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**Next Meeting March 5, 2018 Last Updated: 2/2/2018

Auxiliary aids for people with disabilities are available upon request with adequate notice.
Please call 812-349-3429 or e-mail human.rights@bloomington.in.gov.  

CITY OF BLOOMINGTON
PLAN COMMISSION 
February 5, 2018 at 5:30 p.m. City Council Chambers – Room #115

ROLL CALL

MINUTES TO BE APPROVED: October & November 2017

REPORTS, RESOLUTIONS AND COMMUNICATIONS:

 Introduction of Clarion Associates (UDO update process)
 Conflict of Interest Questionnaire

PETITIONS CONTINUED TO: March 5, 2018

SP-41-17 Chi Group USA LLC
408 E. Sixth St.
Site plan approval to allow the construction of a new mixed-use building with 4,700 sq. ft. of 
commercial space and 8 apartments.
Case Manager: Eric Greulich

SP-48-17 Grant Properties (Doug McCoy)
114 E. 7th St.
Site plan approval for a 4-story, mixed-use building with 22 condominium units in the 
Commercial Downtown (CD) zoning district.
Case Manager: Jackie Scanlan

PETITION CONTINUED TO: April 9, 2018

PUD-27-17 Public Investment Corporation
2700 W. Tapp Rd.
PUD Final Plan approval and preliminary and final plat approval of a 24-lot subdivision.
Case Manager: Eric Greulich

*Note: Per PC Rules, a vote is needed to continue.

CONSENT AGENDA:

SP-01-18 Cityside 123 LLC
215 S. Walnut St.
Site plan approval for a 3-story, mixed-use building in the Commercial Downtown (CD) zoning 
district.
Case Manager: Jackie Scanlan

PETITIONS:

ZO-46-17 City of Bloomington
Amendments to the Unified Development Ordinance concerning fence standards for corner lots 
and through lots.
Case Manager: Amelia Lewis
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**Next Meeting March 5, 2018 Last Updated: 2/2/2018

Auxiliary aids for people with disabilities are available upon request with adequate notice.
Please call 812-349-3429 or e-mail human.rights@bloomington.in.gov.  

SP-34-17 TMC Bloomington LLC
121 E. Kirkwood St.
Site plan approval for a 5-story, mixed-use building with 22 condominium units.
Case Manager: James Roach
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CITY OF BLOOMINGTON CONFLICT OF INTEREST QUESTIONNAIRE

Under Indiana Code 35-44.1-1-4, a public servant who knowingly or intentionally has a 
pecuniary interest in or derives a profit from a contract or purchase connected with an 
action by the governmental entity served by the public servant commits conflict of 
interest, a Level 6 Felony. A public servant has a pecuniary interest in a contract or
purchase if the contract or purchase will result or is intended to result in an ascertainable 
increase in the income or net worth of the public servant or a dependent of the public 
servant who is under the direct or indirect administrative control of the public servant; or 
receives a contract or purchase order that is reviewed, approved, or directly or indirectly 
administered by the public servant.  “Dependent” means any of the following: a spouse; a 
child, stepchild, or adoptee who is unemancipated and less than eighteen (18) years of 
age; and any individual more than one-half (1/2) of whose support is provided during a 
year by the public servant. 

The City’s personnel policy states that “The City strives to avoid situations that have the 
potential for impropriety or the appearance of impropriety even where not expressly 
prohibited by state law.”   

Therefore, the City of Bloomington requests commissioners, board members and 
committee members to disclose certain interests as follows to ensure compliance with 
applicable State and local law.

1. Business Affiliations
Please list, and briefly explain, all affiliations which you, any member of your immediate
family or any dependent (as defined above) has as a director, officer, partner, member,
employee, consultant, agent or advisor of any entity or organization which transacts
business with the City of Bloomington.
________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

2. Outside Interests
Please identify all material financial interest or investment which you, any member of
your immediate family or any dependent has in any entity which transacts business with
the City of Bloomington.  Exclude any equity or stock ownership by way of mutual fund,
index fund, retirement account, pension account or similar brokerage based financial
account.
________________________________________________________________________

________________________________________________________________________

________________________________________________________________________
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3. Outside or Community Activities
Please list all affiliations you, any member of your immediate family or any dependent
has as a volunteer in any capacity with any entity or organization which transacts
business with the City of Bloomington. Please describe the individual's role by title or
duties.
________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

4. Other
Please list any other activities in which you, any member of your immediate family or
any dependent (as defined above) are engaged that might be regarded as constituting a
potential conflict of interest.
________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

I agree to promptly report any material situation or transaction that may arise during the 
forthcoming calendar year that to my belief or knowledge constitutes a potential conflict 
of interest consistent with the above questions. 

_________________________________  ____________________ 
Signature Date
_________________________________
Print Name

__________________________________
E-mail address

___________________________________
Title or Position with Governmental Entity

Please complete and return to Barbara E. McKinney, Assistant City Attorney, within two 
weeks. Email mckinneb@bloomington.in.gov, fax 812-349-3441. Thank you. 

Updated 4/13/15 
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BLOOMINGTON PLAN COMMISSION CASE #: SP-01-18 
STAFF REPORT DATE: February 5, 2018 
Location: 215 S. Walnut 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 a three-story mixed use 
building. 

BACKGROUND:
Area:  0.14 acres 
Current Zoning:   CD – Downtown Core Overlay 
GPP Designation:  Downtown
Existing Land Use: Vacant 
Proposed Land Use: Commercial / Dwelling, Multi-Family 
Surrounding Uses: North – Business/Professional Office  

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

REPORT: The property is located on the east side of Walnut Street between 3rd and 4th

Streets and is zoned Commercial Downtown (CD), in the Downtown Core Overlay. The 
property is 47 feet wide by 132 feet deep, with alleys to the north and east. Surrounding 
land uses include an office building to the north, Firestone Tire to the south, a public 
parking garage to the west, and a mixed-use building under construction to the east. The 
Downtown Transit Center and First United Methodist Church are also in the immediate 
area. The property is currently vacant, and was most recently used as a surface parking 
lot. The adjacent property to the north contains a contributing surveyed historic structure. 

The petitioner proposes to develop this property by building a new 3-story building on the 
lot, containing roughly 1,523 square feet on the first floor for commercial space. The first 
floor also contains 2 one-bed apartments accessible from the courtyard in the center of 
the lot, as well as utility room space. The second and third floors each contain 6 studio 
apartments, for a total of 14 units with 14 bedrooms in the building. 

The adjacent alleys will remain open. No parking is required or provided on-site. The 
Bloomington Transit Center is less than a block away. 

This petition is the first to be reviewed under the amended downtown overlay standards 
and meets all of the new requirements. 
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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 adjacent to a residentially zoned district or a residential use. 

SITE PLAN ISSUES:

Residential Density: The new maximum residential density in the Downtown Core 
Overlay is 30 units per acre. The petition site is .14 acres. The petitioner is proposing a 
density of 20.71 units per acre, meeting the density requirements. 

Non-Residential Uses on the First Floor: The petitioner has allotted at least 50% to 
non-residential uses on the ground floor. The proposal meets the requirement. 

Height: The new maximum height in the DCO is 40 feet. The maximum height of the 
building is 38 feet 6 inches. 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 no on-site parking. The proposal meets 
parking requirements. 

Access: The commercial space derives pedestrian access directly off of Walnut Street, 
and the residential units derive access from stairwells in the courtyard. 

Bicycle Parking/Alternative Transportation: 8 bicycle parking spaces are required. 
Four bicycle parking spaces are shown in the right-of-way on the plan. Four additional 
required spaces are shown in the courtyard. 

Architecture/Materials: The primary building materials include brick, corrugated metal 
siding, glass, and metal panels. Secondary materials are wood and cementitious siding. 
The building design meets window void-to-solid ratios. Some of the windows require sills 
and lintels that are not shown. 

The proposal meets the material and window requirements. 

Streetscape: Street trees and pedestrian-scaled lighting are required along Walnut 
Street. The petition meets these requirements. 

Impervious Surface Coverage: The Downtown Core Overlay allows for 100% 
impervious surface coverage. 

Building Façade Modulation: BMC 20.03.130(c)(1)(A) requires a maximum façade 
width interval 65 feet and a minimum façade width interval of 25 feet for a façade module 
that faces a street. The petition meets 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, 
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than the surveyed structure. The high-roofed two-story building to the north is listed as 
contributing in the City of Bloomington Survey of Historic Sites and Structures. The 
proposal meets the step down requirement. 

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 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) 
 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 adding infill commercial and residential space on an existing vacant site. 
 The project does provide high density development of mixed uses with 

storefront retail, and residential dwelling uses. 
 It is 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 provides 14 one-bed or studio apartments, increasing 
the inventory for small units downtown. 

 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 lot. 
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 The project does provide commercial on the ground floor with residential 
above.

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

Findings:
 The project meets all applicable development requirements of Chapter 5. 

(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.

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. 

 The petition meets all of the standards of 20.03.120, 20.03.130, and 
20.09.120

ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington 
Environmental Commission (EC) has made two recommendations concerning this 
development.

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

Staff Response: The Department encourages the petitioner to pursue green 
building practices. It is not required per UDO standards at this time. 

2.) The Petitioner should tweak the Landscape Plan to use more beneficial species. 

Staff Response: An approved Landscape Plan is required before release of a 
Grading permit. 

CONCLUSION: This petition meets all DCO Development Standards. It also includes 
various positive aspects related to larger City goals including compatible infill on a vacant 
lot, compact urban form, the addition of housing stock, additional commercial space in 
the downtown, and innovative design. 

RECOMMENDATION: The Planning and Transportation Department recommends that 
the Plan Commission approve the site plan based on the written findings of fact. 

9



MEMORANDUM

Date: February 5, 2018

To: Bloomington Plan Commission

From: Bloomington Environmental Commission

Subject: SP-01-18:   Cityside 123 LLC
215 S. Walnut 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 reduce the 
environmental footprint of this proposed plan. This request is for a Site Plan approval of a small 
in-fill type, mixed-use building. The Petitioner is not asking for any variances or waivers, 
therefore this case appears to be “by right”.  Nevertheless, the EC will provide recommendations 
to improve the environment integrity of the site, as it always does. 

ISSUES OF SOUND ENVIRONMENTAL DESIGN

1.) ENVIRONMENT-ENHANCING BUILDING PRACTICES
The Petitioner’s Statement lists some “Environmental Considerations”; however, the EC believes 
the list misrepresents what is considered “green building”, and what is simply commonplace.  
For example, the Standard 90.1, which the building is being design to meet, is basic Indiana 
building code that outlines minimum allowable practices a builder must follow.  Also, formed 
concrete, concrete blocks, and brick are not environmentally sustainable products and should not 
be listed as such.

The EC does however, applaud the Petitioner for committing to providing recycling, extra 
bicycle parking, and raised gardening beds with rain barrels at this site.

The EC recommends that the developer design the building with as many best practices for 
energy savings and resource conservation as possible for the sake of the environment and 
because tenants expect it in a 21st-century structure. Some specific recommendations to mitigate 
the effects of climate change and dwindling resources include the following. 

a. Reduce the Heat Island Effect The roof material, albeit white, 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
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Standard E 1980.  It is expressed as a fraction (0.0 to 1.0) or percentage (0% to 100%)).   This 
can be achieved by choosing a membrane that is not only white, but also embedded with 
reflective material.

b. Solar energy generation Install solar photovoltaic cells to reduce the use of greenhouse-gas
emitting pollutants. This building is ideal for photovoltaic (PV) solar panels because it has a flat
roof. Solar power is now competitive with coal, especially considering the full-cost accounting
price.

2.)  LANDSCAPING
The Landscape Plan shows using some native species.  The EC recommends the site be designed 
with plantings that benefit local pollinating insects and birds, reduce the heat island effect, and 
slow and cleanse rainwater.  Using native plants provides food and habitat for birds, butterflies 
and other beneficial insects, promoting biodiversity in the city.  Native plants do not require 
chemical fertilizers or pesticides and are water efficient once established.  

Additionally, the plants within the courtyard will have to be rearranged, and probably some 
removed because of utility lines.  The Landscape Plan shows shrubs directly over city utilities, 
which is not allowed by the Bloomington Utilities Department.

EC RECOMENDATIONS

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

2.)  The Petitioner should tweak the Landscape Plan to use more beneficial species.
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8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317) 595-1000 · Fax (317) 572-1236 

December 23rd, 2017 
Revised 01-19-2018 

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

Attn:  Ms. Jackie Scanlan 

RE: 215 S. Walnut  

PETITIONERS STATEMENT 

Dear Jackie; 

Studio 3 Design is pleased to submit the attached apartment development, “215 S. Walnut for 
Plan Commission review. 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 additional questions. 

The following petition is based on the newly amended UDO. 

Apartment Types Count   Beds 

Studio Apartment 12 Units   12 Beds 
1 Bedroom Flat   2 Units     2 Beds 

14 Units   14 Beds 

Property density: 

Site: 47’ x 132’= .145 acres   
30 DUE’s/acre = 4.35 DUE’s allowed 

Studio .20 DUE x 12 = 2.4 DUE’s 
1 bed  . .25 DUE x   2 =   .5 DUE’s 

    2.90 DUE’s provided   (4.35 allowed) 

Project Location 

The project is located on the East side of Walnut Street near the intersection of Walnut and 3rd St. 
The site is bounded by an alley to the North, and alley to the east, a one story automotive shop to 
the South and Walnut Street to the west. 
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215 S. Walnut St Petitioners Statement 
Dec. 23rd, 2017 
Revised 01-19-2018 
Page 2 

8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236 

Project Concept 

The building has been developed as a small urban infill project with retail along Walnut Street, an 
interior courtyard (gated) for use by residents and all small units 12 studios and 2 one bedroom 
units.  The architecture is designed to be sensitive to the historic building to the north of the alley 
but still introduce a modern flair in the use of materials and detailing.  The 3 story scale of the 
building is broken down both in modulation on the street front as well as within the south facing 
courtyard where materials and wall plains step away from the typical rectangular box so often 
dropped into the downtown setting. 

Parking Counts 

Required parking for non-residential 0 spaces 
Required parking for residential 0 spaces (South of 4th street)  . 
Parking provided 0 spaces 

Setbacks 

The Walnut Street elevation is setback on the northern end to align with the porch of the historic 
building to the North.  The main entrance to the retail is set back approx. 8’-8” from the front wall 
of the building.  The front wall angles from the property line as it moves to the South and a gated 
entrance for residents into the central courtyard. The building sets along the north alley property 
line and 5’ off the South property line.  The east face of the building sets approx. 22’ back from 
the alley to allow for an existing Duke utility easement and grouping of transformers.  The building 
is offset in the rear to accommodate transformer clearances. 

Streetscape 

A simple rhythm of (2) grated trees and a single pole mounted street lamp are set in a hard-scape 
concrete sidewalk to enhance the curb appeal and charm of the development. Where possible, 
additional landscaping and bike racks have been provided. 

Site Accessibility 

The retail and pedestrian courtyard entrance are accessed off of Walnut Street.  A secondary 
access point to the residential courtyard is available from the alley.  There are no vehicles on site 
so the development is 100% pedestrian oriented. 

Building Façade modules 

The building provides (1) module along Walnut Street that conforms to the new UDO.  The main 
façade and commercial entrance aligns with the historic building entrance porch to the north. This 
façade does not exceed 65’ in length. The façade module then steps forward 8’-8” to the next 
module along the street.  This module exceeds the min. 25’ required.  The overall site is only 47’ 
in width so the provided modules create a dynamic street frontage in a small area. 

Building Height 

The overall building height is under the 40’ maximum building height required under the amended 
UDO. 
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215 S. Walnut St Petitioners Statement 
Dec. 23rd, 2017 
Revised 01-19-2018 
Page 3 

8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236 

Building Materials 

The building façade primary materials area a mix of modular brick, corrugated metal siding, glass 
and metal panel.  The secondary material used within insets will be a mix of wood and 
Cementous siding.  Primary materials carry on all 4 sides of the building.  Within the courtyard – 
secondary material use has been limited to under 20% of the building elevation with the central 
building mass and side walls being predominantly brick.  

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 primary street elevation and 20% void to solid ratio on the upper floors facing a public street. 
The West façade (Walnut St.) contains 65% on ground level and 45% percentage on each upper 
floor.  

Building Step Back 

Not applicable – our building does not exceed 3 levels or 40’ – no step back required. 

Historic Alignment and Stepdown: 

To the North of our property (across the alley) is a historic designated structure.  Our building 
respects this structure thru multiple approaches.  First, our northern façade module sets back to 
be in alignment with the historic structures front porch feature.  This recessed module also serves 
as our building main entrance. Second, our floor to floor heights are similar with the historic 
structure. Next, our building height is close to that of the historic structures high pitched roof and 
well under the 14’ maximum height variation allowed under the UDO.  Finally, building materials 
and window proportions on the N.W. portion of the building pick up on the historic structures 
proportions. 

Bike Storage/ Parking 

An effort has been made to make the facility “bike friendly” through the incorporation of bike 
parking focused around Walnut Street entry point and the resident entry with-in the secured 
courtyard. A minimum of (4) Class 2 spaces are required for both the residential and non-
residential portions of the building.  (2) Class 2 bicycle spaces are provided along Walnut Street 
in proximity of the building entrance.  Another (4) Class 2 bicycle spaces are provided in the 
secured courtyard which is the primary resident entrance point on site. 

Environmental Considerations 

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

• “Green friendly” building materials – This includes both materials with recycled content
as well as building materials that have been harvested and manufactured within a 500
mile radius.  Examples of these materials include cementitious siding/panels, brick, CMU
blocks, and cast concrete.

• High efficiency appliances and building systems.
• Energy efficient windows with low-E glazing
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215 S. Walnut St Petitioners Statement 
Dec. 23rd, 2017 
Revised 01-19-2018 
Page 4 

8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236 

• 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.

• Energy efficient lighting fixtures (LED)
• Extra bike parking
• Recycling (Trash totes used on site)

Courtyard: 

Special attention will be paid to the development of the courtyard as not only an urban retreat for 
residents but as a “green environment”. Courtyard pavement will be concrete, however, extra 
landscaping will be provided to allow for the filtration of water into the earth in lieu of the current 
asphalt parking lot that exist.  Native plantings and ground cover will be used in the soft-
landscaped zones, rain barrels will be used to collect water from downspouts for use in raised 
community garden zones, and the potential for a green living wall will be explored on the south 
facing interior courtyard wall.  The intent is to create a natural retreat for our residents within the 
heart of the urban downtown. 

Encroachments: 

The project will require the following encroachments with the city: 
• (2) Street trees and (1) pole mounted street light along Morton Street.
• Grease intercept
• Bike parking rack

Trash Removal 

Trash removal has been provided off of the East alley.  The grade will be leveled at this location 
to assist in the roll-out of trash containers on pick-up days. Trash will be collected in totes for this 
scale of property. 

Anticipated Waivers 

We feel that the project is in alignment with all existing and amended requirements of the UDO 
and as such will not require any waivers. 

Respectfully submitted, 

STUDIO 3 DESIGN, INC 

Tim Cover 
Architect 
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ZO-46-17 MEMO:
To: Plan Commission
From:     Amelia Lewis, Zoning and Long Range Planner 
Date:     February 5, 2018 
Re:     Amendments to the Unified Development Ordinance concerning fence 

standards for corner lots and through lots (2nd hearing)

The Planning and Transportation Department proposes to amend 20.05.046, FW-01 Fence and 
Wall Standards in the Unified Development Ordinance (UDO). Currently, fences forward of the 
front wall of the building are not permitted to exceed 4 feet in height. 

As written, the UDO counts any street-facing property line as a front yard. Lots with two or more 
street frontages are considered to have two front yards. Property owners with corner lots are 
prohibited from building fencing exceeding 4 feet in height along any of the street-facing 
frontages.  

This regulation was added to the UDO in 2006. It was primarily written to prevent tall privacy 
fences from being placed adjacent to sidewalks negatively impacting the pedestrian experience.
It was also intended to prohibit tall fences from blocking views to front doors and enhancing the 
public realm along street-facing frontages. 

This is a common variance request as well as a common enforcement issue that the Department 
faces. Since 2007, there have been 15 approved variances for fences in front yards, 4 that were 
denied and 3 that were withdrawn. Since 2016 there have been 5 UReport complaints about 
properties with fences not meeting compliance standards. 

The proposed amendment would clarify front yards on corner lots between the primary front, 
where people typically enter a building, and the secondary front, the non-addressed side which 
functions as a side yard, but is still along a public street.  
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The existing regulations for the primary front yard would remain the same in order to keep the 
pedestrian realm along streets open.  

Changes to Corner Lots 
On the secondary front, the non-addressed portion of the lot, fences up to eight (8) feet in height 
would be permitted up to the building setback line or the build-to-line, whichever applies. This 
would ensure the fences maintain a distance from the sidewalk and adjacent street while still 
providing the ability to place a fence in a functioning side yard.  

Alternative options were considered such as a flat setback distance from a property line or 
opacity standards for fences over 4 feet. The Department chose the building setback line or the 
build-to-line as the secondary front yard setback line for fences as the UDO permits a building at 
this spot on the lot, and a fence would not be more intrusive than a wall at this location. This 
change will not solve all problems or prevent all variance requests, but will allow for some 
additional options for property owners.  

Changes to Through Lots 
Following discussion at the January 8th Plan Commission meeting further revisions to the 
through lot fence standards have been included. When comparing different examples of through 
lots within the city, the most desirable location for taller fences was determined by the 
surroundings, primarily the adjacent roadway.    

For the secondary front on through lots, the setback of fences up to eight (8) feet in height will be 
determined by the classification of the adjacent road. When the frontage is adjacent to a
neighborhood street or secondary collector street, fences taller than four (4) feet in height shall 
meet the building setback. When the frontage is adjacent to a primary collector street or arterial 
street, fences exceeding four (4) feet shall be located at least ten (10) feet from the property line.  

Proposed Amendment:

20.11.020 Defined Words

Lot, Interior: Any lot, the side property line of which abuts the rear property line of one (1) or more lots, 
and which is not separated by an alley or any other public way a public street.

Secondary Front Building Wall: The non-addressed side of the building elevation which fronts a public 
street where access to a structure is available, but is not the primary entrance to the structure.

20.05.046 FW-01 [Fence and Wall Standards, General] 
(d) Maximum Height:

(a) Behind the front building wall of the primary structure, fences and walls shall not exceed a 
combined height of eight (8) feet. 

(b) Forward of the front building wall of the primary structure, fences and walls shall not exceed four 
(4) feet in height. 
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(c) Where no primary structure exists on the parcel, fences and walls shall not exceed four (4) feet in 
height. 

20.05.046 FW-01 [Fence and Wall Standards, General]  
(d) Maximum Height: 

(1) Interior Lots
(A) Behind the front building wall of the primary structure, fences and walls shall not exceed 

a combined height of eight (8) feet.
(B) Forward of the front building wall of the primary structure, fences and walls shall not 

exceed four (4) feet in height. 
(2) Corner Lots: On corner lots where the structure has two front building walls, one frontage shall 

be the considered a secondary front building wall. 
(A) Fences and walls along the front setback of the front building wall shall abide by 

20.05.046(d)(1).
(B) Fences and walls along the lot frontage of the secondary front building wall, shall not exceed 

four (4) feet forward of the build to line or the building setback line, whichever applies. 
(C) Behind the build to line or front building setback line, on the secondary front building wall, 

fences and walls shall not exceed eight (8) feet in height.
(D) Any determinations as to the secondary front building wall shall be decided by the Planning 

and Transportation Director.
(3) Through Lots: On through lots where the structure has two front building walls, one frontage 

shall be the considered a secondary front building wall. 
(A) Fences and walls along the front setback of the front building wall shall abide by 

20.05.046(d)(1).
(B) Fences and walls greater than four (4) feet in height, along the lot frontage of the secondary 

front building wall, when adjacent to a neighborhood street or secondary collector street, shall 
meet the building setback.

(C) Fences and walls greater than four (4) feet in height, along the lot frontage of the secondary 
front building wall, when adjacent to a primary collector street or arterial street, shall be set
back at least ten (10) feet from the property line.

(4) Where no primary structure exists on the parcel, fences and walls shall not exceed four (4) feet in 
height. 
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For corner lots, on the secondary front, the non-addressed portion of the lot, fences up to eight (8) feet in height would be allowed up 
to the building setback line or the build-to-line, whichever applies. This would ensure the fences maintain a distance from the sidewalk 
and adjacent street while still providing the ability to place a fence in a functioning side yard. 
Fences in the red area can not exceed 4 feet in height.
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Corner LotR.O
.W

.

building setback line

street address

Corner Lots

The regulations for interior lots will remain the same. The proposed amendment would make a 
distinction on corner lots and through lots between the primary front, where people typically 
enter their house, and the secondary front, the non-addressed side which functions as a side 
yard, but is still along a public street. The existing regulations for the primary front yard would 
remain the same. 
Fences in the red area can not exceed 4 feet in height.

Existing Regulations Proposed Regulations
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Through Lots

For the secondary front on through lots, the setback of fences up to eight (8) feet in height will be determined by the classification of 
the adjacent road. When the frontage is adjacent to a neighborhood street or secondary collector street, fences taller than four (4) feet 
in height shall meet the building setback. When the frontage is adjacent to a primary collector street or arterial street, fences exceeding 
four (4) feet shall be located at least ten (10) feet from the property line. 
Fences in the red area can not exceed 4 feet in height.

R.O.W.

R.O.W.

Existing Regulations Proposed Regulations

rear property line

street address

R.O.W.

R.O.W.
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