMENT:

Recommendations:
I. All parking lots should incorporate biofiltration swales and bioretention

islands into site landscaping plans.
2. All stormwater inlets in and around parking areas should use inlet

filtration devices.
3. All proposed stormwater basins; should be generously planted with

appropriate native trees, as well as a diverse mixture of native grasses,
forbs and shrubs.

4. The post development runoff quantities should not exceed the pre-
development runoff quantities.

5. There should be no direct concentrated drainage to moderate or steep
slopes. All drainage must be controlled by Best Management Practices
to prevent erosion and subsequent siltation.

/~
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Recommendations:
G. The tree line along Sare Road next to the Village Center area should be

preserved.
7. ...Even with the recommended changes to development design in

sensitive areas, there are lots tl1at include sensitive features such as
steep slopes, thin soil cover, alrd high quality forest. These sensitive
areas should be avoided and protected.

8. ...Land in the northwest corner of the property should be provided to
expand Southeast Park, as recommended by the GPP.

9. There should be a clear plan as to how the conservancy areas to be held
in common by the neighborhood association will be protected
permanently. The plan should include deed restriction language,
signage and other measures to ensure that property owners are
adequately informed of the restrictions. The plan should be approved by
the Planning Department staff and any other appropriate body prior to
selling lots.

I a.AII proposed infrastructure in slensitive areas should be placed under
roads.

I ,. All landscaping should be native to south central Indiana.
12.The mature tree line near the sicjepath and the proposed roadway should

be preserved.

KARST:

Recommendations:
/3. Karst features (sinkholes and SIJrings) should be protected by

substantial fencing during the construction phase.
14.AII sinkholes should be reclaimled with vegetation native to south central

Indiana.

STEEP SLOPES (>18%);

Recommendations:
15. Lot configuration should be mo,dified in areas adjacent to steep slopes

to avoid disturbance and destabilization of the slopes.
I 6.'" Buildings and/or infrastructure located adjacent to steep slopes

should be subject to additional design standards, as well as additional
stormwater BMPs.

2
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Recommendations:
17.As stated in the GPP, the floodplain of the west branch of Jackson Creek

should be protected and preser"ed, especially at the proposed road
crossing.

18.'" The bridge should have a velY large span so that stream flow is not
impeded, and the sensitive soi/~s of the floodplain are protected.

19.A 25 foot wide area of no disturlbance should be placed to protect
riparian vegetation and the floolc:lplain.

WETLANDS:
Not only is protection of on-site wetlands arId floodplains important, but ensuring this
development doesn't adversely affect downstream wetlands is necessary.

20. Because bluebirds were observed during our site inspection, the EC
recommends construction of blluebird nest boxes in appropriate
locations in conservancy areas.

21 .The EC encourages the petitioner to consider the use of green building
design, which would be a very ~Ippropriate amenity for this type of
development.

22. Full recycling services should ble provided for residents of the multi-unit
housing, and the commercial facilities.

23. Covered bicycle shelters should be provided for the multi-unit housing,
and commercial facilities.

3
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THE VILLAGE CENTER AT RENWICK

The Village Center at Renwick will feature a rich mix of brownstones, mansion homes,
and a small scale commercial village area to provide neighbors in the immediate area
with services a walkable distance from their home.

The following are specific commitments and representations regarding the Village Center
commercial area:

1 The Village Center commercial component shall not exceed a total of 22,OOO-sf of
first floor space.

2. Second floor space shall include residential or office use only. Residential use
(live/work) units shall be limited to a total of 18. Second floor office space shall
be limited to a total of 10,000 sf spread over the individual buildings shown on
the site plan.

3. Individual building square footage will vary in size from 1,800-sfto 2,700-sf(see
site plan).

4. Character of the buildings/exterior elevations shall be as shown on the attached

renderings.

5. Tight design standards for the commercial buildings shall be required as shown on
the attached retail lot standards including building elevation, side/rear yard,
grouping of lots, and front yard landscaping.

6. Signage standards for all buildings shall be as shown on the attached Retail Sign
Standards and illustrative drawings.

7. Covenants, Conditions and Restrictions shall be a part of each deed of
conveyance to any commerciallot/buildings, which CCR' s will include all
commitments and design standards referenced herein.





The Village Center at Renwick

Commercial Uses:

..............

Live/work individual buildings per guidelines
Medical services including Doctor, Dentist, Optometrist, and Chiropractor
Veterinarian office (no kennels)
Restaurant (no drive through)
Business services
Bike shop
Convalescent/Rest home
Community Center
Cultural facility
Daycare Center
Walk up ATM (no drive through)
Offices
Personal service
Food services such as coffee/bagel, ice cream, pizza, Subway etc. (no drive
through)
Neighborhood convenience food market (no gas pump)
Drycleaners (drop off/pick up)
Light retail such as flowers, art store, gift/card shop, books/newspaper, etc.

Note:

We anticipate over half of the first floor commercial space will be occupied by medical
services, business service, and personal service type users. The balance of the square
footage will be filled in with other uses outlined above.

We further anticipate that well over half of the users in the commercial Village Center
will be owners of their building and some may very well live in the immediate area of
Renwick or other adjacent neighborhoods. There is a strong demand for ownership of
one's office or business rather than lease.
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Renwick
Traffic Accommodation

2/21/04

This is a summary of the methodology, design criteria, standards and recommendations for
the Renwick Proposal. The traffic plan for Renwick involves many factors and the subsequent
proposal is submitted as most appropriate plan for the Project and the Community.

The Process

Designing the street and traffic features of a development is an iterative process that
involves participation of many disciplines. It typically begins with the land planner and developer
with initial development concepts. The planner has an understanding of street layout and the
purpose and functioning of the streets. Input is sought from a wide variety of sources including
the local planning and engineering departments, affected neighbors etc.

With the initial schematic plan completed, the traffic engineer is called upon to study traffic
impacts of the proposal. The engineer could recommend changes to the plan. The traffic study
first evaluates the existing roadway network and traffic system in the area of the project. Traffic
volume projections are made for the project and for background growth in the area. These
projected trips are then distributed to the internal and area roadways. Recommendations may be
made for alternative road configurations, upgrades to the existing road network and for
appropriate design of the various roads and intersections within or affected by the project.

The review authority typically evaluates the infonnation provided in the traffic study to
insure that a proper evaluation has been completed and that the design adequately addresses the
requisite issues.

The Renwick Plan

The Wininger Stolberg Group worked closely with their land planner, Gary Weaver, the
City Planning Staff and affected neighbors in the development of the initial Renwick plan. Smith
Neubecker and Associates was retained to perform the traffic study and make roadway design
recommendations. The City retained traffic engineers Butler Fairman and ~ufert to assist with
review of the traffic study and resulting intersection recommendations.

The Renwick plan provided for an internal network of streets that connected to Sare Road,
Moores Pike and to High Street via Sycamore Knolls Subdivision. These connections were
consistent with the City's sub area plan for the Ramsey fann and consistent with recent traffic
planning by the City. The streets are very indirect to discourage cut through traffic yet allow
Renwick and Sycamore Knolls traffic to exit in the direction of its final destination.

J/3547/Other/Synopsis of traffic planning for Renwick, 2-21-04
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The Traffic Study

The Renwick schematic plan became the basis for a traffic impact study. The study
included the standard elements of a traffic impact study for new development. Each of these
elements is discussed briefly;

. Existing Traffic
The consultant and the City made traffic counts on area roads and intersections. 24 hour
counts were made on Rockcreek Drive, Wimbleton Lane, Queens Way, Arden Place,
Winfield, Valley Forge, Moores Pike, Sare Road and High Street. Peak hour counts were
taken in the morning and afternoon at the Moores Pike intersection at Sare Road and at
High Street. Level of Service (LOS) analysis was completed for the existing traffic.

Background Growth
There is a general trend in traffic growth due to many factors including population
growth and the increased use of the automobile. Background growth was initially
evaluated at 1% per year for the estimated 8 yr. build out of the project. At the City's
request that figure was increased to 2.5% per year for a ten year period. Background
growth adds significantly more traffic to the street network than the development of
Renwick.

Trip Generation
The estimated volume of trips is projected based on the proposed land use and thelTE
Trip Generation data. Projections were made for Average Daily Traffic (ADT) and for
morning and afternoon peak hours. Average Daily Traffic includes both exiting and
entering traffic. The project is expected to generate 4060 ADT, 269 during the AM peak
hour and 293 during the PM peak hour. (See attached table)

Trip Distribution
Trips are distributed to area roadways for each of the areas within the Renwick land use
plan for ADT and for peak hour volumes. Allowance is made for internal trips that do not
reach the arterial roads and for passer by trips that are drawn by the commercial uses. The
trips were distributed assuming that flow on Moores Pike was interrupted in some fashion
to allow Renwick traffic onto the street. Traffic volume totals were computed that
included existing traffic, background growth and project generated traffic.

Discussion and Analysis
Each intersection was evaluated based on it's proposed configuration in the land use plan
and its projected traffic volumes.

Executive Summary
Specific recommendations are made in the executive summary:

0 The Sare Rd/Moores Pike intersection drops from its existing LOS C to LOS E
during the AM peak hour and from its current LOS B to LOS C in the PM peak
hour. Intersection improvements should be considered.

0 The High StreetIMoores Pike intersection operates at LOS C before and after

development.
0 The Sare Road intersection with Renwick should provide separate lanes for left

turn movements.
0 Traffic on Moores Pike must be interrupted for Renwick Traffic. A roundabout is

recommended.

J/3547/0ther/Synopsis of traffic planning for Renwick, 2-21-04
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Moores Pike Connection

The land plan and the traffic plan for Renwick is intended to distribute traffic efficiently to
the arterial street network. The internal street network is designed to accommodate that efficient
distribution without encouraging cut through traffic.

Connections need to be made to High Street, Moores Pike and Sare Road for the traffic
plan to work effectively and not cause excessive traffic on any of the connections or on the
internal street network. The Moores Pike entry will have a large number of left turns during the
peak hour. The left turn is very difficult to make if the Moores Pike traffic is not interrupted. If
the Moores Pike traffic is not interrupted, many of the left turn movements will seek a different
route. The most logical substitute is through Sycamore Knolls to High Street putting additional
traffic on internal local streets.

The traffic study assumed interruption of traffic at Moores Pike and distributed
approximately 300 (ADT) Renwick trips to the Queens Way/Arden Drive pair. If left turns
entering Moores Pike are not protected, the volume of traffic added to Queens Way can be
expected to increase to 600 ADT. If no access were provided to Moores Pike, total traffic added
to Queens Way could be 1100 ADT. Lack of a Moores Pike access would add traffic to the Sare
Road access as well.

The Moores Pike intersection must be designed to function efficiently for it to be an
effective part of the area street system. Exiting left turn traffic must be protected to minimize
excessive redirection of traffic through Renwick and adjacent neighborhoods. All way stop
control, traffic signal or a Roundabout are possible solutions. Since the original intersection
design study the City of Bloomington has agreed to partner with the Developer and remove the
"hump" west of Winfield providing adequate intersection site distance to Valley Forge. While
this does not change the effectiveness of the type of intersection it would allow for greater
flexibility for the intersections location.

Intersection Types:
.All Way Stop

An all way stop would provide the opportunity to stop the Moores Pike Traffic so that the
local road traffic can enter the intersection. Interruption of traffic is a justifiable reason
for a multiway stop. However, Moores Pike traffic volume is much higher than the
proposed or adjacent local roads, which would cause considerable delay and reduction in
level of service. Construction of an all way stop intersection would also decrease safety
along Moores Pike.

Traffic Signal Control
The Renwick entry drive does not have a high enough traffic volume to warrant a traffic
signal. Traffic signal warrants in the Manual on Uniform Traffic Control
Design(MUTCD) are very specific and are not met at this intersection.

Roundabout
The preliminary design for the roundabout has been completed based on the Federal
Highway Administrations (FHW A) manual "Roundabouts: An Informational Guide".
The attached memo from Kristen Taylor, engineer with Smith Neubecker & Associates,
dated 2/23/04 provides references and explains the design elements of the roundabout.

J/3547/0ther/Synopsis of traffic planning for Renwick, 2-21-04
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According to the FHW A roundabouts always offer better performance than all way stop
control, giving similar conditions. In addition to providing for left turns out of the
Renwick development all left turns at the intersection are simplified including exiting
traffic from Winfield Drive. Because traffic is not stopped at a roundabout delays are
minimized which can lower emissions.

Roundabouts may improve safety by:
0 Eliminating or Altering Conflicts
0 Decreasing speeds
0 Pedestrians only cross one direction of traffic at a time. Traffic is either entering

or exiting the roundabout.

Sare Road Access
The location of the Safe Road access in the Renwick Land Plan meets all requirements for

sight distance and provides adequate distance from the Moores Pike intersection. After the
February 9, 2004 Plan Commission Meeting the Developerrequested additional analysis to
determine if the intersection could be move south and still meet sight distance requirements.

Both horizontal and vertical intersection sight distances were reviewed and it was
determined that the intersection could be moved. The new location of the Sare Road intersection
is 100 feet south of the previous location making it south of the existing residence to the east and
approximately 590 feet from the Sare Rd. Moorse Pike intersection.

s-J/3547/Other/Synopsis of traffic planning for Renwick, 2-21-04



Plan Commission Memo 
 

To: Members of the Plan Commission 
 
From: Tom Micuda, Planning Director 
 
Date: March 3, 2004 
 
Subj: Case # PUD-53-03 (Renwick PUD request) 
 
 
In order to address questions that were raised by both the Plan Commission and the 
public regarding traffic impacts associated with the Renwick PUD request, the petitioners 
have submitted supplementary information to augment their original traffic study.  This 
information covers the following topics: 
 

• Projected traffic impacts of the PUD proposal 
• Review of access options along Moores Pike 
• Relocation of Sare Road access 
• Overview of roundabout design criteria 
• Review comments by the City’s Professional Engineer – Butler Fairman & 

Seufert 
• Diagrammatic depictions of various access options and proposed street 

improvements. 
 
In addition to this supplementary material, the petitioner’s engineering consultant as well 
as a representative from Butler Fairman & Seufert will be attending the March 8 Plan 
Commission hearing.  After a short introduction by staff, the petitioner’s consultant will 
give a presentation devoted specifically to traffic and access issues.  Following Plan 
Commission questions for the petitioner and City consultant as well as public comment 
on traffic issues, staff would like to receive Plan Commission input on the following 
topics: 
 

• Have the traffic impacts associated with this proposed rezoning been adequately 
addressed by the petitioner? 

• Is the proposed roundabout the most logical design option to address project 
access to Moores Pike? 

 
Staff continues to work with the petitioner on a number of other issues raised during the 
first hearing.  Because these issues are still in a state of flux and more discussion is still 
needed to better understand the project’s traffic impacts, staff advises the Plan 
Commission to forward the petition to the April 12 hearing.    
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To: Steve Smith

Kristen Taylor

3547 File

2/23/2004

From:

Date:

Project No. 3547 -Ramsey Farm Roundabout

Roundabout Design

The following is a summary of the various desigln elements considered in the proposed layout of the
roundabout at Winfield Rd. and Moore's Pike for the Ramsey Farm Development. The Federal
Highway Administration publication Roundabout~): An Informational Guide, was used as a reference in
the design.

Roundabout Size Category -Urban Single L_ane -"There are six basic categories based on
environment, number of lanes, and size:" (Ch.1, 12) The urban single lane category best fits the traffic
capacity needs, design vehicle and design speed! of Moore's Pike.

Roundabout Design Speed -16 mph -"The design speed of the roundabout is determined from the
smallest radius along the fastest allowable path. The smallest radius usually occurs on the circulatory
roadway as the vehicle curves to the left around the central Island." Exhibit 6-11 in the roundabout
manual shows that for a circulatory roadway radilJs of 55 ft, the speed is approximately 16mph.

Design Vehicle -WB-50 -"The choice of desi!gn vehicle will vary depending upon the approaching
roadway types and the surrounding land use chalracteristics," (Ch.6, 142) "Commonly, WB-15 (WB-50)
vehicles are the largest vehicles along collectors and arterials." (Ch.6, 142)

Alignment of Circle -In the proposed roundalbout design the centerlines of all approaches pass
through the center of the inscribed circle. "In ~Ieneral, the roundabout is optimally located when the
centerlines of all approach legs pass through the center of the inscribed circle." (Ch. 6, 144)

Inscribed Circle Diameter-130 ft- For single lane roundabouts, inscribed circle diameters of 100,115
130 or 150 ft are recommended. Due to the tuming requirements of the design vehicle, an inscribed
circle diameter of 130 ft was chosen. "In generall, the inscribed circle diameter should be a minimum of
30m (100ft) to accommodate a WB-15 (WB-50) design vehicle." (Ch.6, 146)

Circulatory Roadway Width -19 ft -The width of the circulatory roadway was determined with the use

of turning radius templates for a WB-50 truck.

Circulatory Path Superelevation -The circulatory roadway proposed is set at a cross slope of 2 %
away from the central island. "As a general pra:ctice, a cross slope of 2 percent away from the central
island should be used for the circulatory roadway. This technique of sloping outward is recommended

1
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for four main reasons: 1.) It promotes safety by raising the elevation of the central island and
improving its visibility 2.) It promotes lower circulating speeds 3.) It minimizes breaks in the cross
slopes of the entrance and exit lanes & 4.) It helps drain surface water to the outside of the
roundabout." (Ch. 6, 166)

Central Island design -Designed as a raised circle with radius of 44 ft. -"Central islands should
always be raised, not depressed, as depressed islands are difficult for approaching drivers to

recognize." (Ch. 6, 150)

Entry width -14ft to 16ft -"The design should provide the minimum width necessary for capacity and
accommodation of the design vehicle in order to maintain the highest level of safety. Typical entry
widths for single-lane entrances range from 4.3 to 4.9 m (14to 16ft)..." (Ch. 6,147)

Splitter Island Geometry -Length -Varies by approach from 50ft to 63ft in length. "Splitter islands
should be provided on all roundabouts, except those with very small diameters at which the splitter
island would obstruct the visibility of the central island." (Ch. 6. 157) "The splitter island envelope is
formed by the entry and exit curves on a leg... The total length of the island should generally be at
least 15m (50ft) to provide sufficient protection for pedestrians and to alert approaching drivers to the
roundabout geometry." (Ch.6, 157)

Pedestrian Crossings -Pedestrian crossings alre located at least 25ft from the yield line on each
approach. Splitter islands are at least 6 ft in width at the point of the pedestrian crossings and the
pedestrian refuge is designed to be at street level. "At single-lane roundabouts, the pedestrian
crossing should be located one vehicle-length (7..5m [25ft]) away from the yield line." (Ch. 6, 156) "The
pedestrian refuge should be designed at street I,evel, rather than elevated to the height of the splitter
island." (Ch. 6, 156) "The pedestrian refuge should be a minimum width of 1.8 m (6ft) to adequately
provide shelter for persons pushing a stroller or walking a bicycle." (Ch. 6, 156)

Stopping Sight Distance -248 ft provided in botl1 directions on Moore's Pike -The required stopping
sight distance for a design speed of 30mph is 19i'.8ft -200ft. (Exhibit 6-28) This is calculated based on
an object height of 2 ft and height of drivers eye of 3.5 ft.

Intersection Sight Distance -Adequate interselction sight distance is provided in a roundabout
when the height of objects in the center circle and in the outside corners between entry points are
limited. The developer will only add landscapirlg and other objects within sight distance areas
that do not obstruct a driver's line of sight. Int.~rsection sight distance is "the distance required
for a driver without the right of way to perceive and react to the presence of conflicting vehicles.
At roundabouts, the only locations requiring evaluation of intersection sight distance are the
entries." (Ch. 6, 161)

NOTE:

Vehicle path radiuses -The determination of vlehicle path radii to achieve consistent design speeds
throughout the roundabout is an important element in the design of a roundabout and can be "a
subjective process requiring a certain amount of personal judgmenf'. At the time the roundabout was
laid out, the key elements of design as mentioned above were determined, however. an in depth look
at all of the vehicle path radiuses was considerelj to be a part of detailed design and outside the scope

of the design at that time.

8 Page 2

'7



8450 WESTFIELD BLVD., SUITE 300

INDIANAPOLIS, IN 46240-8302
TEL 317 713 4615
FAX 317 713 4616
E-MAIL bfs@BFSEngr.com

509 W. 84TH DR., SUITE G

MERRILLVILLE, IN 46410-6249
TEL 219 769 2333
FAX 219 769 2377

December 11, 2003

Mr. Tom Micuda, AICP
Planning Director
City of Bloomington
City Hall

401 North Morton Street
Bloomington, IN 47404

RE: Ramsey Farm Development Traffic Impact Studies

Dear Mr. Micuda:

We have reviewed the traffic engineering studies submitted to you by Smith
Neubecker and Associates on behalf of Wininger Stolberg Group, which describe a
proposed PUD immediately southwest of the intersection of Sare Road and Moores
Pike.

The 80-acre mixed-use development is planned for single family, multifamily and
retail uses. More distinctly, the proposed uses are defined as "Single Family
Detached Housing -ITE Code 210': "Residential Condominium/Townhouse -ITE
Code 230" and "Shopping Center -ITE Code 210".

The traffic generated by the above mentioned land uses in this development have
been forecast usi,'"1g trip generation rates from the Institute of Transpo.rtation
Engineers, Trip Generation manuals in the standard manner. The projected
background growth rates on the existing adjacent arterial streets are logically based
on projected new traffic generated from available developable land within the
immediate area, and projected through traffic generated by new development
beyond the immediate area.

The forecast traffic volumes within the development have been logically distributed
to four portals, each in a cardinal direction. The north and east portals will connect President:
d. tJ t rt . I t t T h h d /, .. I I JOHN W. BRAND, RE. Irec y 0 a ena s ree S. I j e sout an west porta s connect to existing oca Secretary -Treasurer:

"d /0" 1 t t h " h /o
h tt " I T h " " f /oh " JOHNLSPEIDEL

resl entia s ree s w IC I en connec 0 arteria streets. I j e Interaction 0 I IS ExecutJ~e ViCG Pre",der.t:
additional traffic at the intersections with the boundary arterials, and at the STEPHEN F. WEINTRAUT, RE.

intersections of the boundary arterials, is the defining test of the impacts of the Vice Presidents:
JAMES A. HAMILTON, RE., L.S.

proposed development. PETER R KOHUT, RE.
DONALD V. MANLEY, RE.
GARY L POHL, RE.
NELSON G. STEELE
BRADLEY D. WATSON, RE.

Membe,---
ACEC

INDIANA



Mr. Tom Micuda, AICP
Page 2
December 11, 2003

The traffic engineering software "Synchro" was used to define the capacity of each
approach to each intersection in the network. "Synchro" is an industry standard
computer program which extrapolates the "Level of Service" (coefficient of
utilization) of each individual intersection. A baseline (present day) AM and PM
peak hour capacity is determined for each approach and a coefficient of utilization
is calculated. The coefficient of utilization is simply a comparison of the capacity of
the approach in vehicles per hour to the intended usage of the approach in vehicles
per hour. The result is the percentage of total possible vehicles per hour through an
ap.oroach. A future capacity a.'7d coefficient of utilization is determined from the
projected volumes for each approach, and the present and future are then
compared to identity the resultant impacts.

The highest differential impacts comparing present demand to future demand
resulted at the intersection of Moores Pike and Sare Road during the AM Peak
Hour. The future westbound through approach volume raised the coefficient of
utilization from 73% to 86%. The future northbound through approach volume
raised the coefficient of utilization from 83% to 90%. The 13% and 7% increases do
indicate an increase in delay through these approaches, but not to an unacceptable
level. The addition of approach lanes and geometry improvements within the
intersection are indicated before the forecast year of 2011. These intersection
changes, which can be incorporated into the City's proposed improvements to Sare
Road, will allow the current intersection level of service to be maintained.

We found the study to be a well-founded and complete assessment of traffic
impacts generated by the proposed development. In addition, we have also
reviewed the proposed roundabout intersection at the project's access drive with
Moore's Pike. Unlike a stop-conditioned or signalized intersection, the proposed
roundabout will allow traffic generated from this project to out/et onto Moore's Pike
without creating negative impacts to either the congestion or safety on this arterial
street. The roundabout also meets all AASHTO design standards.

Very truly yours,

q

Transportation Engineer

q;;:#~rIt~-/---~ JI
..,-'-'James A. Deahl P.E.

L/ Chief, Right-of-Way Services
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TO:

FROM:

PLAN COMMISSION MEMBERS

KARYN RYG, TRANSPORTATION PLANNER
STAFF SUPPORT TO THE BLOOMINGTON BICYCLE AND PEDESTRIAN SAFETY COMMISSION

PUD-53-03, RENWICK

4/6/2004

SUBJECT:

DATE:

The Bloomington Bicycle ald Pedestrian Safety Commission (BBPSC) has reviewed this petition
and has the following comments and recommendations:

Off-site improvements
The BBPSC request that as part of the Renwick development, the City of Bloomington or the
developer commit to tt"e construction of sidewalks along Queens Way and Montclair Avenue up

to the existing sidewalk to help improve neighborhood pedestrian safety.

Bicycle/Pedestrian Safety
The BBPSC is concerned about pedestrian safety in crossi'ng Moores Pike at the proposed
roundabout. Signage should be required to warn approaching vehicles of the pedestrian
crossings. The roundabout should be constructed to include pedestrian refuge islands as well as
push buttons that would trigger lights warning vehicles of crossing ped6trians. The refuge
islands should be wide enough to safely harbor a bicycle or a person with a long stroller.The
roundabout should also be designed at a radius that would reduce traffic speeds to < 15 mph to

improve pedestrian and bicyclist safety.

The boulevard street width at the entrance to the Renwick development off of Moores Pike

should be lowered to reduce travel speeds and increase pedestrian safety.

The BBPSC would also like to seethe necessary road adjustments be made to lower traffic s~ed
along the connecting street through the development, particularly in areas of interaction

between bicyclists, pedestrians, and vehicles.

The intersection of Moores Pike and Sare Road should be made more bicycle and pedestrian
friendly. This can be accomplished by upgrading the intersection to include pedestrian refuge
islands, painted cross walks, timed pedestrian crossings, and curb cuts. This intersection and

any improvements made to it must be ADA compliant.

Trail Connections
The BBPSC is pleased that there will be land dedication and construction of a multtuse trail
through the Renwick development that connects Southeast Park to Sare Road. The addition of
an improved path through Southeast Park up to Arden Drive will allow future Jackson Ceek Trail

users to connect to the proposed section through this development.

The BBPSC would like to see an additional trail connectionto the park provided at the northwest
corner of the development. If this connection cannot be made, then the BBPSC w>uld like the
proposed sidewalk connection to Moores Pike and the existing sidewalk along Moores Pike from
the connection to the Park upgraded to a sidepath to allow for bicycle access.
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head north on the trail to connect to Sare Road. The BBPSC would like to see either a more
direct connection to Sare Road or a second connection to let users wishing to go southbound
more easily connect.

The current plan does not show any indication that the proposed trail will connect to the existing
sidepath on Sare Road. The BBPSC requests that as part of the Fenwick development, right of
way should be provided and a sidepath constructed the length of the propertyalong Sare Road.

The proposed trail should also be constructed in a manner that allows for full access for both
bicyclists and pedestrians, particular~ in areas of steeper slopes. Access should also be
provided for all users at any road crossings, including tho.'i! that will be grade separated.

General Comments
Compared to west side developments in which increased densities are requested and yet there
are no services to walk to -this petition should be looking at minimum densities instead of
maximum densities. As one of the last large tracts of land within the City, and the proximity this
parcel has to the College Mall area it is logical to request higher densities from this petition.
Comparable densities to the Elm Heights neighborhood with its opportunies to walk and bike to
the parks, College Mall area, and nearby schools should be sought with this petition.

Recommendations:

5-foot sidewalks

8-foot asphalt sidepaths

.

right-oF-way dedication and sidepath on Sare Road must extend the length of the pro~rty

trail must connect to the Sare Road sidepath in a more direct route

sidepath on Moores Pike -south side -and Sare Road -west side -be separated from
roadway and roundabout by Thoroughfare Plan Standards of 7.5 feet.

.

Offsite improvements should be constructed including sidewalks along Queens Wa~
Montclair Avenue, and along the north side of Moores Pike.

.

Improvements to the intersection of Moores Pike and Sare Road to make the intersection
more pedestrian friendly and comply with ADA standards- this would include curb cuts,
larger refuge islands (with curb cuts for ADA), painted crosswalks and timed pedestrian

crossing signals.

The BBPSC recommends that safety and motorist awareness signagebe required along
Moores Pike at the approaches to 1he intersection (approx. 450 feet away each direction)to
alert motorists of potential pedestrians crossing the road. Using technology that would allow
pedestrians to push a button triggerirg flashing lights over Moores Pike may also increase
the safety of this crossing and make this crossing more pedestrian friendly.

The BBPSC recommend that for the safety of pedestrians and bicyclists, the internal street
network be designed with narrow street widths.

The Moores Pike roundabout should be designed witha tighter radius to create lower traffic
speeds for pedestrian and bicyclist safety.

~tJ
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CASE NO: PUD-53-03
DATE: February 9,2004

BLOOMINGTON PLAN COMMISSION
PRELIMINARY REPORT
LOCATION: 2410 Moores Pike

REQUEST: The petitioner is requesting a rezoning of approximately 80 acres
from RS3.5/PRO6 to Planned Unit Development (PUD) and preliminary plan
approval for 364 mixed residential dwelling units as well as a 22,000 square foot

village commercial center.

BACKGROUND:

Area:
Current Zoning:
GPP Designation:
Existing Land Use:

Proposed
Proposed
Surroundi

80 gross acres
RS3.5/PRO6
Urban Residential
Vacant; mainly rolling open terrain with scattered
areas of steep slopes and a central floodway
Mixed Residential; Village Commercial Center

4.55 gross units per acre (364 units)
South, West -Single family (Sycamore Knolls);
Southeast Park
East -Hyde Park Condos; Bittner Woods; Pinestone

North -Single Family (Revere's Run)

PROJECT SUMMARY: As recommended by the Growth Policies Plan, the
petitioner is proposing to rezone this property to create a mixed use Planned Unit
Development (PUD). The petitioner has purchased the site with the
understanding that its current zoning would allow for two other development
scenarios: 1) Plan Commission subdivision approval to allow up to 280 single
family homes and 2) Plan Commission site plan approval to allow single family
and duplex development of up to 480 dwelling units (using the PRO6 overlay
provision of the Zoning Ordinance).

The petitioner's request contains both elements of new urbanism as well as more
conventional single family subdivision design. On the southern two-thirds of the
site, which predominantly borders the Sycamore Knolls neighborhood, the
petitioner's layout depicts 78 single family residential lots. The width of these lots
ranges from 65 to 100 feet. Additionally, the petitioner proposes another 78
paired units (duplexes); one adjacent to single family homes along Montclair
Avenue, the second located adjacent to the southern edge of Southeast Park.
The petitioner has successfully integrated these types of paired units into single
family contexts before. One example is the Coppertree paired home portion of

the project known as "The Stands" (off Rogers Road).

I

Land Use:
Density:ngUses:
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Both the single family and paired units would be accessed by the continuation of
two streets: Rock Creek Drive and Queens Way. As shown in the preliminary
plan map, the petitioner has attemptE~d to mitigate concerns regarding cut-
through traffic by the provision of such features as street indirection as well as
placement of entry medians and traffic circles. One notable area of street
indirection occurs as the street network circulates around a pair of sinkholes.
Preservation of these sinkholes allows the petitioner to create a 2-3 acre park
space in center of the proposed development.

The northern one-third of the property is much more new urbanist in character.
In this area, the petitioners are proposing an additional 80 single family home
lots. These lots feature widths of between 40 and 55 feet. 61 of these homes
would feature alley access and rear loaded garages. This portion of the site
would be linked to the remainder of the development via a bridged road crossing
over the West Branch of Jackson Creek floodway. An additional bicycle and
pedestrian linkage is created by a proposed 8 foot trail that would run along this
floodway and connect the project to Southeast Park as well as the intersection of
College Mall Road and Moores Pike.

At the northeast portion of the property, the proposed project begins to
appropriately change its density and larld use mix as it reaches its borders with
Sare Road and Moores Pike. Specifically, the petitioners are requesting to
develop a village center consisting of 128 multifamily dwelling units and 22,000
square feet of small-scale retail, office, or civic uses. Under this proposal,
second-story office and residential uses would be allowed above the first floor
space. The 128 multifamily dwellings would take the form of brownstone
structure and large "mansion homes". These dwellings are not proposed for
student occupancy. They would be most likely sold as condominiums that target
non-student markets.

The village center is proposed to be accessed off Sare Road while the new
urbanist-style single family component will be accessed via Moores Pike.
Because the difficult vertical geometry of Moores Pike presents challenges for
safe access, the petitioners are proposing that a new roundabout intersection be
constructed. A new roundabout presents opportunities to improve the current
topographic condition of Moores Pike, slow down vehicle speeds, create a
crossing point for pedestrians, and protect traffic flow both out of the
development and along Moores Pike itself.

PRELIMINARY PLAN ISSUES:

GROWTH POLICIES PLAN: The Ramsey Farm property has been identified as
a Critical Subarea on pages 58 and 59 of the Growth Policies Plan (GPP). Both
the critical subarea map as well as text recommendations are included in this
staff report. In summary, the GPP provides the following key recommendations
that should guide the Plan Commission's decision to rezone this property:
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High quality, mixed residential housing at urban densities is encouraged.
The expansion of Southeast Park on the northwest portion of the site is
highly recommended.
Nonresidential uses are encouraged for the northeast part of the site, but
only with limits in scale and a tight design concept in keeping with
traditional neighborhood concepts.
A pathway facility is recommended along the West Branch of the Jackson
Creek floodway.
Coordination of development review with the Monroe County Community
School Corporation (MCCSC) is necessary to ensure the adequacy of
school facilities.
Stormwater detention standards should be stringently applied to this site
given the presence of known downstream flooding problems.
Road connections from Queens Way and Rock Creek Drive should be
required. However, sensitivity to street design is necessary to discourage
cut-through traffic.
Access to Moores Pike is a critical site design issue given the presence of
existing sight distance constraints.
Preservation of site constraints should include stream buffer protection
(West Branch of the Jackson Creek floodway), tree protection (particularly
on the south end of the property), and steep slope protection. Such areas
should be incorporated into conservation easements and greenways.

These recommendations outlined above will be further analyzed in the topic
sections outlined below.

TRANSPORTATION IMPACTS: The petitioner was required by the Planning
Department to submit a traffic impact analysis study. This study was reviewed
for both its methodology and findings by City staff as well as the City's retained
Engineering Consultant, Butler Fairman & Seufert. Both the methodology and
findings of the study have been endorsed for their accuracy.

As part of the study, the petitioners and the City conducted traffic counts during
both July and October of 2003. For the purposes of the study, only the higher
count numbers were utilized. These counts were as follows:

Sare Road -10,950 Average Daily Trips (ADT)
Moores Pike -13,772 ADT
High Street -6,767
Rock Creek Drive -623
Wimbleton Lane -257
Arden Drive -863
Winfield Road -571
Valley Forge Road -295
Queens Way -431
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In order to translate these numbers into assessments of traffic congestion, a level
of service (LOS) analysis is then computed. LOS ratings range from "A"
(uncongested) to "F" (maximum roadway congestion). In terms of average daily
trips, current LOS conditions for the surrounding arterial street network are as
follows: 1) Sare Road -LOS C, 2) Moores Pike -LOS 0, and 3) High Street -
LOS B. The Sare Road and High Street ratings indicate that both streets
currently operate at reasonable levels of service. The Moores Pike rating
indicates that some level of congestion stress is present.

In terms of nearby street intersections, LOS ratings are computed to estimate
delays in morning peak traffic (7-9am) and afternoon peak traffic (4-6pm). The
Sare Road/Moores Pike intersection currently operates at LOS C in the morning
peak hour and LOS B in the afternoon peak hour. The intersection at Moores
Pike and High Street operates at LOS C during both the AM and PM peak hours.
These ratings indicate that both intersections are operating with acceptable
levels of travel delay.

Based on the proposal's estimated trip generation, an additional 4060 new
vehicle trips would enter the adjoining street network via Rock Creek Drive,
Queens Way, and the proposed Sare Road and Moores Pike access points.
Approximately 39% of the traffic would utilize the Moores Pike intersection, 23%
would enter/exit via Sare Road, and 38% would utilize neighborhood streets
within Sycamore Knolls. Once this traffic is added to background growth in the
nearby area, the following impacts are anticipated within a 10 year time frame:

..

Due to the number of potential access points proposed onto the adjoining
street system, the existing Levels of Service for High Street, Sare Road,
and Moores Pike can be maintained at existing levels.
During the AM peak hour, the LOS for the Sare Road/Moores Pike
intersection is projected to decrease from a "c" rating to an "E" rating.
Specifically, it is anticipated that northbound traffic along Sare Road would
experience the absolute limit of acceptable delay. The petitioners are
proposing to correct this impact by funding the addition of a northbound
travel lane along Sare Road at the intersection. This will allow the current
LOS rating of "c" to be maintained.
Impacts to neighborhood streets such as Rock Creek Drive, Queens Way,
Arden Drive, Wimbleton, Valley Forge, and Winfield are not sufficient
enough to trigger improvements such as signalization, stop signs, or street
widening. For example, current traffic counts on Queens Way are
expected to increase from 431 to 864. Counts along Rock Creek Drive
are projected to change from 623 to 814. While these changes will be
noticeable and may trigger concerns over traffic calming, they do not
necessitate specific street improvements.

.



PARK SERVICE IMPACTS: As indicated earlier in the staff report, the Ramsey
Farm property is bordered to the northwest by Southeast Park. This park is
approximately 9 acres in size and is classified as a neighborhood scale park. In
anticipation that this facility would not be large enough to provide recreation
services for new development on the Ramsey Farm site, the GPP recommends
that the acreage of Southeast Park be expanded.

During the pre-filing discussion surrounding this petition, the Planning staff has
been able to review potential facility needs with the Parks and Recreation
Department. As a result of these discussions, several conclusions can be drawn:

...

The Parks and Recreation Department has determined that the
existing park acreage is adequately sized to meet the active
recreational needs of the surrounding area as well as the proposed
new development.
While the overall parks acreage is satisfactory, there are some
facilities within Southeast Park itself that should be upgraded to meet
user needs. These include a new parking lot along Moores Pike, an
improved pathway system within the park, and a reconfigured central
parking facility.
In order to fulfill the goals of the Jackson Creek Master Plan and
Growth Policies Plan, a new trail should be constructed by the
petitioner along the West Branch of Clear Creek floodway which
connects Southeast Park to the College Mall area. The petitioner is
proposing to construct and dedicate an 8 foot multi-use trail to fulfill
this recommendation. The trail would be part of a 7 acre floodway
land dedication which would run to the Parks Foundation. Estimated
value of this dedication is $405,000.
If the petitioner is required by the Plan Commission to allocate
additional land for parks facility usage, it is with the understanding
that such land is not explicitly needed by the Parks Department for
either active or passive use. The Parks Department would accept
additional dedication of passive greenspace, but this particular
property is not a target area for additional landholdings.

.

ENVIRONMENTAL PROTECTION: The Planning Subcommittee of the
Environmental Commission has inspected the property and reviewed the
proposed preliminary plan. Their comments are contained in the Environmental
Commission memo that is part of the packet. While there are a number of
recommendations outlined in that memo, the staff report will focus on two areas
of overlapping concern: 1) tree preservation, 2) sinkhole buffer protection, and 3)
steep slope protection.

Tree Preservation -Analysis of the preliminary plan indicates four areas where
proposed residential lot development would affect areas of existing vegetation.
Between first and second Plan Commission hearings, these particular areas
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should be marked in the field to allow for further review by the Planning staff as
well as the Planning Subcommittee of the Environmental Commission. From this
field analysis, a more precise location of proposed construction limits can be
assessed. The petitioner should note that setbacks, lot depths, and potentially
even the number of lots may require modification after these construction limits
are determined. The four areas that require further review are noted in the
enclosed tree preservation exhibit.

Sinkhole Buffer Protection -As outlined earlier in the staff report, there is a
cluster of two sinkholes in the central portion of the site that requires the
petitioner's compliance with 25 foot sinkhole buffer requirements. The
petitioner's proposed buffer complies with the Zoning Ordinance's provision to
have no disturbance within the last closed topographic contour line that outlines
the easternmost of the two features. However, field observation of the eastern
sinkhole indicates that the proposed north-south connecting street will pass very
close to what appears to be the rim of this feature. This issue will require more
precise field investigation between first and second hearings.

Steep Slope Protection -There are no specific PUD code requirements that
prohibit construction on steep slopes. However, common practice has dictated
that slopes greater than 18% be preserved. The petitioner's proposal depicts
three areas of the property where some disturbance of greater than 18% slopes
would occur. The first is for the proposed north-south street crossing of the West
Branch of Jackson Creek. In order to limit the potential slope disturbance at the
crossing location, the petitioners are proposing to construct a bridge rather than
utilize cut and fill techniques to disturb the slope and floodway areas. Both staff
and the Planning Subcommittee have reviewed this proposal and find it to be an
excellent treatment for the street crossing. However, there are two areas of the
site, both indicated in the attached exhibit, where a minor amount of steep slope
encroachment is proposed to take place. Staff recommends that these areas be
protected rather than disturbed.

SCHOOL FACILITY IMPACTS: In light of the GPP's recommendations
concerning possible project impacts on the Monroe County Community School
Corporation, both staff and the petitioner have discussed the PUD proposal with
MCCSC representatives. Based on these discussions, the following information
can be conveyed:

.

The proposed development may generate as few as 40 new elementary
school aged children when it reaches complete build-out. This is based
on the proposed 158 single family homes generating one new student for
every four dwelling units.
The Ramsey Farm property is located on the boundary between two
elementary school districts: Childs and Binford/Rogers.

.
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If this PUD is approved, elementary school children would most likely
attend Binford/Rogers. Currently, Childs School is nearly enrolled to
capacity while Binford/Rogers still has enrollment capacity remaining.
When the new Broadview Elementary School is ready to be occupied in
2005, MCCSC will likely initiate district alignment plans in recognition of
the new capacity that will be added to the overall system.
In order to be in position to respond to long-term growth in the
community, MCCSC is exploring acquisition of property for a possible
new elementary school site. However, MCCSC does not believe that the
Ramsey Farm is a preferred location for the following reasons: 1) the
property is too far from Childs School to create a K-2/3-6 grade split in
enrollment such as has been done at Binford/Rogers, 2) the location
would lead to school bus traffic that would utilize neighborhood streets.
This has been a complaint with past school sites. 3) The topography of
the site is significant enough to where a larger amount of land area would
need to be acquired. This would also drive up construction costs
associated with multi-level school building construction.

LAND USE/DESIGN CONCEPTS -VILLAGE CENTER AND SINGLE FAMILY
COMPONENTS: As stated previously, the proposed village center contains a
mixture of multifamily housing units as well as up to 22,000 square feet of
nonresidential uses. These nonresidential uses, which are outlined in the packet
material, include medical and professional offices, civic uses such as churches,
and commercial uses such as sit down restaurants, banks, and food stores. The
petitioner's renderings depict two-story residential-style structures that would
allow residential or office uses to be placed on the second floor level. Signage
and architecture are proposed to be tightly regulated, while expanses of parking
will be limited in favor of street parking and rear and side-loaded spaces.

The principal issue that requires Plan Commission discussion concerns
appropriate limitations on the square footage of individual uses or structures.
Currently, the petitioner's site plan depicts seven free-standing nonresidential
buildings with footprints ranging from a low of 1,000-2,000 square feet to a high
of over 8,000 square feet. The petitioners have not proposed a specific limitation
on either building square footage or the size of a particular land use. Staff
recommends such limitations in order to achieve the GPP's goal of limiting the
scale of nonresidential uses on this property. Other issues to consider include:
1) whether or not to allow A TM facilities, 2) achieving more of a building forward
design along Sare Road, and 3) including the proposed allowance of second
story residential units into the petitioner's density calculation.

The petitioner's residential development is also proposed to be tightly controlled
in terms of site planning and architectural design. Examples of these controls
include: 1) all residential buildings must be raised above the sidewalk grade
(typically 18 inches above curb height), 2) reduced front setbacks, 3) garages to
be offset behind the main structure, 4) individual sidewalks must be connected to
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the public sidewalk on each housing unit, and 5) driveways to be recessed below
grade with street cuts limited to 9 feet in width. In addition, the petitioners are
proposing to restrict architectural elements such as fagade materials and color,
porches, entry features, windows and trim, and roof pitches.

STREETS, ALLEYS, AND PEDESTRIAN FACILITIES: In order to fulfill the
petitioner's goal of creating a more walkable community as well as limiting cut-
through traffic, the proposed street standards have been reduced from that of
typical subdivision code requirements. Within the proposed new urbanist-style
residential portion of the site, the petitioner's basic street profile includes 9-foot
travel lanes, parking on one side, 4 % foot tree plots, and 4-foot sidewalks. This
profile deviates slightly from the City's Thoroughfare Plan recommendations.
The Plan recommends 1 a-foot travel lanes (for fire protection accessibility) as
well as 5-foot tree plots and sidewalks. Staff will discuss the street width issue
internally with other City departments. However, staff recommends widening
both the tree plots and sidewalks. Other potential staff recommendations for the
northern portion of the site are as follows: 1) increasing the travel lane widths for
the retail area from 9 to 1 a feet, 2) increasing the tree plots in the retail area from
4 to 5 feet, and 3) reducing the boulevard lanes from their current width of 18
feet.

For the southern portion of the site, the petitioners are proposing 28 foot street
sections with parking on one side. Because the density of this area is
significantly lower than the northern portion, staff prefers adhering to the
Thoroughfare Plan's recommendation of 20 foot wide streets with no on-street
parking. To this point, staff has found that 28 foot wide streets in lower density
subdivisions with ample garages and driveways do not have significant usage of
the on-street parking lane. This leads to higher vehicle speeds. In addition to
this recommendation, staff also recommends that tree plot and sidewalk sizes be
increased to 5 feet in width. Staff is also still working with the Engineering
Department to determine the appropriate design for both the proposed traffic
circle off Queens Way as well as the proposed median features.

As indicated earlier in the staff report, the petitioner proposes that 61 single
family homes receive their garage access off alley systems. The proposed alley
widths of 14 feet have been approved by City Engineering. Still to be determined
is whether these alleys, which will be dedicated to the public, will be utilized for
City sanitation services. Currently, the City does not provide sanitation services
in platted alleys due to such problems as surfacing as well as the location of
above-ground utilities and accessory structures. If it is determined that sanitation
services will be provided using alleys, changes are needed to make these alleys
more accessible via City sanitation vehicles.

In addition to the proposed trail that will link the development to Southeast Park
and the College Mall Road area, the petitioners are proposing a number of
pedestrian options. The majority of the project's internal streets, except on one
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side of some cul-de-sacs, will have sidewalks. Additionally, the petitioners are
proposing to construct two important areas of off-site sidewalk. The first is along
the north side of Queens Way to connect with an existing sidewalk at Arden
Drive. This will allow for a sidewalk connection to Southeast Park. The second
is along the east side of Winfield Drive to link a missing area of sidewalk that
would connect the proposed roundabout to an existing sidewalk on Winfield. The
petitioners are also in negotiations with the City to facilitate construction of
sidewalk along the north side of Moores Pike. This sidewalk would link Winfield
Drive and Valley Forge Road with the College Mall Road/Sare Road intersection.
The lack of pedestrian connectivity along the north side of Moores Pike is an
issue that has been brought forward in numerous neighborhood meetings.

In addition to the finalization of pedestrian access along the north side of Moores
Pike, there are several other pedestrian related issues which still must be
resolved. The first involves the lack of direct pedestrian access from the
petitioner's proposed lots on the northwest side of the property to either the multi-
use trail or Southeast Park. Staff recommends that a pedestrian pathway be
incorporated into the preliminary plan. A second issue involves the lack of a
sidepath along the entire west side of Sare Road. The preliminary plan shows a
primary sidepath as well as a secondary path connection to Sare. However, this
connection does not continue further south. While the City is proposing to
construct sidepath in the next few years as part of its improvements to Sare
Road, the petitioners remain obligated to fulfill this requirement. This can be
accomplished by either construction, or more likely, through a fiscal contribution
to the City.

Several other pedestrian related issues are associated with the proposed
roundabout. The Planning staff believes that a roundabout intersection is the
preferred solution to either having no access at all on Moores Pike (this results in
too much neighborhood traffic) or having signalized or stop sign access (this
creates reduced efficiency along Moores Pike). However, roundabouts must be
designed to facilitate safe pedestrian movements. This can be accommodated
by the incorporation of curbed pedestrian refuge islands and a tight circle radius
that forces cars to slow down adequately at entry and exit points. The
petitioner's roundabout design will be reviewed for those issues by the Bicycle
and Pedestrian Safety Commission. A final issue that involves pedestrian safety
as well as vehicular safety concerns the existing hill on Moores Pike just east of
Valley Forge Road. Although this hill does not affect the safety of the proposed
roundabout, both City staff and the petitioners have noted that pedestrians trying
to cross Moores Pike and vehicles turning left to go east on Moores Pike do not
have adequate visibility at Valley Forge. In order to address this pre-existing
condition, the petitioners and the City are negotiating a strategy to "shave down"
the top of this hill as part of the petitioner's proposed improvements along
Moores Pike.
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OTHER PUBLIC FACILITIES: Since this zoning petition was filed with the
Planning Department, staff has received numerous questions concerning the
adequacy of City services in the surrounding area. In response to these
inquiries, staff presents the following information:

Fire Protection -Currently, first response is provided by the City's East 3rd
Street station with second response coming from the Henderson Street facility.
No problems with response times have been observed in the general area of the
site.

Police Protection -No response problems in this general area were reported by
the City Police Department. The Police Department has no response concerns
provided that adequate street connectivity and travel lane widths are
incorporated into the development proposal.

Sewer Service -The property currently contains an existing 10" sewer main
running along the West Branch of Jackson Creek. Additionally, a 30" main is
available along the main branch of the creek. Some upgrades of the 1 0" line will
be required as well as new installation of sewers along the internal street system.
There are no sewer service capacity issues that have been identified in this
general area.

Water Service -With existing lines located on Queens Way, Rock Creek Drive,
Sare Road, and Moores Pike, water service capacity in this area is satisfactory.
A proposed network of internal mains will be adequate to meet both fire
protection as well as water customer needs.

Transit Services -Both Sare Road and Moores Pike are currently utilized on
separate bus routes for Bloomington Transit. Because of the project's emphasis
on single family and duplex development, Bloomington Transit does not believe
that there will be adequate density and ridership to support internal transit
service. However, staff would still like to work with the petitioner and BT to
determine a potential location for a future shelter facility. One possible location
would be at the proposed village center access point off Sare Road.

Drainage Impacts -As stated earlier in this staff report, residents living along
Rock Creek Drive, which is downstream from this property, have experienced
flooding problems in the past. This stems from the fact that the rear yards of
these houses are located within the 100-year floodway of Jackson Creek. In light
of this existing condition, the GPP stresses that stringent stormwater review
should be applied to potential site development. The petitioners have submitted
a detailed stormwater analysis proposal to the City of Bloomington Utilities
Department. This proposal has not yet been approved, and no rezoning of the
property can be granted until such approval has been secured by the petitioner.
Until that time, the following factors should be recognized:
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The petitioner's drainage proposal utilizes a combination of smaller ponds
known as satellite ponds rather than a regional detention facility to be
located within the West Branch of Jackson Creek floodway. The proposal
is being put forward to minimize disturbance of this environmentally
sensitive area.
Water quality issues are being handled through the use of retention ponds
that feature permanent pools of water. This particular type of pond, which
would be planted with special seed mixtures, has a greater ability to filter
out pollutants in comparison to standard, grass-bottom detention ponds.
Pending CBU review, the proposed land area devoted to these ponds (6.0
acre-feet), is sufficient to maintain post-development runoff rates at the
same level as pre-development rates for 2-, 10-, and 100-year storm
events.
Although the petitioners will be addressing post-development runoff rates
discharging from the West Branch of Jackson Creek, this portion of the
overall drainage basin which affects homes along Rock Creek Drive is
extremely small. The vast majority of stormwater affecting the Rock Creek
Drive area stems from drainage along the main branch of Jackson Creek
(which drains College Mall, Hoosier Acres, and the Park Ridge

neighborhoods).

NEIGHBORHOOD ISSUES: This development proposal has elicited comments
from a number of nearby neighborhoods. These areas include Hyde Park
Condos (east), Revere's Run (north), Ridgemead (north), Sycamore Village
(west), homes along Sare Road and Moores Pike, and from Sycamore Knolls
(south and west). Letters from these residents are included in the packet
material. In summary, the specific issues receiving the most concerns include:

......

proposed density, particularly as it relates to traffic congestion and the
pattern of development near existing neighborhoods to the north
the proposed roundabout, particularly as it relates to future traffic
congestion and pedestrian safety along Moores Pike
stormwater quantity and quality control in light of downstream flooding
issues; specific problem drainage sites have also been identified that will
require on-site field inspections
natural area protection, particularly portions of the site where proposed lot
development encroaches into wooded areas
whether the proposed commercial development complies with the GPP in
light of the Plan's recommendation to fully utilize vacancies in the
community's commercial/office space
need to expand Southeast Park to a greater extent than provided with this
petition
impact of the project on MCCSC in light of capacity issues at Childs
School, particularly the potential need to bus children to other school sites
need for improved pedestrian safety along Moores Pike, including
sidewalk on the north side and traffic calming to slow down vehicle speeds
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need for traffic calming devices on Rock Creek Drive and Queens Way;
sidewalk on the south side of Queens Way
need for restrictive square foot limitations on commercial building
footprints proposed for the village center; no nonresidential uses being
allowed for the second stories of these buildings; limited numbers of
commercial parking bays
need for at least four points of connectivity onto the adjoining street
system. Residents of Queens Way are interested in having Arden Drive
extended to provide an additional access point. These residents are also
interested in seeing greater indirection in the street network to discourage
cut-through traffic.

ISSUES FOR PLAN COMMISSION CONSIDERATION: In addition to evaluating
the written comments submitted by affected neighborhoods and property owners,
the Planning staff highlights the following issues for Plan Commission
consideration:

1. The petitioner's proposed 7 -acre expansion of Southeast Park -Is
this proposal adequate in light of the GPP's subarea map
recommendation? Should additional dedication take place despite the fact
that the Parks Department is currently satisfied with its active and passive
recreation landholdings in this area?

2. Assessment of environmental protection -Between first and second
hearings, the petitioners must work with staff to address tree preservation,
sinkhole protection, and steep slope protection issues. Also, the
petitioners need to assess additional recommendations raised in the
Environmental Commission memo.

3. Village Center limitations -Greater specificity concerning building/use
restrictions are still needed.

4. Street and Alley Designs -Changes to the proposed cross-sections are
needed to comply more strictly with Thoroughfare Plan requirements as
well as Public Works needs.

5. Additional Pedestrian Facilities -The petitioners still need to provide an
additional pathway connecting either Southeast Park or the 8 foot multi-
use trail. In addition, a funding commitment for sidepath along the entirety
of Sare Road must be secured. The petitioner and the City should also
continue working together in an attempt to facilitate sidewalk construction
along the north side of Sare Road as well as visibility improvements to the
hill east of Valley Forge Road.

6. Sewer, Water, and Stormwater -This approval, in particular the
petitioner's stormwater drainage proposal, is still required.

request beRECOMMENDATION: Staff recommends that this
forwarded to the March 8 Plan Commission meeting.

rezoning
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BLOOMINGTON PLAN COMMISSION   CASE NO: PUD-53-03 
FINAL REPORT      DATE: April 12, 2004 
LOCATION: 2410 Moores Pike 
 
PETITIONER:  Ramsey Land Development, Inc. 

1128 South College Mall Road, Bloomington 
 
REQUEST: The petitioner is requesting a rezoning of approximately 80 acres 
from RS3.5/PRO6 to Planned Unit Development (PUD) and preliminary plan 
approval for 364 mixed residential dwelling units as well as a 22,000 square foot 
village commercial center. 
 
BACKGROUND: 
 
Area:     80 gross acres 
Current Zoning:   RS3.5/PRO6 
GPP Designation:   Urban Residential 
Existing Land Use:  Vacant; mainly rolling open terrain with scattered 

areas of steep slopes and a central floodway 
Proposed Land Use:  Mixed Residential; Village Commercial Center 
Proposed Density:  4.55 gross units per acre (364 units) 
Surrounding Uses: South, West - Single family (Sycamore Knolls); 

Southeast Park 
East  -  Hyde Park Condos; Bittner Woods; Pinestone    
North -  Single Family (Revere�s Run) 
 

 
PROJECT REVISIONS SINCE FEBRUARY 9 AND MARCH 8 HEARINGS: 
Although the proposed number of dwelling units and total amount of 
nonresidential square footage remain the same, the petitioner has made a 
number of changes to the PUD petition.  These are as follows: 
 
Limitations on Village Center Commercial Area � In response to input from 
staff as well as residents from Sycamore Knolls, the petitioners have committed 
to the following limitations on the proposed village center: 
 

• Individual building footprints in the commercial center will vary in size from 
1,800 to 2,700 square feet.  In no case, will these footprints exceed 2,700 
square feet. 

• For two-story buildings, second floor space is limited to residential and 
office uses only.  No second floor retail uses will be allowed.  Second floor 
office space cannot exceed an aggregate total of 10,000 square feet.  
Second floor residential units shall be limited to a total of 18.  These units 
shall count towards the 364 units in the PUD. 

• The first floor office/retail component of the village center shall not exceed 
22,000 square feet. 



• Architectural design and signage restrictions will be governed by both the 
standards and renderings submitted with the Preliminary Plan.  These 
restrictions are proposed to become part of the Covenants, Conditions, 
and Restrictions (CCRs) of the PUD. 

• The petitioner�s list of uses has been further clarified.  Under the proposed 
use �Veterinarian office�, no kennels will be allowed.  The land use �Bike 
shop� has been added.  Another land use �Walk up ATM� has been added 
to clarify that no drive-through banking will be allowed.  The land use 
�Food services� has been further clarified to restrict drive-through uses.  
The term �Neighborhood food market� now restricts gasoline sales.  
Finally a light retail use category has been added. 

 
Proposed Parking Area for Southeast Park � As part of the petitioner�s 
commitment to provide off-site improvements for Southeast Park, the petitioners 
are proposing to construct a small parking area accessed by a right-in/right-out 
driveway along Moores Pike.  Because the initial location of this parking area fell 
within the 100-year floodway of the West Branch of Jackson Creek, the parking 
lot location has since been shifted to avoid any floodway encroachment. 
 
Increased Environmental Protection � In response to input from staff as well 
as the Planning Subcommittee of the Environmental Commission, the petitioners 
have made the following modifications to the preliminary plan (see Exhibit A): 
 

• Shift in road away from sinkhole cluster � In the central portion of the 
site, the petitioners have shifted the proposed north-south street further 
away from a pair of sinkholes.  This roadway complies with the City�s 25 
foot sinkhole buffer regulations. 

• Shift of proposed mansion home � Within the proposed Village Center, 
one of the proposed multifamily mansion homes is situated within an area 
of mature trees containing greater than 18% slopes.  The petitioners have 
agreed to move this structure to the north in order to enhance tree 
preservation. 

• Relocation of lots � In response to concerns raised about tree 
preservation, steep slope protection, and maintenance of existing 
drainageways, the petitioners have relocated lots and added property into 
conservancy areas.  This has occurred on both the east and southwest 
portions of the property. 

• Environmental Commission response � In addition to the revisions 
provided above, the petitioner has submitted a memo which attempts to 
address the Environmental Commission�s comments from the February 9 
hearing.  This memo, as well as the Environmental Commissions original 
comments, is included in the packet. 

 
Changes to Street and Pedestrian Network � In addition to providing some 
alignment changes designed to preserve environmentally sensitive areas, the 
petitioners have made the following modifications at the request of staff: 



• Travel Lane Widths � All travel lanes for two-way streets will be 10 feet 
in width in order to meet City Thoroughfare Plan specifications.  Original 
proposal was for 9-foot lanes in some sections.  

• Sidewalk/Tree Plots � Except in a few instances, all sidewalks and tree 
plots have been widened to be at least 5 feet in width. 

• North-South Connecting Street � This street will be constructed to a 28 
foot standard and include one-sided on-street parking framed by curb 
bump-outs. 

• Commitment to off-site sidewalk on north side of Moores Pike � The 
City has agreed to work with the petitioner and pay for the cost of 
sidewalk installation on the north side of Moores Pike between College 
Mall Road and the proposed roundabout area.  All other off-site 
pedestrian improvements (within Southeast Park, Winfield Drive, and 
Queens Way) remain in the petitioner�s proposal. 

 
Utilities Issues � All sewer, water, and stormwater plans have received 
preliminary approval from the City Utilities Department.  If this project is approved 
for rezoning, the following utility improvements will require further investigation at 
final plan stage: 
 

• Water Supply � Although there is currently an abundance of water 
capacity in the immediate area, CBU�s Long Range Water Capital Plan 
indicates the potential need for a 24� water main in the vicinity of the 
Sare Road/Moores Pike intersection.  This need will require further study. 

• Sanitary Sewer � CBU has indicated that the condition of the existing 
10� sewer line running along the West Branch of Jackson Creek will still 
require field evaluation, and that the petitioner may be required to replace 
portions of this line.  The petitioners are aware of this potential obligation. 

• Stormwater � CBU has accepted the preliminary report which indicates 
the location and capacity of proposed detention/retention ponds.  Final 
approval by CBU is contingent upon submittal of information related to 
such issues as storm drain inlet locations and spacing. 

________________________________________________________________ 
 
FOLLOW-UP TO PLAN COMMISSION REQUESTS FOR INFORMATION: At 
the previous two hearings, Plan Commission members made various requests 
for information.  This section summarizes these requests and staff responses. 
 
Request #1 � Calculation of off-site pedestrian improvements � At one 
Commissioner�s request, staff has calculated that the petitioner is financially 
pledged to construct over 1,500 lineal feet of off-site pedestrian improvements.  
This is a significant commitment to improve pedestrian circulation in the 
surrounding area. 
 
 
 



Request #2 � Definitions for proposed nonresidential uses in Village Center 
� Another request made at the February hearing is make sure all proposed uses 
for the Village Center are either defined in the Zoning Ordinance or clearly 
specified by the petitioner.  On this issue, uses which are undefined by the 
Zoning Ordinance include veterinarian office, business service, bike shop, walk 
up ATM, food services, neighborhood convenience food mart, dry cleaner, and 
light retail use.  From staff�s perspective, this list of remaining land uses has been 
specified well enough by the petitioner to require only one term to be defined.  
This term, �business service� is hereby defined by staff as follows: 
 

Business Service  - A subcategory of commercial land use that 
permits establishments engaged in rendering services to other 
businesses.  This includes such services as advertising, building 
maintenance, personnel/employment, consulting, security, copying 
and printing, office supplies, and equipment rental. 

 
Request #3 � Density Map � Per a Plan Commissioner request, a map showing 
surrounding densities of neighborhoods has been provided in this packet. 
 
Request #4 � Review of a Planned Residential Overlay (PRO6) development 
scenario for this property � Planning Department staff has received one Plan 
Commissioner request and several citizen requests to evaluate possible 
development of the Ramsey Farm property under a PRO6 development 
scenario.  As a result, staff has reviewed a PRO6 feasibility study submitted by a 
nearby resident.  As the Plan Commission may recall, the PRO6 zoning would 
allow a possible development right of 480 units on this property.  Residents 
concerned about the impacts of the petitioner�s proposal (364 units) have 
questioned whether 480 units is realistically achievable and believe a PRO6 
project may ultimately have less impact.    
 
After reviewing the submitted analysis which suggests a development build-out of 
369 units, staff concludes that this analysis underestimates the number of units 
that could be constructed under a PRO6 zoning process.  The reason for this 
underestimation is as follows: 1) The submittal assumes that density in the 
transition zones is based on a net area calculation (taking out environmentally 
constrained land and right-of-way for streets).  Ordinance density calculations are 
calculated using a gross acreage standard.  2) The study assumes that areas of 
steep slopes and floodplain cannot be incorporated as part of yard areas.  While 
staff sympathizes with this assumption, such environmentally constrained areas 
can be used to meet yard standards.   
 
In conclusion, staff retains its position that this particular developer in question 
would almost certainly develop a PRO6 project at a density below 6 units per 
acre.  However, staff bases this conclusion more on the developer�s track record 
of creating lower density, higher quality paired home neighborhoods.  Staff could 



anticipate other developers who specialize in higher density single family and 
paired products reaching a density of nearly 6 units per acre. 
 
Request #5 � Projected elementary school enrollments � In response to a 
Plan Commission question regarding projected school enrollments, the Planning 
Department contacted Monroe County Community School Corporation 
(MCCSC).  The Superintendent for MCCSC reiterated that this project would 
most likely generate approximately 40 new school-aged children.  When further 
questioned, a range of 40-60 was agreed upon as a projected impact.  As stated 
in the first Plan Commission hearing, this impact can be absorbed by the school 
district.  
 
Request #6 � Remaining questions concerning the Roundabout � At the last 
Plan Commission hearing, the following additional questions were put forth 
regarding the proposed roundabout intersection at Moores Pike: 
 

• How does the proposed roundabout specifically compare in terms of size 
to the City�s roundabout at the intersection of High/Winslow/Rogers?   

• Will the proposed roundabout perform effectively considering that the 
potential traffic from the project is significantly less than the traffic along 
Moores Pike? 

• Would it be reasonable to construct a roundabout at the Sare/Moores Pike 
intersection rather than as proposed? 

• Should there be a concern, based on any existing data, that the proposed 
roundabout is located approximately 780 feet from a signalized 
intersection? 

 
Staff and the petitioner will respond to as many of these questions as possible at 
the Monday hearing.  Based on the recommendations from the Manager of 
Engineering Services and the City�s retained Professional Engineer, Planning 
staff continues to recommend that a roundabout intersection be utilized for 
access onto Moores Pike.  Staff further asserts that such an intersection design 
will provide area-wide benefits in terms of slowing down excessive vehicle 
speeds on Moores Pike as well as create a safer pedestrian and bicycle crossing 
point between High Street and Sare Road.  
 
UNRESOLVED ISSUES: As outlined in the final section this report, staff finds 
that the petitioner�s rezoning proposal largely complies with the review 
considerations outlined in Section 20.05.09.08 of the Zoning Ordinance.  
However, there are three aspects of the proposal that have not been agreed 
upon by the petitioner and the Planning staff.  Agreement on these issues is a 
condition of the staff�s recommendation for approval.   
 
Issue #1 � Environmental Protection � As discussed previously in this staff 
report, the petitioners have made significant changes to the preliminary plan to 
respond to staff recommendations regarding tree stand preservation, sinkhole 



buffer protection, steep slope protection, and preservation of existing 
drainageways.  Exhibit B depicts areas of the petitioner�s preliminary plan where 
no preservation agreement has yet been reached.  In the case of two of the 
proposed lots outlined in this exhibit, staff asserts that there is adequately dense, 
albeit immature tree cover that warrants inclusion into the petitioner�s 
conservation area.  In the case of the final lot, the petitioner has not yet 
demonstrated that an existing drainage swale can be adequately protected 
through the utilization of appropriate natural vegetative buffering.  Staff 
recommends that the Plan Commission require modifications to the preliminary 
plan as dictated in Exhibit B. 
 
Issue #2 � Safety Improvements along Moores Pike � As has been previously 
stated in Plan Commission hearings as well as the February 9 staff report, there 
is an existing sight visibility problem along Moores Pike due to the presence of a 
topographic high point located just east of the Valley Forge Road/Moores Pike 
intersection.  The presence of this high point makes it dangerous for vehicles 
turning out of this cross street onto Moores Pike. 
 
During discussions between the petitioner and the City, there has been 
disagreement concerning who should bear the total cost for trying to fix this 
safety problem.  The petitioner believes that this improvement is not needed for 
the proposed project�s safe access onto Moores Pike.  They also argue that the 
project could be paid for by the City at substantially reduced cost if it is timed with 
private sector construction activity on the site.  The City�s position is that it is 
reasonable for the developer to bear this total cost.  The proposed roundabout 
can only function better with additional sight line improvements.  Also, the 
petitioner�s project generates enough proportional traffic to cause more driver 
interactions at this dangerous line of sight location.  Staff recommends requiring 
the petitioner to bear the cost for this line of sight correction. 
 
Issue #3 � Direct pedestrian access to Southeast Park or the proposed 
multi-use trail � As stated in the February 9 staff report and hearing, staff is still 
recommending that the petitioner provide a direct and convenient pedestrian 
connection between the northwest portion of the site and either the park or 
proposed multi-use trail.  Requiring connectivity to nearby amenities is consistent 
with previous development approvals (for example, the Kensington Park/Schmalz 
Park connection) as well as the City�s Alternative Transportation and Greenways 
System Plan.  The petitioners assert that such direct connections are not desired 
by lot owners, that reasonable connectivity is available on the project, and that 
reverse trespass (people cutting through the project to the Village Center) is a 
concern.  The staff respectfully disagrees and recommends that such a 
connection be mandated (see Exhibit C).   
 
 
 
 



Staff Findings (Per Section 20.05.09.08  Review Considerations)  
 
In their consideration of a planned unit development preliminary plan, the 
planning staff in its report to the Plan Commission, the Plan Commission in its 
recommendation, and the common council in its decision, shall consider as many 
of the following as may be relevant to the specific proposal: 
 

1) The extent to which the proposed plan meets the requirements, 
standards, and stated purpose of the planned unit development 
regulations. 

 
Staff Finding: Staff finds compliance.  In terms of requirements and standards, 
the PUD meets standards of having unified ownership, parcel size of greater than 
3 acres, and an adequate percentage of open space which will be protected by 
detailed Homeowner�s Association CCRs.  As for the purpose of this chapter, the 
PUD is consistent with the Ramsey Farm Subarea Plan (see Finding #3), it 
provides dominant transition zones of single family and paired home land uses, it 
conserves significant environmental resources (pending resolution to Staff Issue 
#1), it mitigates congestion impacts at the Sare Road/Moores Pike intersection 
through committed improvements, and it promotes quality 
residential/nonresidential architecture through site plan, design, and signage 
restrictions.      
 

2) The extent to which the proposed plan departs from the zoning 
and subdivision regulations otherwise applicable to the subject 
property, including but not limited to, the density, dimension, 
bulk, use, required improvements, and construction and design 
standards and the reasons why such departures are or are not 
deemed to be in the public interest. 

 
Staff Finding: The proposed PUD does depart from the existing RS3.5 
subdivision standards as well as the PRO6 overlay requirements.  The proposed 
364 dwelling units is higher than the 280 possible units which could be 
constructed under the subdivision code.  However, it is less than the potential 
number of housing units that could be developed under PRO6 site planning 
standards.  Dimensional standards are similar but generally less restrictive than 
underlying zoning standards.  However, deviations in terms of setbacks and 
dimensions are being advanced by the petitioner and supported by staff for the 
purposes of achieving mixed housing types and traditional neighborhood 
concepts advanced by the Growth Policies Plan.  Such departures in terms of 
dimensional standards, housing types, and nonresidential uses are 
recommended for this property and therefore in the overall public interest. 
 
 
 
 



3) The extent to which the planned unit development meets the 
purposes of this Zoning Ordinance, the comprehensive plan, 
and any other adopted planning objectives of the city. Any 
specific benefits shall be specifically cited. 

 
Staff Finding: The Ramsey Farm property has been identified as a Critical 
Subarea on pages 58 and 59 of the Growth Policies Plan (GPP).  Both the critical 
subarea map as well as text recommendations are included in this packet.  In 
summary, the GPP provides the following key recommendations that should 
guide the Plan Commission�s decision to rezone this property: 
 

• High quality, mixed residential housing at urban densities is encouraged.  
The proposal meets this objective. 

 
• The expansion of Southeast Park on the northwest portion of the site is 

highly recommended.   
While the proposal does not expand the park to the degree 
envisioned by the guiding Subarea Map, the Parks and Recreation 
Department has determined that the existing park acreage is 
adequately sized to meet the active recreational needs of the 
surrounding area as well as the proposed new development.  While 
the overall parks acreage is satisfactory, there are some facilities 
within Southeast Park itself that the Parks Department has 
determined should be upgraded to meet user needs.  These include a 
new parking lot along Moores Pike, an improved pathway system 
within the park, and a reconfigured central parking facility.  
Additionally, in order to fulfill the goals of the Jackson Creek Master 
Plan and Growth Policies Plan, a new trail will be constructed by the 
petitioner along the West Branch of Jackson Creek floodway which 
connects Southeast Park to the College Mall area.  The petitioner is 
proposing to construct and dedicate an 8 foot multi-use trail to fulfill 
this recommendation.  The trail would be part of a 7 acre floodway 
land dedication which would be donated to the Parks Foundation.  
Estimated value of this dedication is $405,000.  The City of 
Bloomington finds that these commitments fulfill the GPP�s 
recommendation to expand Southeast Park. 

 
• Nonresidential uses are encouraged for the northeast part of the site, but 

only with limits in scale and a tight design concept in keeping with 
traditional neighborhood concepts. 
With the modifications in use and building square footage outlined 
earlier in the staff report, staff finds compliance with this 
recommendation. 
 

• A pathway facility is recommended along the West Branch of the Jackson 
Creek floodway. 



The petitioner has fulfilled this recommendation. 
 

• Coordination of development review with the Monroe County Community 
School Corporation (MCCSC) is necessary to ensure the adequacy of 
school facilities. 
Adequate coordination between the developer, City, and MCCSC has 
occurred.  MCCSC has evaluated this property for possible school 
location needs.  Projected enrollments can be handled by existing 
elementary school facilities. 
 

• Stormwater detention standards should be stringently applied to this site 
given the presence of known downstream flooding problems. 
The petitioner�s preliminary stormwater analysis incorporates 9 
detention/retention ponds and has been conceptually approved by 
City Utilities.  The petitioner�s proposed pond storage capacity 
exceeds ordinance requirements. 
 

• Road connections from Queens Way and Rock Creek Drive should be 
required.  However, sensitivity to street design is necessary to discourage 
cut-through traffic. 
The petitioner�s proposal includes both connections, which are 
mitigated to discourage cut-through travel movements by traffic 
circles, medians, and on-street parking with bump-outs.  The 
Planning and Engineering Departments will be meeting with the 
Sycamore Knolls Neighborhood Association on April 19 to begin 
City-neighborhood discussions concerning off-site sidewalks and 
traffic calming. 
 

• Access to Moores Pike is a critical site design issue given the presence of 
existing sight distance constraints. 
As stated previously, staff recommends addressing this issue 
through approval of the proposed roundabout intersection. This 
finding is pending resolution of Staff Issue #2 (Safety improvements 
to Moores Pike). 

 
4) The physical design of the planned unit development and the 

extent to which it makes adequate provision for public services, 
provides adequate control over vehicular traffic, provides for and 
protects designated common open space, and furthers the 
amenities of light and air, recreation and visual enjoyment. 

 
Staff Finding: Adequate public services are available in association with this 
petition.  This particular sector of the community is abundantly served by both 
passive and active recreation amenities.  The petitioner�s proposed 
improvements to Southeast Park as well as adjoining land dedication will only 
enhance nearby recreational opportunities.  As stated in the staff report, water 



capacity and sewer services are already available.  In the February 9 staff report, 
staff further noted that police, fire, and transit services were present as well.  
While the project will create traffic congestion issues at the intersection of Sare 
Road and Moores Pike, a Level of Service C can be maintained as a result of 
developer-committed improvements.    
 

5) The relationship and compatibility of the proposed plan to the 
adjacent properties and neighborhood, and whether the 
proposed plan would substantially interfere with the use or 
diminish the value of adjacent properties and neighborhoods. 

 
Staff Finding: With regards to the PUDs compatibility with adjacent 
neighborhoods, staff has received substantial input on this issue from Sycamore 
Knolls as well as residents north of Moores Pike.  With regards to Sycamore 
Knolls, the petitioner�s land use is restricted to single family and paired units with 
a density of approximately 3 units per acre.  This density and land use is quite 
compatible with that neighborhood.  Clearly, the proposed project increases in 
density and features a greater mixture of land uses as it interfaces with Moores 
Pike and the dominantly single family residential area to the north. 
 
In this case, the recommendations of the GPPs Subarea Plan and the desires of 
residents living north of Moores Pike come into some conflict.  The GPP clearly 
recommends small-scale commercial uses on the northeastern portion of this 
PUD site.  With this recommendation coupled with the goal of achieving mixed 
housing types, the petitioner�s proposal to construct a higher density residential 
node bordering small-scale commercial uses is a reasonable proposal.  In this 
case, staff finds that the higher density recommendations of the GPP coupled 
with the presence of a significant arterial street buffer allow for the petitioner�s 
proposal to be compliant with this criterion. 
 

6) The desirability of the proposed plan to the city's physical 
development, tax base and economic well being. 

 
Staff Finding: The petitioner�s development proposal features such positive 
elements as finely detailed architectural and site planning controls, utilization of 
alleys, mixed housing products, off-site pedestrian amenities, safety 
improvements to Moores Pike, and proposed live-work units in the Village 
Center.  These types of development concepts, coupled with the degree of 
committed physical infrastructure improvements, provide benefits to the City�s 
overall physical development. 
 

7) The proposal will not cause undue traffic congestion, and can 
be adequately served by existing or programmed public facilities 
and services. 

  
Staff Finding: Staff findings for this criterion are duplicated in Criterion #4.  



 
8) The proposal preserves significant ecological, natural, historical 

and architectural resources to the extent possible. 
 
 
Staff Finding: A positive finding for this criterion is pending resolution 
concerning Staff Issue #1.  However, staff would note that the petitioner has 
done an excellent job in the following environmental areas: 1) floodway 
protection, 2) karst feature protection, and 3) water resource buffering.  The 
proposal has only a few minor encroachments into greater than 18% slopes and 
largely preserves significant stands of woodland.  
 

9) The proposal will not be injurious to the public health, safety, 
and general welfare. 

 
Staff Finding: Staff finds that this criterion is adequately addressed through the 
findings for Criterion #5.  In addition, the petitioner has developed a reasonable 
proposal for addressing both cut-through traffic as well as safe access for 
vehicles entering and exiting Moores Pike. 
 

10) The proposed development is an effective and unified  
treatment of the development possibilities on the planned 
development site. 

 
Staff Finding: The proposal fulfills both the GPPs recommendations as well as 
PUD ordinance requirements as a single development treatment of the property 
under single ownership. 
 
RECOMMENDATION: Staff recommends that the Plan Commission grant a 
conditional approval for this petition.  Specifically, staff�s positive 
recommendation is based on the following conditions: 
 

1. At final plan stage, the petitioner shall be responsible for and the Board of 
Public Works shall approve the design and implementation of the following 
infrastructure; 

a. Roundabout intersection with Moores Pike 
b. Sare Road travel lane improvements 
c. Proposed sight distance improvements on Moores Pike, east of 

Valley Forge Road. 
d. Sare Road / Moores Pike intersection improvements 
e. Addressing, street naming, curb bump-outs, on street parking 

location, cul-de-sac/circle/median designs 
f. Proposed sanitation collection 
g. Sidepath improvements along the entire frontage with Sare Road. 
 



2. The petitioner shall be responsible for constructing a direct pedestrian 
access linking the public street located at the northwest portion of the PUD 
to the proposed multi-use trail which connects Southeast Park (Staff 
Exhibit C).  Such connection shall be constructed prior to occupancy 
permits being issued for adjoining lots. 

3. The petitioner�s approved preliminary plan shall include the Planning 
Department�s proposed conservancy area recommendations as outlined in 
Staff Exhibit B. 

4. The petitioner�s proposed Village Center shall be limited by the restrictions 
outlined in the revised petitioner�s statement, and with the additional 
definition of Business Service indicated in the staff report. 

5. All committed parks service improvements, both to be dedicated on the 
petitioner�s site as well as those which occur within Southeast Park, shall 
be reviewed and inspected by the Parks Department prior to City 
certification. 

6. Not including the proposed park improvements, this preliminary plan 
approval shall bind the petitioner to the following off-site pedestrian 
improvements: sidewalk along Queens Way and sidewalk along Winfield 
Drive.  The City is financially responsible for sidewalk improvements along 
the north side of Moores Pike between College Mall Road and the 
roundabout access opposite Winfield Drive. 

7. All site planning and architectural design restrictions as set forth in the 
preliminary plan are binding on future final plans for this PUD.  Final plan 
review will be conducted by the Plan Commission, with the Commission 
being given discretion to delegate such review to staff as the project is 
developed. 
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