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CITY OF BLOOMINGTON 
PLAN COMMISSION  
April 17, 2017 @ 5:30 p.m.                              City Council Chambers - Room #115 
 
ROLL CALL 
 

MINUTES TO BE APPROVED:  None at this time. 
 

REPORTS, RESOLUTIONS AND COMMUNICATIONS:  

o RS-13-17—Resolution appointing Terri Porter Director of Planning and Transportation 

o Special meetings for Comprehensive Master Plan (CMP) 

o 4/20/17 – City of Bloomington Utilities – Board Room, 5:30 PM 
o 4/24/17 – Council Chambers – City Hall, 5:30 PM 
o 4/25/17 – Council Chambers – City Hall, 6:00 PM  
o 5/1/17 – Nat U Hill Meeting Room (3rd Floor) – Monroe Co. Courthouse, 5:30 PM 
o 5/4/17 (ADOPTION HEARING)  – Nat U Hill Meeting Room (3rd Floor) – Monroe Co. Courthouse, 

5:30 PM 
o 5/8/17 (Regular Plan Commission Meeting) - Council Chambers – City Hall, 5:30 PM 

   **Only if needed for continued adoption discussion. 

PETITIONS CONTINUED TO: 5/8/17 

SP-06-17 Mara Jade Holdings, LLC. 
 318 E. 3rd St. 
 Site plan approval for a 4-story mixed-use building. 
 Case Manager: Eric Greulich 
 
SP-07-17 Annex Student Living (Kyle Bach) 
 313, 317, 325, 403 & 409 E 3rd St., and 213 S. Grant St. 
 Site plan approval for a 4-story mixed-use building and a 5-story mixed-use building. 
 Case Manager: Amelia Lewis 
 
PUD-08-17 Mecca Companies (Kyle Bach) 
 1100 N. Crescent Dr. 

Rezone 8 acres from Residential Single-family (RS) to Planned Unit Development (PUD) and to 
approve a PUD District Ordinance. Also requested is preliminary plan approval to allow a new 
affordable housing multi-family apartment complex.   

 Case Manager: Eric Greulich 
 
 
PETITIONS: 
 
MP-12-17 City of Bloomington 
 2040 Comprehensive Master Plan 
 Case Manager: Scott Robinson 
 
SP/UV-05-17 Lewis Development Company (2nd Hearing) 
 200 S. Washington St., 114 E. 4th St., 121 E. 3rd St. 

Site plan approval for two, 4-story mixed-use buildings and use variance recommendation for 
the use “drive through” in the Commercial Downtown (CD) zoning district.  

 Case Manager: Jackie Scanlan 
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SP/UV-41-16 Naples, LLC (Doug Duncan) 
 1610 N. Kinser Pike  
 Site plan approval for a 3-story, 39-unit multifamily building. Also requested is a use variance to 
 allow first floor residential use. 
 Case Manager: Amelia Lewis 
 
ZO-09-17 City of Bloomington  
 UDO Amendment (Accessory Dwelling Units) 

Amendments to the City's Unified Development Ordinance to permit limited numbers of 
Accessory Dwelling Units (ADUs) within single-family zoning districts. 

 Case Manager: James Roach 
 
 
ZO-11-17 City of Bloomington 
 UDO Amendment (Pocket Neighborhoods) 

Amendments to the City's Unified Development Ordinance to permit Pocket Neighborhoods as 
conditional uses within the Residential Core (RC) and Single-family Residential (RS) zoning 
districts. 

 Case Manager: James Roach 
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CITY OF BLOOMINGTON
PLAN COMMISSION

RS-13-17

WHEREAS, the Common Council of the City of Bloomington, Indiana, has established a
Planning & Transportation Department under Bloomington Municipal Code § 2.14.000;
and,

WHEREAS, on March 27, 2017, Mayor John Hamilton appointed Terri Porter as Director
of the Planning & Transportation Department of the City of Bloomington, Indiana; and,

WHEREAS, Indiana Code § 36-4-9-2(a)(4) states that appointment of the head of the
Planning & Transportation Department is subject to the approval of the City’s Plan
Commission; and,

NOW, THEREFORE, BE IT HEREBY RESOLVED BY THE CITY OF BLOOMINGTON
PLAN COMMISSION, MONROE COUNTY, INDIANA, THAT:

1. The City of Bloomington Plan Commission hereby confirms Mayor John Hamilton’s
appointment of Terri Porter as Director of the Planning & Transportation
Department of the City of Bloomington, Indiana.

2. This Resolution shall be effective upon its adoption.

PASSED AND ADOPTED by the City of Bloomington Plan Commission, Monroe County,
Indiana, upon this 17th day of April, 2017.

______________________________________
Joe Hoffman, President
Bloomington Plan Commission
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BLOOMINGTON PLAN COMMISSION    CASE #: MP-12-17 
STAFF REPORT       DATE: April 17, 2017 
 

PETITIONER: City of Bloomington 
 

REQUEST: The City is requesting approval of a new Comprehensive Plan for the City 
of Bloomington. The proposed Comprehensive Plan would replace the Growth Policies 
Plan that was adopted in 2002. A series of five additional special hearings on the 
proposed Comprehensive Plan have been scheduled, with the final adoption vote to 
occur on May 4th, 2017. A copy of the plan, along with pertinent information, is posted 
on the Comprehensive Plan website: https://bloomington.in.gov/cmp.  
 

BACKGROUND: The update of the 2002 Growth Policies Plan (GPP) was initiated in 
May 2011 with a Plan Commission workshop. The purpose of the workshop was to 
provide direction to staff on the process to update the plan. A similar workshop was held 
with City Council members in June 2011. The consensus from these workshops was to 
begin with a visioning process, coined ImagineBloomington, to develop a vision for the 
year 2040. Once a vision was established, development of a new comprehensive plan 
would follow. 
 
A steering committee was established to further guide staff through public outreach 
efforts, vetting of input received, and direction on the overall scope of the plan. 
ImagineBloomington included neighborhood workshops, on-line forums and surveys, 
town hall meetings, and the use of social media to garner public interest and input. The 
result of this effort was the creation of a Vision Statement. The Common Council 
adopted the Vision Statement (Resolution #13-01) in January 2013.  
 
ImagineBloomington continued, using the adopted Vision Statement as a framework to 
develop community goals. By the end of 2013 staff had collected enough information 
from the community and direction from the Steering Committee to begin drafting a new 
comprehensive plan. RATIO Architects was retained in March of 2016 to compile and 
review information collected by staff and to produce a draft document for public review, 
which was conducted throughout the remainder of 2016. Staff presented to numerous 
Boards and Commissions as well as other interested groups to again garner public 
interest and to receive feedback on the draft Plan. A detailed list of feedback received is 
posted on the website listed above. 
 
In addition to considering this additional feedback, staff also held a series of Plan 
Commission Work Sessions from November 2016 through February 2017. Plan 
Commission members worked through the draft Plan chapter by chapter to provide final 
guidance to staff. This process shaped the final draft Comprehensive Plan that is now 
being presented for consideration.    
 
This staff report does not include a summary of the April 2017 draft. Staff will provide a 
more detailed presentation of the Plan at the April 20th meeting. Plan Commissioners 
and the public are encouraged to review the draft and submit proposed amendments by 
the April 20th deadline. Staff will compile a list of minor edits for spelling errors or other 
minor corrections as a staff level amendment. 
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REVIEW & ADOPTION PROCESS: The schedule of Plan Commission adoption 
hearings for the proposed Comprehensive Plan is detailed below. Proposals for 
amendments to the draft Plan will be considered by the Plan Commission. Anyone may 
propose and submit an amendment. A form is included on the website and must be 
submitted by Friday, April 21st by 4:00 PM to the Planning and Transportation 
Department. This will allow time to organize and prepare amendment proposals for the 
Plan Commissioners to review and choose to bring forward for consideration prior to the 
April 24th hearing. All proposed amendments will be posted on-line and an agenda 
listing which amendments are being considered will also be posted prior to subsequent 
meetings. The May 4th meeting will consider final adoption of the plan, as amended at 
previous hearings. No further changes will be considered at this meeting. 
   

• Monday, April 17 (5:30 PM, Council Chambers, City Hall) - Introduction of the 
plan review process (not a full hearing or presentation - no public comment taken 
at this meeting) 

• Thursday, April 20 (5:30 PM, Utilities Board Room, 600 E. Miller Dr.) - Full 
presentation of the Draft Plan, including opportunity for Plan Commissioners and 
the public to ask questions of staff 

• Monday, April 24 (5:30 PM, Council Chambers, City Hall) - Plan Commission 
consideration of (and action on) proposed amendments to the Draft Plan, 
including opportunity for the public to comment on proposed amendments 

• Tuesday, April 25 (6:00 PM, Council Chambers, City Hall) - Plan Commission 
consideration of (and action on) proposed amendments to the Draft Plan, 
including opportunity for the public to comment on proposed amendments 

• Monday, May 1 (5:30 PM, Nat U Hill Room, County Courthouse) - Plan 
Commission consideration of (and action on) any further changes to the Draft 
Plan, including opportunity for the public to suggest/comment on any final 
changes 

• Thursday, May 4 (5:30 PM, Nat U Hill Room, County Courthouse) - Plan 
Commission adoption of the Draft Plan, as amended at previous hearings - no 
further changes will be considered at this hearing, only an up or down vote on the 
Draft Plan as a whole, including opportunity for public to comment on adoption of 
the Draft Plan as amended 

 

RECOMMENDATION: Staff recommends a thorough vetting of the proposed 
Comprehensive Plan and its eventual adoption (as amended) on May 4, 2017. If 
adopted by the Plan Commission, the Comprehensive Plan will subsequently be 
considered by the Common Council, on a schedule to be determined later. 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP/UV-05-17 
STAFF REPORT       DATE: April 17, 2017 
Location: 200 S. Washington Street 
                 114 E. 4th Street 
                 121 E. 3rd Street 
 

PETITIONER: Lewis Development Company 
   601 N. College Suite 1A, Bloomington   
 
CONSULTANTS: Studio 3 Design Inc.  
   8604 Allisonville Road, Indianapolis 
 
   Smith Brehob and Associates, Inc. 
   453 S. Clarizz Boulevard, Bloomington 
 

REQUEST: The petitioner is requesting site plan approval for two four-story mixed use 
buildings. The petitioner is requesting a use variance approval to allow a ‘drive-through’ 
use within a Commercial Downtown (CD) zoning district. The use variance request 
requires Plan Commission review of compliance with the Growth Policies Plan. 
 

BACKGROUND: 
Area:     0.8 acres  
Current Zoning:   CD – Downtown Core Overlay 
GPP Designation:  Downtown 
Existing Land Use:  Bank/Credit Union / Surface Parking 
Proposed Land Use:  Bank/Credit Union / Commercial / Dwelling, Multi-Family 
Surrounding Uses: North – Parking Lot   

West  – Commercial / Office / Parking Lot 
East  – Parking Lot 
South – Commercial /Dwelling, Multi-Family 

 

CHANGES SINCE MARCH: The petition was heard at the March 2017 Plan Commission 
hearing, and the petitioner has made numerous changes to the site plan since that time. 
Items that deviated from UDO requirements or about which staff had questions were 
addressed and include: non-residential uses on the first floor; height; bicycle parking 
location; secondary architectural materials; and building façade modulation. The petition 
now meets all of these standards. 
 
The only Downtown Core Overlay design requirement that is not met is the Building 
Height Step Back requirement. 
 
A design standards variance is required for the vehicular access to Building One on 3rd 
Street. A use variance is still required for the drive-through to remain. 
 
REPORT: The property is located on the west side of Washington Street between 3rd and 
4th Streets and is zoned Commercial Downtown (CD), in the Downtown Core Overlay. 
The property is bisected by an alley that runs east/west in the middle of the petition site. 
Surrounding land uses include an office building with parking lot and Firestone Tire to the 
west, parking lots to the north and east, and a mixed-use building across 3rd Street to the 
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south. The Downtown Transit Center and First United Methodist Church are also in the 
immediate area. The property currently contains a Fifth/Third Bank branch with a drive-
through on the northern lots and a parking lot on the southern lots. The adjacent property 
to the west, which faces Walnut Street, contains a contributing surveyed historic structure. 
 
The petitioner proposes to develop this property by building a new building on the 
southern lots, and maintaining the existing bank building and adding to it on the northern 
lots. Building One, which is located on the southern lots and is at the corner of Washington 
and 3rd Streets, contains roughly 4,900 square feet on the first floor for commercial space. 
The first floor also contains 19 parking spaces that are accessed from 3rd Street. Lobby 
space for the commercial and residential uses, an ATM, a trash and recycling room, and 
a bike room are also located on the first floor. The second through fourth floors contain 
36 studio units, 3 one-bedroom units, 4 three-bedroom units, 3 four-bedroom units, and 
2 five-bedroom units for a total of 48 units and 73 beds. The second floor also contains 
an interior courtyard that is open above. The basement level contains 28 parking spaces 
that are accessed from Washington Street. 
 
Building Two, which is located on the northern lots, is at the southwest corner of 4th and 
Washington Streets. It will maintain the existing bank building and an addition will be 
added to the top of the building and to the west of the building. The proposal contains 11 
parking spaces and the bank drive-through, along with the Fifth/Third branch, an exercise 
room, and two entryways on the first floor. The parking and drive-through area is 
accessed from an entrance on 4th Street and exits to the alley that bisects this project. 
The second through fourth floors contain 2 studio units, 1 two-bedroom unit, 4 three-
bedroom units, 3 four-bedroom units, and 6 four-bedroom townhomes for a total of 16 
units and 52 beds. The second floor also contains an interior courtyard that is open above. 
 
The Unified Development Ordinance does not allow the use ‘drive-through’ in the CD 
district. The petitioner is requesting to incorporate the existing drive-through into the 
proposed design. The petitioners must receive a use variance from the Board of Zoning 
Appeals (BZA) for the drive-through. 
 
The alley between the buildings will remain open and will be a minimum of 16 feet wide, 
opening to 20 feet on the west end. 
 

Plan Commission Site Plan Review:  One aspect of this project requires that the petition 
be reviewed by the Plan Commission, per BMC 20.03.090.  This aspect is as follows: 
 
The Plan Commission shall review: 

 Any proposal that does not comply with all of the Standards of Section 20.03.120: 
Downtown Core Overlay; Development Standards and Section 20.03.130: 
Downtown Core Overlay; Architectural Standards. 

 The proposal does not comply with 20.03.130(c)(3). 
 

SITE PLAN ISSUES:  
 
Residential Density: The maximum residential density in the Downtown Core Overlay is 
60 units per acre. The petition site is .8 acres. The petitioner is proposing a density of 
48.76 units per acre, meeting the density requirements. 
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Building One: Dwelling Unit Equivalent Breakdown 

 
 
Building Two: Dwelling Unit Equivalent Breakdown 

 
 
Non-Residential Uses on the First Floor: The petitioner has adjusted the use of the 
first floor space and has allotted at least 50% to non-residential uses in both buildings. 
Building One contains 7,022 square feet that contains retail space and space to serve 
both the commercial and residential units above including a bike room and a trash and 
recycle room. Building Two contains 10,319 square feet dedicated to the bank, drive-
through for the bank, a work-out facility, and a shared lobby. The proposal meets the 
requirement. 
 
Height: The maximum height in the DCO is 50 feet. The petitioner has altered the design 
to meet the height requirement for both buildings. This was done through altering the 
construction design, removing the architectural feature at the corner of 3rd and 
Washington Streets, decreasing floor heights, removing proposed grade work, and 
removing the fourth floor from a portion of Building Two. The proposal meets the height 
requirement. 
 
Parking and Surrounding Roads: The DCO does not require parking spaces for 
residential developments south of 4th Street, and does not require parking for non-
residential uses. The petitioner is proposing a total of 68 parking spaces: 11 spaces in 
the northern building adjacent to the bank; 19 spaces on the first floor of the southern 
building; and 28 spaces in the basement of the southern building. In addition, there will 
be 10 street parking spaces adjacent to the development. The parking spaces on 
Washington Street will be rebuilt but will remain parallel spaces. The proposal meets 
parking requirements. 
 
Access: There are two vehicular accesses to the parking spaces in Building One 
because the basement and first floor parking are not internally connected. Access to the 
first floor parking is located on 3rd Street, and access to the basement parking is located 
on Washington Street. Per 20.05.035(g), nonresidential uses on corner lots will derive 

Type of Unit Number of Units Number of Beds DUEs
Studio 36 36 7.2
1‐bedroom 3 3 0.75
3‐bedroom 4 12 4
4‐bedroom 3 12 4.5
5‐bedroom 2 10 4

48 Units 73 Bedrooms 20.45 DUEs

Type of Unit Number of Units Number of Beds DUEs
Studio 2 2 0.4
2‐bedroom 1 2 0.66
3‐bedroom 4 12 4
4‐bedroom 3 12 4.5
4‐bedroom 
townhouse 6 24 9

16 Units 52 Bedrooms 18.56 DUEs
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access from the street assigned the lower classification in the Thoroughfare Plan. 
Washington Street is a lower classified road than 3rd Street. The 3rd Street entrance does 
not comply. As a result, the petitioner has requested a development standards variance 
from 20.05.035(g). The petitioners propose to install a median on 3rd Street, which will 
make the 3rd Street vehicular entrance into the building right-in/right-out only. Washington 
Street is one-way south which could pose vehicular access issues for a business with 
frontage on 3rd Street. 
 
Vehicular access to Building Two is located on 4th Street with an exit onto the east/west 
alley that bisects this project. Those using the bank drive-through, which would now be 
located inside of Building Two, would use this route, as well. Pedestrian access to the 
buildings is provided on all three street frontages. 
 
Bicycle Parking: 25 bicycle parking spaces are required. The petitioner has amended 
the site plan to include all of the required locations, including short-term parking on the 
streets and long-term parking in each building, and is providing a total of 36 bicycle 
parking spaces. The proposal meets bicycle parking requirements. 
 
Architecture/Materials: The two buildings are designed to visually read as three 
separate buildings. Building One’s primary material is brick veneer in two colors. There 
are areas of fiber cement panel planned at the southeast corner, on the western façade, 
and in the recessed balcony areas. The building also utilizes cast stone banding to accent 
the material separations, and metal accents to highlight the corner. There will also be a 
green wall feature on Building One. 
 
Building Two will reuse the existing bank building and add a third floor, as well as a four-
story addition to the west. The western part of this building will appear as a separate 
building. This new addition and the bank portion of the building will be connected by a 
two-story addition. The entirely new western part of Building Two uses brick as a primary 
material with a cast stone masonry base on the first floor. Metal paneling and rough cast 
stone banding are shown as accents. 
 
The proposal meets the material and window requirements. 
 
Streetscape: Street trees and pedestrian-scaled lighting are required along 3rd, 4th, and 
Washington Streets. The petition meets these requirements. 
 
Impervious Surface Coverage: The Downtown Core Overlay allows for 100% 
impervious surface coverage. 
  
Pedestrian Facilities/Alternative Transportation: Sidewalk exists along 3rd, 4th, and 
Washington Streets. The petition will meet UDO requirements to maintain or enhance 
those facilities with street trees and lighting. The sidewalks along 4th Street will be about 
12 feet wide. The sidewalks on Washington Street will vary from about 8 feet wide to near 
20 feet wide. The sidewalk along 3rd Street will be about 9 feet wide. More sidewalk space 
is included at the corners on Washington Street. There is one driveway cut on each street. 
 
No additional Bloomington Transit facilities are required with the development, and the 
Downtown Transit Center is almost immediately adjacent to the development site. 
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Building Façade Modulation: BMC 20.03.130(c)(1)(A) requires a maximum façade 
width for each module of 65 feet for those sides of the buildings with street frontage. This 
regulation only applies to new buildings and additions. The petition has been altered to 
meet this requirement. 
 
Building Height Step Down: BMC 20.03.130(c)(2) requires that buildings located to the 
side of a surveyed historic structure not be more than one story taller, or 14 feet taller, 
than the surveyed structure. The high-roofed two-story building to the west of Building 
Two is listed as contributing in the City of Bloomington Survey of Historic Sites and 
Structures. That building faces Walnut Street. The UDO and the Downtown Vision and 
Infill Strategy Plan are concerned with the view from the right-of-way of new structures 
adjacent to historic structures, which is not the case here. However, Building Two does 
meet the step down requirement. 
  
Building Height Step Back: BMC 20.03.130(c)(3) requires that building facades over 45 
feet in height shall step back the horizontal façade/wall plane a minimum of 15 feet from 
the horizontal façade/wall plane below 45 feet in height above 45 feet in height. The 
current design does not meet this requirement, as both buildings exceed 45 feet in height 
and do not incorporate a step back. The Plan Commission is being asked to approve a 
site plan that does not meet all of the standards of 20.03.130, per the review procedure 
outlined in 20.03.100. 
 
Void-to-Solid Percentage: The DCO sets a minimum first floor void-to-solid requirement 
of 60%, consisting of transparent glass or façade openings, for facades facing a street. 
Again, this standard only applies to the new building and addition to Building Two. Upper 
stories are required to have a minimum of 20% void area. The proposal meets these 
requirements. 
 

USE VARIANCE: The petition site currently contains a drive-through in a surface parking 
lot. The proposed site plan would keep the drive-through in the same general location 
related to the bank, but because of the addition to the structure, the drive-through would 
now be inside of proposed Building Two. The general exclusion of drives-through as a 
permitted use in the CD district is not exclusive to banks, but includes all drives-through, 
such as fast food restaurants. Numerous banks are located in the Bloomington downtown 
business area and provide a distinct and essential service to the community. The existing 
building is designed to accommodate a drive-through, and incorporating that connection 
in the interior of the proposed building is a visual improvement for pedestrians in the area. 
The Plan Commission must make a recommendation to the Board of Zoning Appeals 
about whether or not the drive-through use proposal substantially interferes with the 
Growth Policies Plan. 
 
The GPP states the following: 

 New surface parking areas and drive-through uses should be limited, if not 
forbidden, within the Downtown area; 

 The Downtown area should be targeted for increased residential density (100 units 
per acre) and for intensified usage of vacant and under-utilized buildings; 

 Economic development, including retention and expansion of existing businesses, 
is and should be a major objective to pursue. 

11



 
This particular bank drive-through is already located on the site and the proposal will 
conceal inside a building what is now in a surface parking lot. The proposal redevelops 
an under-utilized lot while preserving the existing building and the existing business. The 
current location of the drive-through is a peculiarity of this developed lot, and the proposal 
will improve its aesthetic effect while allowing the business to continue to function in its 
current capacity. 
 

CRITERIA AND FINDINGS FOR SITE PLANS 

20.09.120 (e)(9) The staff or plan commission, whichever is reviewing the site plan, shall 
make written findings concerning each decision to approve or disapprove a site plan. 

(A) Findings of Fact. A site plan shall be approved by the staff or plan commission only 
upon making written findings that the site plan:  

(i) Is consistent with the growth policies plan; 

Findings:  

 The site is in the Downtown area of the Growth Policies Plan (GPP). 

 A mix of office, commercial, civic, high-density residential and cultural uses 
are recommended for the downtown. (GPP, 28) 

 New surface parking areas and drive-through uses should be limited, if not 
forbidden, within the Downtown area. (GPP, 28) The petitioner proposes to 
leave an existing drive-through on site. 

 According to the Downtown Vision and Infill Strategy Plan (DVISP): “Diverse 
housing options in downtown should be available in a range of product types 
...” (p. 5-7) 

 Multiple housing product types should be promoted in the downtown area, 
including high amenity and mid range market rate units, affordable units, 
artist “loft” housing, and senior housing. (DVISP, 5-7) 

 Projects that combine housing product types are recommended. (DVISP, 5-
7) 

 In particular, there is a need for housing development that is not directly 
oriented toward the student market. (DVISP 5-9) 
 

(ii) Satisfies the requirements of Chapter 20.02, Zoning Districts;  

The UDO includes an intent for the CD district and guidance for the Plan 
Commission in 20.02.370. The following items address those intent and guidance 
statements. 

Findings:  

 The project does serve to protect and enhance the central business district 
by reusing an existing structure and respecting an adjacent historic 
structure. 

 The project does provide high density development of mixed uses with 
storefront retail, professional office, and residential dwelling uses. 

12



 It is at best unclear whether or not the project promotes a diversity of 
residential housing for all income groups and ages because future renters 
are unknown. 

 The project does incorporate some pedestrian-oriented design through first-
floor window design and massing and does accommodate alternative 
means of transportation by providing ample bicycle parking. 

 The project does intensify the use of vacant and under-utilized properties, 
by developing the vacant southern lots and reusing the existing bank 
building on the northern lots. 

 The project does provide commercial on the ground floor of both buildings 
with residential uses above. 

 The project does not meet the use requirements because of the request for 
a drive-through. The petitioner has requested a use variance from the Board 
of Zoning Appeals. 
 

(iii) Satisfies the requirements of Chapter 20.05, Development Standards; 

Findings:  

 The project meets all applicable development requirements of Chapter 5 
except 20.05.035(g), Entrances and Drives. The petitioner has requested a 
development standards variance from the Board of Zoning Appeals. 
 

 (iv) Satisfies the requirements of Chapter 20.07, Design Standards; and  

Findings: 

 No subdivision is involved, so this is not applicable. 

(v) Satisfies any other applicable provisions of the Unified Development 
Ordinance. 

The UDO includes an intent for the DCO district and guidance for the Plan 
Commission in 20.03.100. The following items address those intent and guidance 
statements 

Findings: 

 The project is compatible in mass and scale with historic structures in the 
Downtown Core Character Area because it is under the maximum height 
allowance and is less than ten feet taller than the adjacent historic building. 

 The project does draw upon the design traditions of historic commercial 
buildings by providing individual, detailed storefront modules that are 
visually interesting to pedestrians through the use of large windows, 
pedestrian entrances, and building modulation. 

 The project is infill and redevelopment using densities and heights that are 
higher in comparison to other Character Areas within the Downtown. 
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Per 20.03.100, the Plan Commission shall approve a site plan that meets all of the 
standards of 20.03.120, 20.03.130, and 20.09.120. This petition does not meet all 
of the standards. The Plan Commission may (emphasis added) approve any 
project that does not comply with all the standards of Section 20.03.120; 
Downtown Core Overlay; Development Standards and Section 20.03.130: 
Downtown Core Overlay; Architectural Standards if the Commission finds that the 
project: 

Complies with all review standards of Section 20.09.120: Site Plan Review, and 

Findings: 

 The proposal complies with all review standards of Section 20.09.120 

Satisfies the design guidelines set forth in Section 20.03.140: Downtown Core 
Overlay; Design Guidelines. 

Findings: 

 The proposal satisfies the Guidelines concerning Site Plan, Architectural 
Character, Exterior Building Materials, Upper Story Windows, Entries, 
Pedestrian Interest, Mechanical Equipment and Service Utilities, and 
Lighting. 

 The proposal satisfies Guidelines 3.5, 3.6, 3.7, 3.8, and 3.9. The new 
construction maintains the alignment of horizontal elements with the 
remaining bank building, which is the only immediately adjacent point of 
reference. Floor-to-ceiling heights of the new construction appear to be 
similar to those seen traditionally. Façade modulation is shown in the 
building ‘separation’ on 4th Street, and through the use of inset areas along 
Washington and 3rd Streets. The building meets the step down requirement 
for the adjacent historic structure, and the building remains within the 
recommended building scale of two to four stories in height. 

 The proposal does not completely satisfy Guideline 3.24, because while the 
parking structures are designed to largely appear as part of a traditional 
building, the Guideline suggests that vehicular access ramps should be 
located to the rear of buildings, preferably on alleys. The proposal has a 
vehicular access on each street frontage.  

 The proposal does not completely satisfy Guideline 3.25 because while the 
parking structures are designed to largely appear as part of a traditional 
building, they do have curb cuts on each street frontage. 

 

The Plan Commission is encouraged to consider building designs which may 
deviate in character from the architectural standards of this section but add 
innovation and unique design to the building environment of this overlay area. 
 

Findings: 

 The proposal does not add substantial innovation or unique design to the 
downtown. 

 

14



The Plan Commission is encouraged to consider the degree to which the site plan 
incorporates sustainable development design features such as vegetated roofs, 
energy efficiency, and resource conservation measures. 
 

Findings: 

 The proposal does not utilize substantial sustainable development design 
features. 

 

CONCLUSION: This petition meets all DCO Development Standards except Height Step 
Back over 45 feet. It also includes various positive aspects related to larger City goals 
including preserving an existing structure, compact urban form, the addition of housing 
stock of various sizes, and additional commercial space in the downtown. It does not, 
however, adequately address other goals, such as innovative and unique building design 
and significant sustainable development design. It also does not further goals of the 
Downtown Plan concerning broadening the mix of housing types downtown. Based on 
this, as well as non-compliance with the Step Back Standard, the Planning and 
Transportation Department recommends denial of the site plan. Based on the existing 
nature of the bank and drive-through and the design which incorporates the drive-through 
in the building, the Planning and Transportation Department recommends forwarding a 
positive recommendation to the Board of Zoning Appeals for the Use Variance.  
 

RECOMMENDATION: The Planning and Transportation Department recommends that 
the Plan Commission deny the site plan based on the written findings.  
 
The Planning and Transportation Department recommends that the Plan Commission 
forward a positive recommendation to the Board of Zoning Appeals on the use variance 
to permit a drive-through in the CD district.   
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MEMORANDUM 
 
 
Date:  March 1, 2017 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Through: Linda Thompson, Senior Environmental Planner 
 
Subject: SP/UV-05-17, Cityside  

Lewis Development 
  200 S. Washington St., 114 E. 4th St., 121 E. 3rd St. 
 
 
The purpose of this memo is to convey the environmental concerns and recommendations of the 
Environmental Commission (EC) with the hope that action will be taken to enhance the 
environmental integrity of this proposed plan.  The EC has no objections to a drive through Use 
Variance at this site. 
 
 
ISSUES OF SOUND ENVIRONMENTAL DESIGN 
 
1.)  GREEN BUILDING 
The EC is pleased that the Petitioner has committed to some minor green building practices such 
as providing space for recyclable materials, extra bicycle parking, and reflective roof membrane.  
However, most of the practices that are listed in the Petitioner’s Statement are common in the 
building industry and not innovative in terms of green building.  Specifically, cement 
siding/panels, concrete blocks, and cast concrete are not environmentally “green” at all.  
Concrete has a large environmental footprint and should not be listed among green practices.  
Windows with low-E glazing and Energy Star appliances fall into this “greenwashing” category 
as well, given they are common practice. 
 
Some project-specific green building practices for mitigating the effects of dwindling resources, 
and water and air pollution include the following.  
 
Façade materials   The existing bank building (building number 2) incorporates limestone in its 
facade.  Limestone is not only beautiful, but is locally quarried, sawn, and transported, which 
supports our local economic vitality and our sense of place.  The addition of buildings number 1 
and 3 should also use local limestone rather than concrete simulated to vaguely look like 
limestone, because “architectural cast stone”, which is concrete, carries a large environmental 
footprint. 
 
Electric vehicle charging stations   The parking areas for the residential units should have some 

16



electric vehicle charging stations. 
 
Solar energy generation   Install solar photovoltaic cells to reduce the use of greenhouse-gas 
emitting pollutants.  Solar power is now competitive with coal, especially considering the full-
cost accounting price. 
 
Reduce Heat Island Effect   The roof material should have a minimum initial Solar Reflective 
Index (SRI) of 0.65, and an aged index of 0.55.   (SRI is a value that incorporates both solar 
reflectance and emittance in a single value to represent a material's temperature in the sun.  SRI 
quantifies how hot a surface would get relative to standard black and standard white surfaces.  It 
is calculated using equations based on previously measured values of solar reflectance and 
emittance as laid out in the American Society for Testing and Materials Standard E 1980.  It is 
expressed as a fraction (0.0 to 1.0) or percentage (0% to 100%)).   If a roof membrane is used, it 
should be overlaid with a reflective coating or covered with a white, granulated cap sheet. 
 
Green building and environmental stewardship are of utmost importance to the people of 
Bloomington and sustainable features are consistent with the spirit of the Unified Development 
Ordinance (UDO). Additionally, they are supported by Bloomington’s overall commitment to 
sustainability and its green building initiative (http://Bloomington.in.gov/greenbuild).  
Sustainable building practices are explicitly called for by the Mayors’ Climate Protection 
Agreement signed by former Mayor Kruzan; by City Council Resolution 06-05 supporting the 
Kyoto Protocol and reduction of our community’s greenhouse gas emissions; by City Council 
Resolution 06-07, which recognizes and calls for planning for peak oil; and by a report from the 
Bloomington Peak Oil Task Force, Redefining Prosperity: Energy Descent and Community 
Resilience Report. 
 
2.)  LANDSCAPE PLAN 
The EC realizes that this site is allowed to be covered with 100% impervious materials.  
However, the UDO 20.05.055 Landscaping Standards; Commercial Downtown states that any 
area of a site not covered by a structure, parking lot, or required buffer yard shall planted with 
trees and shrubs.  The Petitioner has not yet submitted a landscape plan for the vegetated areas 
that they are generously providing.  The EC believes that a landscape plan should be submitted 
to ensure acceptable plants are being installed. 
 
 
EC RECOMMENDATIONS 
 
1.)  The Petitioner should apply green building and site design practices, including using local 
products, to create a high performance, low-carbon footprint structure. 
 
2.)  The Petitioner shall submit a landscape plan for review. 
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8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317) 595-1000 · Fax (317) 572-1236

April 3rd, 2017

City of Bloomington Planning Department
P.O. Box 100
Bloomington, IN 47402

Attn: Mrs. Jackie Scanlan

RE: Cityside

PETITIONERS STATEMENT

Dear Mrs. Scanlan,

Studio 3 Design is pleased to submit the attached apartment development, “Cityside”, for Plan
Commission consideration. The following document outlines the project scope and addresses
comments received to date regarding the project. Please take time to review and contact us with
any questions that you may have.

Project Location

The project is located along Washington St. between 3rd St. and 4th St. in the Downtown Core
Overlay. The site currently houses the existing Fifth Third retail bank branch on the north half
and a surface parking lot on the south half. A majority of the existing bank building will be
preserved and added on to on the north property. The surrounding land use includes a
commercial office building and auto care business to the West, the Bloomington Transit Center
and apartment/office buildings to the South, a surface parking lot to the East, and surface parking
and retail to the North.

Project scope:

The project consist of 3 buildings. Two on the north Lot and 1 on the south lot.
Building designation for the purpose of this filing will be noted as follows:

Building 1 Located on the South lot with frontage on both 3rd street and Washington Street.
Basement level will be a parking garage for public and residents
Street Level will be a Retail box and retail parking
Levels 2, 3 and 4 will be apartments.

Building 2 Existing bank building. Located at NE corner of the north lot,
Building 2 fronts Washington St and 4th street.
Level 1 will remain 5th third bank with zone on the south end for a work out
facility.
Level 2 will be converted to apartments
A new level 3 will be constructed over the existing building.

SPUV-05-17
Petitioner's Statement
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8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236

Building 3 Located on the NW corner of the north lot.
Building 3 fronts 4th street and will connect to the existing building at level 2.
Street level will be a garage containing parking for bank customers and a drive
thru with a teller line and an ATM line.
Levels 2, 3 and 4 will be a row of 6 three story townhomes and 2 studio units all
accessed from level 2.

Non-Residential space

Non-residential space is required in the Downtown Core Overlay district for 50% of the ground
floor footprint. At the North parcel, Building 2 (existing bank building) will re-use the first floor of
the building for 5th third bank and a work-out facility. Building 3 (connected to building 2) contains
the Bank parking and bank drive thru. Building 1 will contain a commercial space at the corner
and parking for the commercial tenant.

North parcel: Buildings 2 and 3 – Total footprint: 15,794 gsf. Dedicated Non-residential
10,319 gsf, (65%) includes area dedicated to bank drive thru function.

South Parcel: Building 1 Total footprint: 14,014 gsf. Dedicated Non-residential 7,022 gsf
(50%).

Apartment Types (Total Project) Count Beds

Studio 38 Units 38 Beds
1 Bedroom Flat 3 Units 3 Beds
2 Bedroom Flat 1 Unit 2 Beds
3 Bedroom Flat 8 Units 24 Beds
4 Bedroom Flat 6 Units 24 Beds
4 Bedroom Townhouse 6 Units 24 Beds
5 Bedroom Flat 2 Units 10 Beds

64 Units 125 Beds

Property density:

North Property
Site: 132’ x 132’ = .4 acres
60 apartments/ acre = 24 DUE’s allowed

Studio units .20 DUE x 2= .40 DUE’s
2 Bedroom Flat .66 DUE x 1 = .66 DUE’s
3 Bedroom Flat 1.0 DUE x 4 = 4.00 DUE’s
4 Bedroom Flat 1.5 DUE x 3 = 4.50 DUE’s
4 Bedroom Townhouse 1.5 DUE x 6 = 9,00 DUE’s

18.56 DUEs provided (24 DUE’s allowed)

SPUV-05-17
Petitioner's Statement
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South Property
Site: 132’ x 132’ = .4 acres
60 apartments/ acre = 24 DUE’s allowed

Studio .20 DUE x 36 = 7.20 DUEs
1 Bedroom Flat .25 DUE x 3 = .75 DUEs
3 Bedroom Flat 1.0 DUE x 4 = 4.00 DUEs
4 Bedroom Flat 1.5 DUE x 3 = 4.50 DUEs
5 Bedroom Flat 2.0 DUE x 2 = 4.00 DUEs

20.45 DUEs provided (24 DUE’s allowed)

Parking Counts

The Downtown Core Overlay does not require any parking for non-residential space or for
residential developments south of 4th street. Parking will be provided in both buildings. In
addition, street parking is being proposed on both 4th Street and Washington Street.

North Building
Required parking for Retail/Residential 0 spaces
Level 1 Garage 11 spaces

South Building
Required parking for Retail/Residential 0 spaces
Sub-grade Garage 28 spaces
Level 1 Garage 19 spaces

Total Enclosed Spaces 58 spaces provided, zero spaces required

Street parking
4th Street 3 spaces (parallel parking)
Washington Street 7 spaces (parallel parking)

Total Street parking 10 spaces

Total Available parking 68 spaces

Build to Line

Per the requirements in the Downtown Core Overlay, the buildings area all built to the “build-to”
line on all required street frontages.

Building Height

The Site has approximately 11’ of fall from high to low between 4th street and 3rd street. The City
UDO measures buildings from the lowest point on grade to highest point on building. As a result,
the allowable building height of 50’ is adversely impacted by the change in grade on the site.
Additionally, the owner’s choice to reuse the existing bank building is impacted by the existing
high floor to floor volume of the bank building. As such we have elected to not include a 4th floor
on the existing bank building in order to maintain a building height under 50’.

SPUV-05-17
Petitioner's Statement
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Building 1 measures 50’-0” above the lowest point of grade on site, which meets the UDO
height requirement. We lowered the floor to floor heights, removed the corner tower and modified
our structural system to bring the overall height of building 1 to under 50’

Building 2 Due to re-use of the existing building on the north property the tallest portion of
Building 2 measures 48’-3” above the lowest grade level on site. The 4th floor addition was
removed to bring this building down to under 50’ in height

Building 3 measures 48’-10” at its greatest low to high height. We lowered floor to floor as well
as modified our structural system to bring this building in under 50’ in height.

Building 2 and 3 – if viewed as a single structure for purposes of height measures 49’-8” ft from
the lowest point on site to the highest point on building. Maintaining the overall building at under
the 50’ requirement. This was achieved by no longer revising all the grades to create back in
angled parking. We have elected to maintain the existing set up of parallel parking and a bike
lane on the street.

Parking Garage

An underground parking garage is located beneath Building 1 on the south lot only, accessed via
ramp off of Washington Street. Level 1 parking garage spaces in the south building are accessed
off of 3rd Street. Level 1 parking garage spaces in the North building are accessed via 4th Street
as well as the alley between the buildings.

The 3rd street parking garage will be a right-in and right out only garage entrance providing for
better traffic flow out onto 3rd street with no one trying to make a left turn. The Development
standards suggest that when there is a building at a corner lot, that drives should access the
building from a secondary street. In our case, Washington is considered secondary to 3rd street.
As such, we will be requesting a development standards variance to have a right-in, right-out
entrance from our commercial garage. The parking off of 3rd street is provided for the retail tenant
at the corner of 3rd and Washington. Hiding the parking off of a back alley will only serve to harm
the viability of the business.

Building Entrances

Building entrances are provided on all primary streets- 3rd street, 4th street and Washington
Street.

Building 1 provides 3 entrance points to the building. The primary resident entrance is located
near the northeast corner of the building on Washington Street, and provides access to the
elevator lobby. The main commercial space entrance is located mid-site on the east façade off of
Washington Street. A secondary entrance that can serve both the retail and the residential space
is provided on the south façade (3rd street) at the stair tower location.

Building 2, Existing building, provides a primary entrance for the bank and the residential off of
Washington Street and a secondary entrance for both uses at the south end of the building off of
the alley.

Building 3, connected to building 2, provides a primary pedestrian entrance off of 4th street into
the public parking garage,

Vehicular entrances are provided to public parking off of 3rd street into building 3, and off of 4th

street into building 1. Residential parking is provided in the sub-grade parking garage under

SPUV-05-17
Petitioner's Statement
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building 1 and accessed off of Washington Street. Parking also has access opportunity from the
central east-west alley.

Streetscape

Street trees and pedestrian scale street lighting are provided in a regular rhythm along 3rd Street,
Washington Street and 4th Street. All trees and lighting meet the requirements of the UDO, with
trees being planted in 5’ x 5’ ornamental tree grates. The wide right of way on 3rd, 4th and
Washington streets allow for sidewalks, lighting, trees and in many areas additional green space
along the street front.

Void to Solid Percentages

The UDO asks for a building in this overlay district to have a 60% void to solid ratio on the ground
floor and 20% void to solid ratio on the upper floors. The existing building is exempt from this
requirement, but the new portions of the building are as follows:

Building 1:
South façade – Level 1 64.7%
South façade - Upper floors 28.0%

East façade – Level 1 64.7%
East façade – Upper floors 31.3%

Building 2: (existing)
East façade – Level 1 NA (exempt)
East façade – upper levels 51.2%

North façade – Level 1 NA (exempt)
North façade – upper levels 42.4%

Building 3:
North façade – Level 1 65.8%
North façade - upper levels 41.4%

Window detailing

Upper story windows have been ganged together where possible to obtain the best natural
lighting possible for the interior of apartment living spaces. The issue of providing the UDO
requested proportions of the windows has been addressed through the incorporation of a vertical
6” mullion between each window unit allowing for the rectangular units to be grouped together to
create the best possible natural interior lighting. Windows at the corner of 4th and Washington
Streets are storefront units running from floor to ceiling. The windows – while large to create the
exterior expression as well as great views and natural lighting for the corner apartments, still meet
the intended proportions as described in the Downtown Core Overlay. Where possible, windows
incorporate visually distinct sills and lintels in complementary materials.

SPUV-05-17
Petitioner's Statement
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Building Materials

The three structures have been detailed to provide the look and feel of three separate buildings
along the street. Building 1 is fully separated from buildings 2 and 3. Buildings two and three,
while connected, are detailed differently and are divided by a two story building element that is
unique as well in color and architectural expression.

Architectural cast stone, two colors of brick and a fiber cement panel system form the majority of
the palette for Building 1 (south building). A strong stone base will be provided around the
perimeter of Level 1. Additionally, glass storefront windows wrap a majority of the ground floor
level and carry to upper stories at the southeast corner. A strong roof element will cap off the
corner and be trimmed out in metal fascia. Inset balcony areas will be primarily clad in fiber
cement reveal panel with a steel guardrail system at the front. Fiber cement products and other
secondary materials will be kept to a minimum of 20% on primary facades.

Building 2 (existing) will maintain existing materials such as limestone and glass, and build off of
that with complementary materials on the new level 3. The building addition above the existing
building will use a complementary color brick to continue the rhythm of vertical pilasters on the
facade of the building with brick infill panels. A strong horizontal band will replace the old building
cornice and provide a base for the transition to the new portions of the structure.

Building 3 will be a mix of cast stone and brick on primary facades and have a mix of brick and
hardy siding on interior courtyard elevations. The 4 story elements of building 2 and 3 will be
divided by a 2 story structure, slightly recessed and detailed in a different brick with metal panel
canopies and copings to accent the façade. The courtyard elevations will be primarily cementious
siding.

Building Façade modules

North building (building 2 & 3) provide the façade modulation along 4th street. A break in the
façade between Building 2 and 3 is also provided, and breaks the 4th street elevation both in
height and setback. Along Washington Street a façade module has been incorporated into the
east façade of the building’s 3rd floor addition to meet the requirements of the UDO.

The south building (building 1) provides the required step back at the residential entrance at the
northeast corner of the site as well as at the main commercial space entrance on Washington
Street and mid-block on the south façade. At each location the step back is carried up the full
height of the building.

Building Step Back

The Downtown Core Overlay requires that any building over 45’ step back at the 45’ mark a
minimum of 15’ from the build-to line. The intent of this requirement was for structures exceeding
4 stories in height so that additional floors would be set back leaving the perceived street
elevation at no more than 4 stories. The UDO allows a 50 ‘ structure in this district, setting the top
5 feet of the building back makes little sense in this development. A waiver will be pursued for a
building step back.

SPUV-05-17
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Building Height Step Down

The property at 205 S. Walnut Street is identified on the City of Bloomington Survey of
Historic Sites and Structures. Although this structure does not share any adjacent street frontage
with Building 3, the properties back up to each other across the north south alley. As such,
consideration has been taken with regard to overall building height. Building 3 on the North
property is within 14’-0” in height of the existing building, meeting the requirement in the UDO.
The existing buildings highest roof is +40 feet above grade
Building 3 is at 799.64 to parapet height. The historic building is at 790.25 to top of roof. Putting
our building approximately 9’ taller than the historic structure and within the allowable 14’ height
variation.

Bike Storage/ Parking

A total of 25 bike parking spaces are required for the development as a whole. This includes (4)
spaces provided for the non-residential space and 21 spaces provided for the 125 total bedrooms
on site. ¼ of the required spaces will be provided as long term, class 1 spaces and ½ of the
spaces will be provided as covered, short term class 2 spaces.

A total of 36 spaces have been provided. 10 in a secured bike room in building 1 and 8 in a
secured bike room in building 3.
(4) Located on 4th street, (12) located along Washington street and (2) located along 3rd street
All of which exceed the required amounts by 11 bike spaces or 44% increase.

Environmental Considerations

The developer is interested in providing a building that is sensitive to the concerns of today’s built
environment. As such, we are incorporating the following into the project:

Recycling provided on site for all three buildings.

Salvage and adaptive reuse of existing building.

Living wall – planting system provided on building 3 roof terrace.

“Green friendly” building materials – This includes both materials with recycled content as
well as building materials that have been harvested and manufactured within a 500 mile
radius. Primary building materials include cementitious siding/panels, brick, CMU blocks,
cast concrete and wood.
Interior building materials include carpeting, low VOC paints

LED lighting package

Energy efficient “Energy Star” appliances.

High efficiency furnaces

Energy efficient windows with low-E glazing

White reflective roofing membrane for energy conservation and reduced heat island
effect.

Use of larger window openings for natural day lighting of interior spaces to cut down on
the use of artificial lighting.

Covered and secured bike parking beyond requirements (55% over requirement)

Creation of walkable sidewalks- plantings, trees and lighting

Benefits to the Community

Use of local labor for construction

Job creation and retention with new retail and maintaining 5th 3rd bank on site.

Tax dollars for the city

SPUV-05-17
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Salvage and adaptive reuse of existing building

Converting open parking lots into active street frontage.

Adding population that will support downtown business.

Burying utilities in North-South alley from 3rd Street to 4th Street– this will make the alleys
more traversable.

Repaving alleys surrounding property as part of utility relocate.

Widening East- West alley between our properties to allow for two cars to pass.

Adding streetscape along 3rd, 4th and Washington streets – lighting and landscaping.

Reducing the drive-thru lane pull in off of 3rd street making sidewalk more pedestrian
friendly.

Concealing drive-thru under building- creating a nicer streetscape.

Encroachments:

The project will require the following encroachments with the city:

Street trees and street lights along all 3 primary facades along 3rd Street, Washington
Street and 4th Street.

Grease interceptor at the southeast corner of the property – Due to the presence of a full
underground parking garage, this is being proposed in the Washington Street right-of-
way.

Building entrance canopies along the proposed level 1 commercial space as well as all
building entry points.

Trash Removal

A central trash room will be provided in building 1 on the north end, across from building 2 & 3
entrance. The trash room is sized to include multiple recycle bins and 2 dumpsters. Trash will be
concealed behind a rolling garage door in a secured room made available to trash and recycle
collection companies.

Water Service & Meter Pit

The project will connect to the water main along 3rd Street and 4th Street. A master meter will be
installed in the City right-of-way at the northwest corner of the site and will house the necessary
meter. A city standard riser room will be located adjacent to the service entrance on both
buildings.

Sewer Service

Both buildings will connect to the city sewer mains along Washington Street. A new section of
sanitary sewer will be provided from the alley dividing the properties south to the intersection of
3rd Street. All connections will be lateral connections with standard patching of the street as
required.

Private Utilities

Duke Energy and a cable/phone/internet provider to be determined will provide for the service
needs of the development. We anticipate 2 electrical transformers for the project, both located on
the west side of the property near the alley that divides the building.

SPUV-05-17
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Anticipated Waivers

We will be asking for 1 waiver for the development:

1. A waiver is being requested to allow the building to not step back at 45 feet above grade.
The buildings on site do not exceed the allowable height of 50’.
The step back rule has historically been viewed by staff to apply to buildings that
exceeded 4 stories as a means to maintain the visual appearance of a 4 story building
along the street by stepping the 5th story back 15’ from the main building facade.

Variances:

We have identified two variance’s that will need to be approved by the BZA, and are requesting
support from both planning staff and the planning commission.

1. A use variance is required to provide a drive-thru in the downtown area. We are
replacing an existing drive-thru on site that is currently out in the open with one that will
be fully enclosed under roof and screened from public view. We feel that this is an
improvement on the current situation on site and allows a long term commercial tenant to
remain on site as well as allowing the adaptive reuse of the current structure as part of
maintaining the bank at this location.

2. A development Standards Variance to allow for a right-in, right out entry drive off of 3rd

street into a public parking garage.
Development standards suggest that when a site is at the corner of streets, drives should
be located off of the secondary street – in this case, 3rd street is considered the primary
street and Washington Street is considered the secondary street. As such, staff has
noted that a development standard variance is required to allow an entrance for public
parking to occur off of 3rd Street.
It is important to note a few items when considering this entrance location:

A drive entrance off of 3rd street into the 5th third parking lot exist at this location today
as well as a drive entrance off of Washington Street.

The entrance / exit will be changed from two way to a right-in, right out only entry/
exit.

The parking serves the corner retail space and removing it from view will only serve
to harm the viability of the retailer at this location.

Parking entrances have been allowed around the Downtown on corner lots onto the
primary street.

Respectfully submitted,

STUDIO 3 DESIGN, INC

Timothy W. Cover
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BLOOMINGTON PLAN COMMISSION CASE #: SP/UV-07-17

STAFF REPORT DATE: April 17, 2017

Location: 1610 N. Kinser Pike

PETITIONER: Doug Duncan, Naples LLC

P.O. Box 40, Bloomington

CONSULTANT: Bynum Fanyo and Associates Inc.

528 N Walnut St., Bloomington

REQUEST: The petitioner is requesting site plan approval for a 3 story, 39 unit multi-
family building. Also requested is Plan Commission review of a use variance to allow 
first floor residential uses in a Commercial General (CG) zoning district. 

SITE INFORMATION:

Lot Area: 1.82 Acres

Current Zoning: Commercial General (CG)

GPP Designation: Community Activity Center

Existing Land Use: Vacant

Proposed Land Use: Multi-Family Residential

Surrounding Uses: North – Commercial
South – Single Family Residential
East – Office
West – Multi-Family Residential

REPORT: This 1.82 acre property is located at the southeast corner of N. Kinser Pike 
and W. Gourley Pike and is zoned Commercial General (CG). This property is currently 
vacant. The property is surrounded by a mix of residential and commercial uses. There 
are hotels to the north, multi-family use to the west, single family to the south, and an
office building to the east. The petitioner proposes to construct a new, 3-story, 39 unit 
multi-family building on the site. 

The building would include 39 one bedroom units. They have committed to providing 6
affordable units (petitioner commitment is attached). Vehicular access would be gained 
by a drive-cut off of W. Gourley Pike, to the east of the proposed building. The southern 
portion of the site contains steep slopes and a small creek.

This petition includes residential uses on the first floor, which is not permitted in the CG 
zoning district. The petitioner is requesting a use variance to allow for this use. The 
Plan Commission must review the use variance request to determine consistency with 
the Growth Policies Plan (GPP) and make a recommendation to the Board of Zoning 
Appeals (BZA). The petitioner is also requesting site plan approval from the Plan 
Commission.

SITE PLAN DETAILS: The site plan meets all standards of the UDO, including 
minimum and maximum parking, height, materials, bike parking, architectural 
standards, materials, sidewalks. More specific details follow. 
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Density: The CG zoning district allows for a maximum of 15 DUEs (dwelling unit 
equivalents) per acre. For this 1.82 acre parcel, this would be a maximum of 27.3
DUEs. The petitioner proposes 9.75 DUEs.

Impervious Surface Coverage: The UDO allows for a maximum impervious surface 
coverage in the CG zoning district of 60%. The proposed site plan shows 41.8%
impervious surface coverage.

Parking: No parking is required for the site. The UDO permits a maximum of 1 space 
per bedroom. The petitioner proposes to provide 36 off-street parking spaces. There is 
no street parking in the area and no new street parking is proposed. This site is also
served by Bloomington Transit, Route 6, with a stop at the northwest corner.

Bicycle Parking: A 39 bedroom apartment complex requires a minimum of 7 bicycle 
parking spaces on site. There are 14 spaces distributed in three locations throughout 
the site. The site plan shows 2 Class-I spaces in an exterior bike locker and 12 Class-II
spaces, 4 of which are covered.

Streetscape: Sidewalks will be constructed along both N. Kinser Pike and W. Gourley 
Pike. Street trees are located between the 5 foot sidewalk and the street on both street 
frontages with the exception of the southern portion of the lot where steep slopes 
prevent separation along N. Kinser Pike. The width increases to 6 feet where the 
sidewalk is located abutting the street, along 180 feet. The Department recommends 
that the sidewalk along Kinser Pike be located closer to the road. This would create a 
separation between the sidewalk and first floor residential units and still maintain an 
acceptable width between the curb and the sidewalk for street trees. UDO does not 
require street lights outside of the CD zoning district. 

Height: The maximum building height in the CG zoning district is 50 feet. The proposed 
building steps with the site slope and maintain a height along grade at 40’ 2.5.” With the 
elevation on site, the building is 48’ 2.5.”

Architecture/Design: The UDO architectural design guidelines are not required in this 
case, as the site is located more than 500 feet from a freeway/expressway and not
along an arterial street. The site plan still meets many aspects of the architectural 
requirements including materials, façade variations, raised entrances, and repeating 
windows across the length of the building. Façade materials include brick, cast stone,
and fiber cement. The material on the peaked roof is dimensional asphalt shingles, with 
painted wood trim. The units are accessed via exterior corridors and partially enclosed
stairwells, visible from the east elevation, facing the parking lot. Along the west 
elevation, facing N. Kinser Pike, first floor units gain access off of the sidewalk, while 
the second and third floors have balconies. The Planning and Transportation 
Department recommends the addition of architectural features on the north and south 
elevations. No signage has been proposed for the building. 

Environmental: The two main environmental concerns address the southern portion of 
the lot where there are dense trees, a small creek and steep slopes. The tree 
preservation standards apply, and the applicant is proposing to save 70% of the 
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existing trees on site. In addition, there is a 75 foot riparian buffer around the creek. 
Other environmental features include a bio-island on 1 of the 2 parking lot islands as 
well as space for an exterior recycling enclosure at the northeast corner of the site. 

Access control and drive-through: The petitioner is proposing one driveway off of 
Gourley Pike.

Utilities: A utility plan has not yet been submitted to City of Bloomington Utilities. Water 
and sanitary sewer service is available on this site.

ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The petitioner should
continue to work with the Planning and Transportation Department on the following 
recommendations by the Environmental Commission: 

1.)  The Petitioner should apply green building and site design practices to create a high 
performance, low-carbon footprint structure.

Findings: While not required, the Department encourages the petitioner to incorporate 
the suggestions if possible.  

2.)  The Petitioner shall submit a revised landscape plan for review.

Findings: A fully compliant landscaping plan must be submitted prior to issuance of a 
grading permit. This is a condition of approval.

USE VARIANCE: The CG zoning district prohibits first floor multi-family uses. The 
petition contains 13 units on the first floor. The first floor of the building is entirely 
residential with front stoops and entry doors along N. Kinser Pike.

GROWTH POLICIES PLAN: The Growth Policies Plan (GPP) designates this property 
as Community Activity Center (CAC). The Community Activity Center areas are 
primarily commercial, however residential units may also be developed. “The CAC will
incorporate a balance of land uses to take advantage of the proximity to goods and 
services.” The incorporation of additional residential use at this site will not create an 
imbalance in the area’s land uses. The proposed development fits in with the existing 
land uses including the existing multi-family development to the west and serves as a 
transition between the commercial activity to the north and the single family residential 
to the south. Site design standards should “be integrated into existing development,
and CAC design should be sensitive to the surrounding context.” The architecture is not 
out of character for the area and the site features pedestrian connections that enable 
residents to access the adjacent commercial land uses and neighborhood. 

Land use policies for this area state that:

Buildings should be developed with minimal street setbacks to increase 
pedestrian and transit accessibility.

Parking should be located and designed with an emphasis on minimizing 
pedestrian obstacles to accessing businesses.
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Street cuts should be limited as much as possible to reduce interruptions of the 
streetscape.

Residential units may also be developed as a component of the CAC, and would 
be most appropriate when uses are arranged as a central node rather than along 
a corridor.

A Community Activity Center should be located at an intersection which is made 
up of designated Collector or Arterial streets, in order to provide automobile 
access without overwhelming the pedestrian aspects of the development.

The Planning and Transportation believes the proposal is consistent with the policy 
goals for Community Activity Centers. The proposed building is pushed back from the 
road, as the required right of way is quite large, however there is room for street trees 
along a majority of the site as well as continuous sidewalk. Parking is located behind 
the building and street cut access is minimal. 

CRITERIA AND FINDINGS FOR SITE PLANS

20.09.120 (e)(9) The staff or plan commission, whichever is reviewing the site plan, 
shall make written findings concerning each decision to approve or disapprove a site 
plan.

(A) Findings of Fact. A site plan shall be approved by the Planning and Transportation 
Department or the Plan Commission only upon making written findings that the site 
plan: 

(i) Is consistent with the growth policies plan; 

Findings: The Planning and Transportation Department finds that the site 
plan is consistent with the GPP as outlined above.

(ii) Satisfies the requirements of Chapter 20.02, Zoning Districts; 

Findings: The department finds that the site plan meets the CG district 
intent and PC guidance recommendations.

“Promote the development of medium-scaled urban projects with a mix of 
storefront retail, professional office, and/or residential dwelling units 
creating a synergy between uses where stand-alone uses have 
traditionally dominated.”

With the environmental constraints on the site, the developable area is 
small, preventing a large mixed-use development. This project is in scale 
with the district’s intent and similar land uses. The proposed multi-family 
development provides a transition between highway commercial located 
to the north and existing residential to the south. Providing a mix of land 
uses in the area creates synergy.

“Encourage proposals that further the Growth Policies Plan goal of 
sustainable development design featuring conservation of open space, 
mixed uses, pervious pavement surfaces, and reductions in energy and 
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resource consumption.” “Street cuts should be minimized in order to 
enhance streetscape and improve access management.”

The proposed site plan preserves a majority of the existing vegetation on 
site, adds to the mix of uses in the immediate area, and adds missing 
sidewalk connections in the existing sidewalk network. The proposed site 
plan has one street cut along Gourley Pike and sidewalks along both 
streets.

Strict UDO compliance would prohibit first floor residential uses. Due to 
environmental protections, it would be difficult for the site to support both 
residential and commercial uses. The site meets all other standards of the 
UDO. 

(iii) Satisfies the requirements of Chapter 20.05, Development Standards; 

Findings: The site plan meets all standards of the UDO including parking, 
impervious surface, environmental, architectural and access as described 
above. 

(iv) Satisfies the requirements of Chapter 20.07, Design Standards; and 

Findings: No subdivision is proposed. Site plan approval is conditioned 
on the southern portion of the lot affected by steep slopes and the riparian 
buffer be placed in a conservancy easement.

(v) Satisfies any other applicable provisions of the Unified Development 
Ordinance. 

Findings: No other provisions apply. 

CONCLUSIONS: The Planning and Transportation Department finds that this proposal 
does not interfere with the City’s Growth Policies Plan.  Redevelopment of this 
underutilized property with multifamily residential is consistent with the GPP.  Elements 
of the site plan such as the multi-story buildings, minimal number of drivecuts, sensitive 
environmental design, and pedestrian orientated site are also consistent with the Plan. 
The development serves as a transition between existing commercial development to 
the north and single family residential development to the south.

RECOMMENDATION: The Planning and Transportation Department recommends that 
the use variance be forwarded to the Board of Zoning Appeals with a positive 
recommendation. The Department also recommends approval of the site plan with the 
following conditions:

1. Site plan approval is contingent on the use variance approval of the Board of 
Zoning Appeals.

2. Prior to issuance of a grading permit, the petitioner shall record the southern 
portion of a lot as a conservancy easement and submit a revised landscaping 
plan.

3. The petitioner shall record a zoning commitment prior to the issuance of a 
grading permit detailing their proposed affordable housing commitment, as 
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outlined in the email from Doug Duncan dated 4/13/2017.
4. The petitioner shall work with the Transportation and Traffic Services Division to

finalize plans for the right of way prior to the release of a grading permit.
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MEMORANDUM

Date: April 7, 2017

To: Bloomington Plan Commission

From: Bloomington Environmental Commission

Through: Linda Thompson, Senior Environmental Planner

Subject: SP/UV-41-16, Kinser Pike & Gourley Pike, Naples, LLC.

1610 N. Kinser Pike

The purpose of this memo is to convey the environmental concerns and recommendations of the 

Environmental Commission (EC) with the hope that action will be taken to enhance the 

environmental integrity of this proposed plan. The request is for a Site Plan for a 3-story, 39 unit

multi-family structures, and a Use Variance to allow first floor residential use.

ISSUES OF SOUND ENVIRONMENTAL DESIGN

1.)  GREEN BUILDING

The EC recommends that the developer design the building with as many best practices for 

energy savings and resource conservation as possible. Some examples of best practices that go 

beyond the Building Code include enhanced insulation; high efficiency heating and cooling; 

Energy Star doors, windows, lighting, and appliances; high efficiency toilets; programmable 

thermostats; sustainable floor coverings; and recycled products such as carpet and counter tops.  

A specific recommendation to mitigate the effects of air pollution that cause climate changes,

and dwindling natural resources include the following. 

Reduce Heat Island Effect The roof material should have a minimum initial Solar Reflective 

Index (SRI) of 0.65, and an aged index of 0.55.   (SRI is a value that incorporates both solar 

reflectance and emittance in a single value to represent a material's temperature in the sun.  SRI 

quantifies how hot a surface would get relative to standard black and standard white surfaces.  It 

is calculated using equations based on previously measured values of solar reflectance and 

emittance as laid out in the American Society for Testing and Materials Standard E 1980.  It is 

expressed as a fraction (0.0 to 1.0) or percentage (0% to 100%).  There are asphalt shingles 

available that contain reflective materials that enable the roof to get close to these standards of 

excellent and still retain the look the Petitioner is trying to achieve.

Green building and environmental stewardship are of utmost importance to the people of 

Bloomington and are consistent with the spirit of the Growth Policy Plan (GPP) and the Unified 

Development Ordinance (UDO). Additionally, they are supported by Bloomington’s overall 
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commitment to environmental sustainability and our green building initiative 

(http://Bloomington.in.gov/greenbuild).  Sustainable building practices are explicitly called for 

by the Mayors’ Climate Protection Agreement signed by former Mayor Kruzan; by City Council 

Resolution 06-05 supporting the Kyoto Protocol and reduction of our community’s greenhouse 

gas emissions; by City Council Resolution 06-07, which recognizes and calls for planning for 

peak oil; and by a report from the Bloomington Peak Oil Task Force, Redefining Prosperity: 

Energy Descent and Community Resilience Report.

2.)  LANDSCAPE PLAN

The Landscape Plan has a number of problems and needs revisions.  The Petitioner provided 

some updates, but they were submitted after the final revision deadline.  The EC believes the 

Petitioner should continue to work with staff until the Landscape Plan meets all the minimum 

standards.

EC RECOMMENDATIONS

1.)  The Petitioner should apply green building and site design practices to create a high 

performance, low-carbon footprint structure.

2.)  The Petitioner shall submit a revised landscape plan for review.
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ARCHITECTURE 

  CIVIL ENGINEERING 

  PLANNING

528 NORTH WALNUT STREET  BLOOMINGTON, INDIANA 47404 

812-332-8030  FAX 812-339-2990

December 5, 2016

City of Bloomington Plan Commission

401 N. Morton Street

Bloomington, Indiana 47403

Re: SE corner of Kinser and Gourley Pike

Dear Plan Commission and Board of Zoning Appeals

Our client, Naples, LLC respectfully request site plan approval and a use variance to allow 

residential uses on the first floor in the CG zone. The property consists of 1.82 acres at the 

referenced intersection. In the past the property has had a single-family residence and out 

buildings. Before my clients purchased this property in 1994, it was owned by the previous 

owner of the property and building along our east property line. We have been working on 

developing this property since that time.  The property is long and narrow with frontage along 

Kinser Pike which required a 40’ future right of way with 15’ building setback and Gourley 

Pike with a 25’ right of way and 15’ setback reducing the usable width. To the south is an 

intermittent stream with steep slopes and a wooded area.

Surrounding land uses consist of office to the east, motels and office uses to the north, 

commercial uses to the west, multi-family uses to the south west and residential uses to the 

south. We are proposing a three story 39 one bedroom unit building fronting on Kinser and 

Gourley Pike with parking east of the proposed building. We are proposing sidewalks along 

both street frontages, bike parking, and enclosed dumpster pad adjoining the parking area. 

Storm water quality and retention is being provided to the south of the proposed building. Due 

to the steep drop off along Kinser, a portion of this sidewalk will require the sidewalk to be 

along the edge of the roadway.
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The property currently has 50% tree coverage and we are proposing to retain 70.6% of the tree 

cover along the east and south property lines. The proposed site design consists of 41.8% 

impervious surface area, well below the 60% allowable impervious surface area.

Due to the property’s constraints listed above we are requesting a use variance to allow 

residential uses on the first floor. There is little opportunity to provide adequate parking to 

support commercial uses on site because of these constraints. The proposed multifamily 

building is an allowed use above the first floor and is consistent with other development in this 

area. 

After you have reviewed our petition please feel free to contact us with any questions.

Sincerely,

Jeffrey S. Fanyo, PE, CFM

Bynum Fanyo and Associates, Inc.
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From: Doug Duncan eddllc@yahoo.com

Subject: Commitment on Gourley Pike parcel

Date: April 12, 2017 at 8:09 PM

To: Alex Crowley crowleya@bloomington.in.gov

Cc: Tim Mitchell tmitchell@firstcapitalusa.com, John Bender jbender@firstcapitalusa.com, Skip Harrell sharrell@firstcapitalusa.com

Alex,

Here is a written statement to summarize the commitment First Capital is making concerning the discussion
we have held concerning the parcel at 1610 N. Kinser Pike.

I, Doug Duncan, on behalf of First Capital Group, commit to setting aside 6 units for 50 years as "workforce
housing units” as defined by the City of Bloomington, in the project proposed at 1610 N. Kinser Pike as part
of approval of the site plan by the plan Commission, case #SP/UV-07-17.

Sincerely   

Doug Duncan
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Kinser and Gourley Pike Apartments
Bloomington, IN    |   06 December 2016

FIRST FLOOR PLAN

SECOND AND THIRD FLOOR  PLANS

N

PRELIMINARY FLOOR PLANS

0 4 8 16 32

stoop

Bath

Kinser and Gourley Pike Apartments

Total Apartments 39 1 BR. Units

DUE (1 BR. unit = .25 DUE) 9.75

Parcel Acreage: Allowed DUE Units = N/A1.82 acres

DUE Units

Square Footages

Parking required:  0 spaces.    Parking provided:  39 spaces. 
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ZO-09-17 MEMO: 
 
To: City of Bloomington Plan Commission 
From: James C. Roach, AICP, Development Services Manager 
Date: April 10, 2017 
Re: Amendments to the City's Unified Development Ordinance to permit limited 

numbers of Accessory Dwelling Units (ADUs) within single-family zoning 
districts. 

 
 
Accessory Dwelling Units can be called by many names: Granny Flats, mother-in-law 
suites, tiny house, ADUs. ADUs are independent housing units created within single 
family homes or on their lots. The Planning and Transportation Department believes 
that ADUs can be a great benefit to Bloomington, its citizens and its neighborhoods. 
ADUs can allow for aging homeowners to age in place by creating a unit for a nurse or 
caretaker. They can also allow families to create independent living spaces for aging 
parents or disabled children. Finally, ADUs can provide an affordable housing option 
within already established neighborhoods.  
 
The Planning and Transportation department is proposing to amend the UDO to permit 
ADUs in all single family zoning districts. This amendment attempts to limit the size and 
scale of ADUs to ensure compatibility with established neighborhoods.  

 Maximum size of the ADU 
 Minimum spacing between ADUs 
 Maximum number of bedrooms 
 ADUs are only permitted on lots that meet the minimum lot size of the zoning 

district 

In addition to the limitation on size and design, this amendment includes a cap of no 
more than 30 ADUs within the City. This cap will allow for some ADUs to be built and 
give the City an opportunity to review the effectiveness of the standards of this 
ordinance. When the number of approved ADUs begin to approach 30, the Planning 
and Transportation department will analyze the approved ADUs and determine if the 
ordinance should be amended in any way to address unforeseen issues.  
 
The proposed amendment allows for homeowners in the RE, RS and RC zoning 
districts to be approved for a single ADU on their lot, but only if that ADU meets the 
requirements of this section. ADUs are only permitted on lots where the main dwelling 
unit or the ADU is owner occupied. This will be verifies through use of the Indiana 
Homestead property tax exemption. Only lots that have a valid homestead exemption 
are permitted to construct or operate an ADU.  
 
Applicants must also sign and recommend a zoning commitment that will become part 
of the dead record acknowledging the rules and limitations on the ADU and agreeing 
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that the ADU must be completely removed if the property no longer meets the 
requirements of the UDO.  

Bloomington’s 2002 Growth Policies Plan makes one specific statement about ADUs. 
The Conserve Community Chapter Policy to Protect and Enhance Neighborhoods, 
“Bloomington’s Neighborhood character can evolve in a gradual and compatible 
way to allow additional density through subdividing lots, and the creation of 
granny flats and duplexes (page 17).” The GPP has many other policies about 
protecting neighborhoods and allowing for gradually increasing densities and 
creating compact urban form, but in a compatible way.  

For more information, we recommend “Accessory Dwelling Units: Model State Act and 
Local Ordinances” by Rodney Cobb and Scott Dvorack.  
http://www.aarp.org/content/dam/aarp/livable-communities/documents-2015/ADU-
report-AARP-APA.pdf 

Proposed Amendment: 

20.11.020 – Defined Words 

Accessory Dwelling Unit (ADU). See "Dwelling, Accessory Unit." 

Dwelling, Accessory Unit. "Accessory unit dwelling" means a residential dwelling unit, 
including a “tiny home” but not a mobile home, camper, or recreational vehicle, located 
on the same lot as a single-family dwelling unit, either within the same building as the 
single-family dwelling unit or in a detached building. Accessory dwelling units shall only 
be established in accordance with the standards set forth in the Unified Development 
Ordinance and only in those zoning district where the use is listed as a special review 
use.  

Dwelling, Multifamily. "Multifamily dwelling" means any building, group of buildings or 
portion thereof containing two or more individual dwelling units where each unit is 
provided with an individual entrance to the outdoors or to a common hallway and in 
which the number of families in residence does not exceed the number of dwelling units 
provided. Multifamily dwelling units shall not include "Dwelling, Single-family Attached" 
or “Dwelling, Accessory Unit” as separately defined in this chapter. 

Dwelling, Single-family Attached. "Single-family attached dwelling" means a dwelling 
type consisting of two dwelling units attached side by side under one roof, that are 
located on separate lots, and that share a common wall, with each unit designed for and 
occupied by a single family, as defined in this chapter. A Single-family attached dwelling 
may also include a “Dwelling, Accessory Unit”. 
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Dwelling, Single-family Detached. "Single-family detached dwelling means a single 
building per lot containing a single residential dwelling unit, including a "Dwelling, 
Manufactured Home," designed for and occupied by one family which is completely 
separate from any other building. The term "single-family detached dwelling" does not 
include a "Dwelling, Mobile Home." A single-family detached dwelling may also include 
a “Dwelling Accessory Unit”.  

Proposed New Section: 

20.05.110 AU-01 [Accessory Dwelling Unit (ADU) Standards, Single-family] 
 
Purpose: It is the policy of the City of Bloomington to promote and encourage a variety 
of housing options for all its residents. This Accessory Dwelling Unit (“ADU”) section is 
adopted to permit the creation of legal ADUs that are compatible with residential 
neighborhoods while also supporting the housing needs of the City's workforce, seniors, 
families with changing needs, and others for whom ADUs present an affordable housing 
option. 
 
This section applies to the following zoning districts: 
 
RE RC RS  
 
(a) Applicability: This section applies to the construction, remodeling and continuing use 

of an ADU as part of a single family dwelling use. 
(b) Maximum Number: Not more than one (1) ADU may be located on one (1) property 

and no more than thirty (30) ADUs shall be approved pursuant to this section within 
the City Limits.  

(c) Planned Unit Development: ADUs shall be considered a permitted accessory use, 
subject to the requirements of this section, in any Planned Unit Development that 
permits detached single family dwellings.  

(d) Minimum Lot Size: ADUs shall not be established on a lot that is less than the 
minimum lot size of the zoning district. 

(e) Separation: No ADU shall be approved on any lot that is closer than three hundred 
(300) feet from another ADU approved under this chapter. Distance shall be 
measured lot line to lot line.  

(f) Site Plan: A single family dwelling unit that includes an ADU shall be treated as a 
single-family dwelling unit for purposes of site plan review. 

(g) Foundation: All detached ADUs must be securely attached to a permanent 
foundation. 

(h) Utilities: All ADUs must be connected to the public water main and sanitary sewer, 
when adjacent to property, per City of Bloomington Utilities’ Rules & Regulations or 
Construction Specifications.  Where water or sanitary sewer mains are not adjacent 
to property and the primary dwelling on the lot utilizes a sceptic system, the ADU 
may utilize the septic system per Monroe County Health Department standards. 

(i) Design Standards: 
(1) Detached ADU: Detached ADUs shall meet the design requirements for a single 

family dwelling in the applicable zoning district.  
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(2) Maximum square footage of habitable space: 
(A) Attached ADU: Six hundred (600) square feet or no more than 35% of 

structure, whichever is less; 
(B) Detached ADU: Four hundred forty (440) square feet. 

(3) Maximum bedrooms: In no case shall an ADU include more than 2 rooms that 
may be used as bedrooms.  

(4) Minimum Setbacks: 
(A) ADUs: Per requirements for the primary structures of Chapter 20.02: Zoning 

Districts. 
(B) Detached ADUs: Per requirements for the accessory structures of Chapter 

20.02: Zoning Districts except that the front setback can be as close to the 
street as the primary dwelling unit.  

(5) Maximum Height: 
(A) ADUs: Per requirements for the primary structures of Chapter 20.02: Zoning 

Districts. 
(B) Detached ADUs: Twenty-five (25) feet 

(j) Occupancy: ADUs shall only be permitted on a property where either the primary 
dwelling unit or the ADU is owner occupied. For the purposes of this section, the 
owner is defined as the individual, family, or group who holds the property tax 
homestead exemption for the property in accordance with Indiana state law. Any 
primary dwelling or ADU used as a rental unit shall register with the Department of 
Housing & Neighborhood Development (HAND) and receive appropriate certification 
prior to occupancy. 

(k) Commitments: Before obtaining a Certificate of Zoning Compliance for an ADU an 
applicant shall record a commitment, consistent with the standards of Section 
20.10.070, stating the following: 
(1) The ADU shall not be sold separately from the primary unit. 
(2) The Certificate of Zoning Compliance shall be in effect only so long as the 

primary dwelling unit, or the ADU, is occupied by the owner(s) of record as their 
primary residence. 

(3) If at any time the Certificate of Zoning Compliance is revoked or is no longer in 
effect, the kitchen, including all appliances and cabinets, must be removed from 
the accessory dwelling unit. 
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ZO-11-17 MEMO: 
 
To: City of Bloomington Plan Commission 
From: James C. Roach, AICP, Development Services Manager 
Date: April 10, 2017 
Re: Amendments to the City's Unified Development Ordinance to permit Pocket 

Neighborhoods as conditional uses within the Residential Core (RC) and 
Single-family Residential (RS) zoning districts. 

 

 
Pocket Neighborhoods can be called by many names including bungalow courts or tiny 
house villages. They are a clustered group of houses gathered around a shared open 
space. The Planning and Transportation Department believes that Pocket 
Neighborhoods can be a great benefit to Bloomington, its citizens and its 
neighborhoods. Pocket Neighborhoods can allow a gradual increase in density while 
creating neighborhoods with a reduced infrastructure burden and heightened 
community amenities.  
 
The Planning and Transportation Department is proposing to amend the UDO to include 
Pocket Neighborhoods as conditional uses in the Residential Core and Residential 
Single-family zoning districts. Pocket Neighborhoods would need to be reviewed by the 
Board of Zoning Appeals or the Hearing Officer for compliance with the general 
standards for Conditional Uses and the specific new standards outlined below. This 
amendment attempts to limit the size and scale of Pocket Neighborhoods to ensure 
compatibility with established neighborhoods.  

• Maximum dwelling size of 1000 square feet 

• Minimum 1 acre 

• Maximum 5 acres 

• Density limitations 

o 5 houses per acre in RC 

o 6 houses per acre in RS 

o Densities are roughly equivalent to the number of lots that could be 

constructed with subdivision 

Other standards within the amendment allow the BZA flexibility to ensure compatibility 
with the neighborhood, limit external impacts, and provision of common areas and 
greenspace. 
 
Bloomington’s 2002 Growth Policies Plan does not make specific statements about 
Pocket Neighborhoods, but within the Conserve Community Chapter Policy to Protect 
and Enhance Neighborhoods it does state that “Bloomington’s Neighborhood character 
can evolve in a gradual and compatible way to allow additional density through 
subdividing lots, and the creation of granny flats and duplexes (page 17).” The GPP has 
many other policies about protecting neighborhoods and allowing for gradually evolving 
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neighborhoods, increasing densities, and creating compact urban form, but in a 
compatible way.  
 
For more information, we recommend www.pocket-neighborhoods.net 
 
 

 
Proposed Amendment: 
 
20.02.070 Residential Single-family (RS); Conditional Uses 
 
Add “Pocket Neighborhoods*”  
 
20.02.110 Residential Core (RC); Conditional Uses 
 
Add “Pocket Neighborhoods*”  
 
20.11.020 – Defined Words 
 
Pocket Neighborhood: “A cluster of at least two detached single family dwellings located 
on the same lot that utilize shared access, parking and common spaces. The term 
Pocket Neighborhood shall not include a Manufactured or Mobile Home Park.”  
 
 
Proposed New Section: 

20.05.0332 CU-13 (Conditional Use - Pocket Neighborhood) 
 
Purpose: This Pocket Neighborhoods section is adopted to increase housing options 
within the City of Bloomington in a manner that will be sustainable, affordable and 
compatible with surrounding neighborhoods.  
 
This conditional use standards section applies to the following zoning districts:  
 
RS RC 
 
(a) Bulk and Density standards 

(1) Minimum lot size: 1 acre 
(2) Maximum lot size: 5 acres 
(3) Maximum number of dwelling units 

(A) RC: Maximum of six (6) detached single family dwellings per acre 
(B) RS: Maximum of five (5) detached single family dwellings  per acre 

(4) Maximum house size: One thousand (1000) square feet gross floor area  
(5) Setbacks 

(A) Parking lot: A minimum setback of thirty (30) feet from right-of-way.  
(B) All other setbacks: per applicable zoning district 
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(C) Pocket Neighborhood within the RC zoning district shall include a 
minimum of one (1) dwelling unit that is built at the build-to-line. 

(b) Architecture and landscaping  
(1) All structures must meet the architectural requirements of the applicable 

zoning district.  
(2) Common Space. All pocket neighborhoods shall include at least one 

common space area of at least four hundred (400) square feet per 
dwelling unit. Community buildings or clubhouses can be counted towards 
the common space calculation. 

(3) Bufferyard: All pocket neighborhoods shall install a Bufferyard Type 1 
along rear and side yards per 20.05.052 (f).  

(4) Landscaping: Parking lot landscaping shall be provided per the 
requirements of 20.05.053.  

(5) All dwelling units must be securely attached to a permanent foundation.  
(c) Parking and access 

(1) Parking shall be provided at a minimum of one (1) parking space per 
dwelling unit and a maximum of two (2) parking space per dwelling unit.  

(2) Parking shall be designed in a way to limit curb cuts and most efficiently 
park cars. Parking may take place on a shared, paved parking lot or in 
shared driveways. Shared driveways may access individual garages.  

(3) Sidewalks are required on adjacent streets and to connect dwelling units 
to the public sidewalk.  

(d) Compatibility 
(1) Site plan and architecture shall be designed in a way to foster community 

and neighborhood interaction through use of such elements as common 
spaces, porches, and shared design elements.  

(2) Petitioners are encouraged to create lots for sale utilizing the Common 
Area Developments provisions of 20.07.100 (c).  
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