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**Next Meeting August 13, 2018        Last Updated:  7/6/2018 
 

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  
July 9, 2018 at 5:30 p.m.      City Council Chambers – Room #115 
 
ROLL CALL 
 

MINUTES TO BE APPROVED:    June 2018 
‘ 

REPORTS, RESOLUTIONS AND COMMUNICATIONS:  

WITHDRAWN: 

ZO-05-18 JB’s Salvage, Inc. 
  1816 W. Fountain Dr. 
  Rezone from Residential Single Family (RS) to Industrial General (IG).  
  Case Manager: Jack ie Scanlan 
 
CONTINUED TO AUGUST: 

SP-14-18 Waterstone Bloomington Land LLC 
  310 W 11th St. 
  Site plan approval to allow a 51,720 sq. ft. mixed use building with 22 parking spaces  
  Case Manager: Eric Greulich 
 
PUD-16-18 Whitney Gates 
  410 N Gates Dr. 

Site plan approval to allow construction of a 4,000 sq. ft. commercial building and preliminary 
plat approval of 2 lot subdivision 
Case Manager: Eric Greulich 

 
PUD-13-18 Trinitas Development 
  1550 N Arlington Park Dr. 

Approval of Preliminary Plan Amendments & District Ordinance to rezone Business Park to 
PUD to PUD 

  Case Manager: Jack ie Scanlan 
 

PETITIONS: 

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 
 
DP-06-18 Whitehall Associates 
  3477 W 3rd. St. 
  Final plan & preliminary plat approval for a 3 lot subdivision of an existing PUD 
  Case Manager: Amelia Lewis 
 
PUD-12-18 Fountain Residential Partners 
  4500, 4518 E 3rd St, & 306 SSR 446 

Preliminary Plan Amendment and expansion of an existing PUD & Preliminary Plat Amendment 
with a lot addition 
Case Manager: Jack ie Scanlan 

 

tel:812-349-3429
mailto:human.rights@bloomington.in.gov


BLOOMINGTON PLAN COMMISSION   CASE #: PUD-27-17 
STAFF REPORT      DATE: July 9, 2018 
Location: 2700 W. Tapp Road

PETITIONER: Public Investment Corporation 
  2417 Fields South Drive, Champaign, IL   

CONSULTANT: Smith Brehob & Associates, Inc.  
  453 S. Clarizz Blvd, Bloomington 

REQUEST: The petitioner is requesting PUD final plan approval and preliminary plat approval 
to allow a 24 lot commercial subdivision.  

BACKGROUND: 

Area:     54.53 acres
Current Zoning:   PUD
Comp Plan Designation:  Employment Center
Existing Land Use: Undeveloped 
Proposed Land Use: Commercial/Industrial
Surrounding Uses: North – Undeveloped property 

East  – Commercial (Woolery PUD)
South – Business/Professional Offices/Undeveloped
West  – Commercial/Industrial

REPORT: The property is located at 2700 W. Tapp Road and is within the Mill Creek Planned 
Unit Development (PUD-40-87). Surrounding properties to the north and west are also within the 
Mill Creek PUD, to the south is the Southern Indiana Medical Park PUD, and to the east is the 
Woolery Planned Unit Development. The properties to the west of this site within the PUD have 
been developed with a commercial office park, however the petition property has remain 
undeveloped. The Mill Creek PUD received outline plan approval in 1987 under case #ZO/PUD-
40-87 and development plan approval for one phase of the PUD was given in 1991 under case 
#PUD-73-90. A development plan approval (PCD-76-91) was also given in 1991 to allow for an 
access drive off of Tapp Road for Deborah Drive, which was installed. The Mill Creek PUD was 
approved under the 1973 zoning code list of permitted uses and development standards for the 
Light Manufacturing (ML) zoning district, with some uses excluded for the north part of the PUD
(not involved with this petition). The PUD was intended to incorporate retail and commercial uses
into the framework of an industrial park. 

The petitioner is requesting PUD final plan approval for a proposed road layout and preliminary 
plat approval for a 24 lot subdivision. The proposed plat and site plan follows the general outline 
plan that was previously approved with the initial rezoning. However, the petitioner has also 
attempted to meet all of the current UDO standards related to site design, including the 
environmental preservation standards, which were not in place at the time of the initial rezoning. 
The proposed preliminary plat shows 20 commercial lots, 2 common area lots, and one lot that 
will potentially be dedicated to the City Parks Department for inclusion in the Wapehani Park. 

This petition would involve a major change in the transportation network for this portion of the 
City. Specifically, with input from the Department, Weimer Road is being proposed to be relocated 
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from its current location to go through this petition site. This realignment was envisioned by the 
City in 2010 when right-of-way was purchased along this property frontage on Tapp Road for a
possible new Weimer road location and roundabout. The location of the roundabout was chosen
to align with the location of a possible future entrance to the Southern Indiana Medical Park to the 
south as well as locate the entrance more central to this petition site. In order to offset some of the 
development cost associated with this larger community-serving project, the Redevelopment 
Commission approved a contribution of $250,000 for this project. The relocation of Weimer Road 
would have several benefits including- 

Allowing the Parks Department to utilize the abandoned (current) Weimer Road for the 
proposed Clear Creek Trail that would connect from the existing parking area on the south 
side of Tapp Road and extend north through the Sudbury PUD.   
The relocation of Weimer Road would move the road out of the floodplain and solve 
flooding issues at the Weimer/Tapp intersection.
Provide a more continuous road network for this corridor of the City that would align with 
undeveloped properties to the south. 

PRELIMINARY PLAT REVIEW:

Lot Layout: This plat will create 20 commercial lots, 2 common area lots, and one lot that will
potentially be dedicated to the Park Department for inclusion in Wapehani Park. The relocated 
Weimer Road has been shown running through the middle of the site with 2 cul-de-sacs extending 
east. The standards for this PUD are those of the ML district which did not have a minimum lot 
size and only had a minimum lot width requirement of 60’. All of the proposed lots meet the 
minimum lot width standards. Stormwater detention will be provided on the 2 common area lots 
for the entire subdivision. There are 2 cul-de-sacs shown that are allowed and meet the minimum 
200’ length requirement and do not exceed the 600’ length maximum. 

Right-of-Way: With this project the new extension of Weimer Road would be a Primary Collector 
and a total of 65’ of right-of-way is required. However, in order to minimize disturbance through 
this property the Department worked with the petitioner on a specific cross-section of this road for 
this overall phase with only 60’ of right-of-way being dedicated. Future sections of Weimer are
required to dedicate the required 65’ of right-of-way. In addition, right-of-way from centerline of 
existing Weimer Road must be dedicated and would result in 32.5’ of right-of-way dedicated from 
centerline. All internal streets would be public with a total of 50’ of right-of-way dedicated for 
each. All roads will be dedicated public roads. The Department has worked with the petitioner on 
an appropriate cross section for the new Weimer Road to include bike lanes as well as sidewalks 
and tree plots. The approved cross sections must be shown on the final plat as well. In addition, 
the final plat must show all right-of-way clearly dedicated to the City of Bloomington and show 
centerlines of adjacent roads.

Street Trees: New street trees are required no less than 20’ and not more than 40’ from center 
along all internal public streets, as well as along Weimer and Tapp. A 5’ wide tree plot with street 
trees is required along both sides of Schmaltz Drive as well as along the other new streets. 

Common Area: There are 2 common area lots shown on the preliminary plat. The UDO requires 
that areas of tree preservation over one acre in size be set aside in common area and this has been 
met. The common area lots also contain areas of 18% slope that are required to be preserved. A
facilities maintenance plan is required to be recorded with the final plat.
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Environmental: The site has approximately 77% existing tree canopy coverage and is required to 
preserve at least 60% of that amount.  The petitioner has shown 62% preservation which exceeds
the minimum requirement. These areas of preservation have all been shown in common area as 
required since the areas of preservation are greater than one acre. There are also several karst 
features on the site that are required to be set aside in karst preservation easements and these have 
been shown as well. A 10’ no-build area is required around the karst preservation easements and 
must be shown. The site also has several areas of 18% slope and those have been set aside within 
the common area as well.

FINAL PLAN ISSUES:

Access: The project will be accessed through the proposed new relocation of Weimer Road and 
from Schmaltz Drive. No new access connections to Weimer Road or Tapp Road are approved.
As mentioned previously, the new location of Weimer Road will align with the location of 
previously purchased right-of-way on Tapp Road, which is also positioned to align with a possible 
new access drive on the south side of Tapp Road to access undeveloped property to the south.   

Development Standards: The PUD Outline Plan approved the list of permitted uses and 
development standards per the ML District for this site. Any standard not addressed under the 
previous code would utilize the current standards of the IL district. No change to the list of 
permitted uses is requested or approved. 

Pedestrian Facilities: Since it is foreseen that the current Weimer Road will be used to access the 
Clear Creek trail, the Department has given guidance to the petitioner to incorporate a 12’ asphalt 
multiuse path along the west side of Weimer to be used for the future connection route and that 
has been shown. Since there are no lots along the north side of Schmaltz Drive, the petitioner is 
requesting to install a sidewalk along only the south side of Schmaltz Drive in order to minimize 
disturbance and preserve existing trees. The Department believes that a sidewalk should be 
constructed along the north side of Schmaltz Drive and has included a condition of approval to the 
effect.

Utilities: The site is well served by existing utilities and while no problems have been highlighted 
so far, a full utility plan has not been approved and will be reviewed with a grading permit. 

20.04.090 PUD Final Plan- The UDO does not list specific findings criteria for PUD Final Plans, 
but does list what items shall be considered by the Plan Commission in a review:

(A) The written statement and supportive material submitted by the petitioner;
  

Recommended Finding: The petitioner has provided all required materials.

(B) The PUD District Ordinance; 

Recommended Finding: The proposed petition meets the original PUD District Ordinance 
guidance, including the planned multi-family density and trail connection.

(C) The Preliminary Plan;
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Recommended Finding: The approved preliminary plan showed a substantial amount of 
environmental disturbance which this final plan has avoided.

(D) The Final Plan;

Recommended Finding: The petition is the Final Plan for the site.

(E) Any commitments or conditions of approval attendant to prior approvals; 
  

Recommended Finding: There were no previous commitments or conditions that were 
imposed on the final plan approval. 

(F) Any applicable section of the Unified Development Ordinance; 

Recommended Finding: The petition is subject to the current standards of the UDO for 
architecture, height, and environmental standards as well as any other current standards in 
the UDO that were lacking in the original PUD.

(G) Additional information as may be required by the Plan Commission to evaluate the 
application. 

Recommended Finding: No additional information beyond what the petitioner supplied 
was requested by the Plan Commission at the May hearing.

ENVIRONMENTAL COMMISSION RECOMMENDATION: The EC realizes this PUD was 
created long ago before it was widely known how important habitat corridors are.  Because of this, 
the recommendation is to construct this development as carefully as possible, and as the city moves 
forward planning other areas of town, be conscientious about enabling preservation of pathways 
of vegetation.   

CONCLUSION: This petition follows the general outline of the approved outline plan while at 
the same time meeting our current environmental regulations. This petition also accomplishes a
relocation and improvement to the overall road network for this corridor which will greatly 
improve the transportation network in this portion of the City. The proposed plat meets all of the 
current subdivision regulations as well as the approved standards for this PUD. There were not 
any specific standards for this PUD and it was approved under the 1973 zoning code list of
development standards for the ML district. As such, staff used the current IL district UDO 
standards to review the site plan which meets all of the current standards.  

RECOMMENDATION: The Department recommends approval of the proposed site plan and 
preliminary plat with the following conditions of approval: 

1. A 5’ wide concrete sidewalk and 5’ tree plot is required along the north side of Schmaltz 
Drive.  

2. A zoning commitment is required to be recorded to the effect that when the property to the 
north develops, that Weimer Road must be dedicated and extended through that site.  

3. A facilities maintenance plan must be submitted prior to final plat approval.
4. Approved cross-sections must be shown on the final plat.
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5. A 10’ no-build setback should be shown around the karst features. No construction, 
including sidewalks for public roads, are allowed in the no-build setback. 
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City of Bloomington
Bloomington Environmental Commission 

401 N. Morton St., Suite 130 • Bloomington, IN 40402   Phone: 812.349.3423
www.bloomington.in.gov

environment@bloomington.in.gov  

MEMORANDUM
Date:  July 9, 2018 

To:  Bloomington Plan Commission 

From:  Bloomington Environmental Commission 

Subject: PUD-27-17,  Public Investment Corporation/Mill Creek, PUD Final Plan & Preliminary Plat
  2700 W. Tapp Rd.  
____________________________________________________________________________________

The purpose of this memo is to convey the concerns and recommendations of the Environmental 
Commission (EC) with the hope that action will be taken to protect the environmental attributes of this
environmentally-sensitive undeveloped area.   

This site is mostly covered by a high-quality woodland; perhaps one of the best in Bloomington.  It also 
boasts creeks, riparian buffers, sinkholes, springs, steep (12% - 18%) and excessive slopes (> 18%), high 
quality floral and faunal habitats, and ample biodiversity including bats and box turtles. 

In November of 2017, the EC released a document titled Bloomington Habitat Connectivity Plan.  The 
purpose for crafting the plan was to improve habitat and connectivity in our city.  The EC recommended 
five steps to connect habitat biodiversity through developing vegetative corridors; they are as follows.

1. Conserve habitat before, during, and after development; 
2. Prioritize the habitat potential and permanent habitat connectivity of an area when making land use 
decisions; 
3. Connect isolated areas of habitats by producing greenspace corridors; 
4. Enhance habitat quality in stable areas by planting native species and removing invasives; and, 
5. Inform Bloomington residents of the ecological benefits of habitat connectivity and encourage citizen 
involvement in habitat restoration.   

This site falls into an area described as having the best potential of linking two high-quality habitats.  

The EC realizes this PUD was created long ago before it was widely known how important habitat 
corridors are.  Because of this, the recommendation is to construct this development as carefully as 
possible, and as the city moves forward planning other areas of town, be conscientious about enabling 
preservation of pathways of vegetation.   
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Smith Brehob & Associates, Inc.  
 
 

Providing professional land planning, design, surveying and approval processing for a sustainable environment. 

453 S. Clarizz Blvd.
Bloomington, Indiana 47401

Telephone 812 336-6536
Fax 812 336-0513
www.smithbrehob.com

 

Mill Creek
Petitioner’s Statement

(Revised)

Location 
The site is located within the Mill Creek PUD at the northeast corner of SR 
37/I-69 and W Tapp Rd. This portion of Mill Creek is located at the 
immediate NW corner of Weimer and Tapp and generally contains 54 acres 
south of the creek that flows out of the Waphanei Bike Park to Weimer
Road. 

Size
The parcel is 54.53 acres in size.  The parcel will be subdivided into 24 lots.  
Twenty-one of these lots will be for development purposes, 3 lots will be 
conservancy and common area lots to preserve environmental features and 
encompass storm water management facilities.

Environmental Constraints
Approximately 42.18 acres of the site is wooded.  Of this wooded area, 
26.15 acres will be preserved on separate conservancy lots.   

Steep slopes on the site (12-18%) comprise approximately 17.14 acres of the 
property. Approximately 10.98 acres of steep slope area will be preserved.

There are several sinkholes on the site. The majority of those features are 
located within the wooded area on conservancy lots.  Sinkholes not located 
within a conservancy area will be placed in easement on the respective 
development lot. 

There are two streams that flow easterly across the property.  The first 
stream is an ephemeral stream on the south side of the parcel that runs from 
the east side of Lot 1 through the preserved wooded area to an existing 
culvert under S Weimer Rd on the east side of Lot 21.  The second stream is 
a perennial stream on the north side of the site.  This stream starts offsite at 
the outlet of Lake Waphanei of the site and continues easterly through a 
wetland area and underneath S. Weimer Rd.  Both streams discharge to West 
Fork Clear Creek on the east side of S. Weimer Road.

Stephen L. Smith P.E., L.S. 
Steven A. Brehob B.S.Cn.T. 
Todd M. Borgman, P.L.S.. 
Don J. Kocarek, P.L.A. 
Katherine E. Stein, P.E. 
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Smith Brehob & Associates, Inc. 
 

  Access
 Access to the property will be provided by connection to and 
extension of existing roadways.  A north/south extension across the property 
beginning at Tapp Road and continuing north will provide the main access 
and could be extended further north in the future to eliminate Weimer Road. 
Weimer Road could then become a multi-use trail. Schmaltz Boulevard 
located west of the site and within Mill Creek Phase 1 will be extended east 
parallel with Tapp Road to the new north/south roadway. This extension of 
Schmaltz will provide access to lots 2 through 8 which front on Tapp Road.  

A second internal east/west roadway is proposed also proposed to provide 
interior access to development area. 

The petitioner has been working with the Administration and the 
Redevelopment Commission for funding of the proposed north/south 
roadway since it furthers the City goals of a safe replacement for Weimer 
Road and the opportunity to use the existing roadway area of Weimer Road 
for a multi-use trail. The alignment of this north/south roadway was 
somewhat predetermined when the City originally purchased R//W from the 
Mill Creek property for a roundabout on Tapp Road at the Tapp road and 
“New Weimer Road” intersection.  

  Proposed Development Uses
Uses approved within the PUD are those listed in the original PUD outline 
plan. 

Site plan approval would be required for each individual lot upon 
development.  Site plan approval would be requested at staff level for each 
lot.   

  
  Proposed Development Roadway Sections 

There are 3 typical roadway sections within the development as described 
below.  Sections are illustrated on the Site Plan.

    
   New North/South Roadway 
   60’ R/W width
   20’ pavement for two travel lanes

7’ on-street bike lanes
   6” standing curb both sides

6.5’ wide tree plot both sides 
   5’ concrete sidewalk
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Smith Brehob & Associates, Inc. 
 

   Public Street through Sensitive Areas 
   50’ R/W min width
   24’ pavement for two travel lanes 
   6” standing curb both sides 
   6.5’ tree plot and 5’ concrete sidewalk on 1 side only 
    
   Public Street 
   50’ R/W width
   24’ pavement for two travel lanes
   6” standing curb both sides 
   6.5’ tree plot and 5’ concrete sidewalk both sides 

  Roadway Sidewalk Waiver 
The roadway typical cross section for the East/West extension of Schmalz 
runs adjacent to steep slope areas and sinkholes. It is also adjacent to 
common area where a significant block of existing tree canopy is being 
preserved. There are no development lots location along the north side of the 
roadway. A waiver to the required tree plot and sidewalk on the north side of 
this roadway is being requested. Inclusion of a sidewalk will require 
additional removal of tree canopy and may necessitate the construction of 
walls within the sinkhole buffer areas to support the sidewalk. Sidewalk is 
included on the south side of the roadway adjacent to the development lots 
and crosswalks are provided at intersections.  

    
  Preservation and Common Area 

The proposed plan preserves a total of 26.15 ac of tree canopy (62% of 
existing tree canopy).  The tree preservation areas are located on
Conservancy Lots 21-24.  Several karst features are present on the site and 
are located within Conservancy Lots 21-24 with the exception of two karst
features on lots 16 and 17.  Storm water management areas are also located 
within lots 21, 23 and 24.   

  Stream Buffer 
Two 75’ stream buffer areas are provided for one ephemeral stream and one 
perennial stream.  The ephemeral stream is located on lots 21 and 22 north of 
Schmaltz Boulevard.  This stream flows in an easterly direction to S Weimer 
Road.  A proposed detention basin is located within Zones 2 and 3 of the 
stream buffer area near S. Weimer Road on Lot 21.  The perennial stream is 
located on the north side of the development.  This stream starts offsite from 
the west and flows in an easterly direction to S. Weimer Road.  A wetland 
area has also been identified within this stream.
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Smith Brehob & Associates, Inc. 
 

Tree Canopy Mitigation 
Mitigation of the loss of tree canopy coverage is proposed along the roadside 
embankment of the North/South roadway. The mitigation plantings will 
consist of canopy and understory tree planted on a 10’ x 10’ grid. Native 
grasses will also be planted in the mitigation area. The area will not be 
maintained (mowed) after planting.

  Interaction with Waphanei 
Pedestrian easements have been included to link the site to the park through 
Lot 24 of the development. Lot 24 is a preservation lot and is currently 
encumbered with mountain bike and hiking trails. A prior agreement with 
PIC permitted the use of the trails until the Mill Creek property was 
developed. Discussions with Parks regarding donation of Lot 24 to the City 
are ongoing.  

   
  Storm Water Management 

Three detention basins are proposed to provide both storm water management 
and water quality for the entire development.  The storm water detention 
basins will be planted with native plant material.  Basins are located on lots 
21, 22 and 23.   

  Utility Service Lines
  Water, sewer and private utility lines are located near the property to serve 
  the needs of the development. 

Water – water service will be provided to the lots fronting W Tapp 
Road from an existing main along the north side of W Tapp Rd.  The 
remaining lots will be served by a new main extension from Tapp 
Road north through the development and looping back out to S. 
Weimer Road.

  
Sanitary Sewer – sanitary sewer service will be provided by a 
proposed main extension within the development that will connect to 
an existing main along S Weimer Rd.  

Private utilities – Electric, telephone, gas and cable service is 
available in along W Tapp Road and Deborah Drive to meet the needs 
of the development. 
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Approved use list
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BLOOMINGTON PLAN COMMISSION CASE #: DP-06-18
STAFF REPORT DATE: July 9, 2018
LOCATION: 3477 W 3rd Street

PETITIONER: Whitehall Associates
7914 Shadeland Avenue, Indianapolis

CONSULTANT: Bynum Fanyo
453 S Clarizz Boulevard, Bloomington

REQUEST: Final Plan and Preliminary Plat approval for a 3 lot subdivision of an existing Planned 
Unit Development. 

BACKGROUND:
Area: 12.48 acres
Current Zoning: PUD
Comprehensive Plan
Designation: Regional Activity Center
Existing Land Use: Commercial
Proposed Land Use: Commercial
Surrounding Uses: North – Commercial

West – Commercial
East     – Commercial
South – Commercial

REPORT: The property is located at 3477 W 3rd Street, and is within a Planned Unit Development 
(PUD) that was approved in the 1980s. The property is located within a commercial shopping area 
and surrounding land uses are also commercial. The property is located on the south side of West 
3rd Street, south of an existing Hardee’s. This petition site was previously developed with a multi-
tenant center at the south property line and two small bank buildings in the northeast corner of the 
property.

The petitioner is requesting to create two additional lots within the existing 12.48 acre PUD. The 
two existing structures at the northeast corner of the site would each be on a new lot and the 
structures would later be demolished. The two new proposed lots would essentially be “carved 
out” of Lot 1, resulting in a C shaped Lot 1. The proposed Lot 2 is approximately 0.45 acres with 
a proposed 3,182 square foot restaurant building. The proposed Lot 3 is approximately 0.37 acres.
No development is proposed on Lot 3 at this time. The existing Lot 1 would be 11.2 acres with the 
existing multi-tenant center and the access drive north of the proposed Lots 2 & 3 remaining on 
Lot 1. A new north-south 5 foot wide sidewalk is proposed along the east portion of Lot 2.

SITE PLAN: Subdivision does not require full compliance with the Unified Development 
Ordinance (UDO). However, any new building construction on a lot requires that the lots come 
into full compliance with the UDO (20.08.060(a)).

Lot 2 is the only lot with new construction proposed, so it is the only lot required to meet the 
development standards at this time. As there is no development proposed on Lots 1 or 3 at this 
time they are not required to come into compliance with the UDO. Any future development on 
these lots would require either full or limited compliance with the UDO site plan standards.
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Where regulations are not address in the PUD, Commercial Arterial (CA) zoning standards are 
applied.

Vehicular Access: Access to the site is from a private drive on the south side of W 3rd Street. 
There are existing east-west drive aisles to the north and south of the proposed new lots.

Pedestrian Access: Pedestrian access to the site is limited. There are currently no sidewalks on 
either side of the private drive leading to the site. There are internal sidewalks on the proposed Lot 
2, leaving connections open for future sidewalk connections on Lots 1 and 3. The petitioner is 
proposing 5 foot wide sidewalks on the east side of proposed new Lot 2.

Vehicular Parking: Fifteen parking spaces are proposed for Lot 2. This is the maximum number 
of spaces permitted for the use “restaurant, under 5,000 square feet.”

Bicycle Parking: Lot 2 is required to have a minimum of 4 bicycle parking spaces. A bicycle 
parking area is provided at the northeast corner of the lot, but the number of spaces is not clearly 
identified. If development occurs on Lot 3, additional bicycle parking spaces will be required to 
be installed. 

Landscaping: The landscaping plan for the proposed Lot 2 meets the standards of the UDO. 

Impervious Surface Coverage: When developed, a lot is required to meet the maximum 
impervious surface coverage of the CA zoning district, 60% of the lot area. As shown on the plans 
the proposed Lot 2 is 56.5 percent impervious. The petitioner is proposing to use 2,453 square feet 
of permeable pavement surfaces to meet this standard. As no new construction is proposed on Lots 
1 & 3, they are not required to meet this standard at this time. 

Signage: Per conditions of the PUD, each lot is permitted to have its own signage. No signage has 
been proposed or approved at this time, but any future signage will require a permit from the 
Department.

ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The full report from the 
Environmental Commission (EC) is included in the packet. The EC had the following 
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, and commit to them in the 
Petitioner’s Statement.

COMPREHENSIVE PLAN: This area of West 3rd Street is designated as ‘Regional Activity 
Center’ in the 2018 Comprehensive Plan. The intent of the district is to provide high intensity retail 
activity. Regional Activity Centers contain higher intensity uses such as national retailers, offices, 
food services, lodging, and entertainment. The proposed use of this property is consistent with the 
Comprehensive Plan.

CONCLUSION: The development is consistent with the existing surroundings and the 2018 
Comprehensive Plan. The changes to the proposed Lot 2, while small in area, add landscaping and 
a portion of sidewalk connectivity that will ideally be developed and completed as the larger site 
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continues to develop. 

RECOMMENDATION: Based on the findings of fact in the report, the Department recommends 
approval of this petition with the following conditions:

1. Grading and building permits shall be issued prior to any site work.
2. On Lot 2, the proposed bicycle parking shall provide 4 spaces.
3. If at any time the existing structures on Lots 1 and/or 3 are removed, the Vacant Lot 

Landscaping requirements (BMC 20.05.057) shall apply.
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MEMORANDUM

Date: July 9, 2018

To: Bloomington Plan Commission

From: Bloomington Environmental Commission

Subject: DP-06-2018, Whitehall Associates, Freddy’s
3477 W. 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.

ISSUES OF SOUND ENVIRONMENTAL DESIGN

1. GREEN BUILDING
There is little about a small building within a large parking lot to mention regarding 
environmental preservation.  The best that a developer can do to preserve or enhance the 
environmental health of the site is to build the structure using green practices, and landscape to 
the maximum extent possible.  The Landscape Plan meets code; therefore the EC recommends 
that green building features be used.

Green building and environmental stewardship are of utmost importance to the people of 
Bloomington and are consistent with the spirit of the Unified Development Ordinance (UDO),
and the 2018 Comprehensive Plan. All developers and builders should design their structures
with as many best practices for energy savings and resource conservation as possible.  One site-
specific example of a green building practice that could be used for mitigating the effects of 
climate change and dwindling resources is as follows. 

Reduce the 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 white in color, embedded with reflective material, or covered with a reflective coating 
or a white granulated cap sheet.
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EC RECOMENDATIONS

1.)  The Petitioner should apply green building and site design practices, including using local 
products, to create a high performance, low-carbon footprint structure, and commit to them in the 
Petitioner’s Statement.
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Existing Conditions  
The site is located at 3477 E. 3rd street on the West side of Bloomington. The property is a 
existing 12.58 acre retail center which was part of a larger PUD passed in 1980
included Kmart, Kroger, Whitehall Plaza, and the banks and restaurant outlots along West 3rd St.  

This project will include improvements on the 2 abandoned bank buildings on the north side of 
the property, behind Hardees Restaurant. The larger bank building was occupied by Old National 
Bank, from the 1990s until vacated in 2010 or 2011. The site includes an abandoned 2600 sf 
building, 7 parking spaces and 4 bank drive through lanes. The second building was occupied by 
IU Credit Union, from the 1990s until 2010 or 2011. The site includes a partially demolished 
1000 sf building and 6 bank drive through lanes.  

Subdivision  
In order to minimize work on the entire 12.48-acre lot, the owner wants to subdivide the property 
acre lot and create 2 outlots in the location of the 2 bank buildings. Lot 1 will be an 11.2-acre lot 
containing the existing Whitehall Plaza Shopping Center. Lot 2 (Old National bank site) will be a 
.45-acre will be .37 acre and (IU 
Credit union bank site) will remain vacant.  

Environmental Constraints 
There are no environmental constraints or steep slopes on the site. 

Access 
Access to the property will be through the one existing drive to E. 3rd Street and 2 existing drives 
onto Liberty Drive. These 3 drives serve the entire Whitehall Plaza and the 7 outlot buildings 
located along 3rd street. There is an existing traffic light at the 3rd street drive across from Gates 
Drive. The 2-existing connecting to Liberty Drive are owned by the Whitehall Associates and the 
drive to 3rd Street is owned by the adjacent property owner, the former Kmart building. There are 
reciprocal parking and access easements for all the entire shopping center, banks and restaurants. 

Proposed Development  
Lot 2 will be developed as a Freddy Restaurant in the same location as the Old National Bank 
Building. The building will be a 3182 SF single story building with outdoor seating and 
associated sidewalks. There will be 15 parking spaces. There will be a single lane drive through 
serving the restaurant. Proposed landscape will meet current code.  

Impervious Surface Coverage 
The maximum impervious surface is 60%. The proposed development will have a 
maximum of 40% impervious surface and 60% pervious surface. The 15-car parking lot 
will use pervious paver surface in order to meet the requirement.   

Alternative Transportation 
The site has multiple Bloomington Transit Stops located on the property and adjacent properties. 

Bike parking and connecting sidewalks will be added with the project.  
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Storm Drainage 
The development will drain into an existing stormwater system on site that drains into a regional 
detention basin on the south site of the Kmart Building.   

Utility Service Lines 
Water, sewer lines are located on the property.  

Water Old National bank water service will be reused.  

Sanitary Sewer  on site just north of 
the proposed development. 
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BLOOMINGTON PLAN COMMISSION    CASE #: PUD-12-18 
STAFF REPORT       DATE: July 9, 2018 
Location: 4500, 4518 E 3rd Street & 306 S State Road 446

PETITIONER: Fountain Residential Partners 
  2626 Cole Ave #620, Dallas, TX   

CONSULTANTS: Smith Brehob and Associates, Inc.
   453 S. Clarizz Boulevard, Bloomington 

REQUEST: The petitioner is requesting a Preliminary Plan Amendment and an expansion of an 
existing PUD and Preliminary Plat Amendment with lot addition.

BACKGROUND: 
Area:     14.07 acres
Current Zoning:   Planned Unit Development 
GPP Designation:  Urban Corridor / Neighborhood Residential
Existing Land Use: Commercial / Vacant / Hotel
Proposed Land Use: Dwelling, Multi-Family / Commercial / Hotel
Surrounding Uses: North – Dwelling, Multi-Family / Commercial   

West  – Commercial / Restaurant
East  – Dwelling, Single-Family
South – Dwelling, Multi-Family

REPORT: The property is located at the southwest corner of E. 3rd Street and State Road 446 and 
is zoned Planned Unit Development (PUD). The property is the majority of the Century Village 
PUD, originally approved in 1975 as PCD-10-75. Lots 1 and 2 of Phase I (the existing small 
commercial buildings) are not included in this petition. The PUD was originally developed with a 
series of small ‘Colonial Williamsburg’-style structures intended for use as office and retail space. 
Those structures were converted to Century Suites Hotel, which is still on the eastern portion of 
the site. The PUD also contains a vacant restaurant space which was formerly Chapman’s and two 
commercial buildings (the two buildings not involved in this petition). The remainder of the PUD 
has remained vacant. The PUD was expanded in 2004 to contain its current acreage, modify the 
use list, and allow for a maximum of 50 units of upper-floor only multifamily units. The 
Baker/Stephens PUD is to the west; Knightridge Manor is to the south; there are commercial uses 
across 3rd Street to the north, as well as Summerhouse; and to the east there is a single-family 
neighborhood across State Road 446 outside of City of Bloomington limits.

The petitioner proposes to amend the existing Century Village PUD Preliminary Plan in order to: 
add first-floor dwelling units as a permitted use; modify the approved use list by adding three 
additional uses; add .71 acres from the adjacent PUD to the west; and to modify permitted densities 
to allow for a denser multifamily future Development Plan on the vacant portion of the site than is 
currently allowed. Additionally, the petitioner seeks to replat the vacant portion of the PUD as one 
lot with a Preliminary Plat Amendment.

The multifamily development proposal for the vacant portion of the PUD includes 221 units with 
a total of 632 bedrooms. The entirety of the proposed development is a mix of studio apartments, 
one-bedroom, and four-bedroom apartments. The petitioner proposes 478 parking spaces, which 
is equal to 76% of the bedrooms having a parking space.  
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COMPREHENSIVE PLAN: This property is designated as Urban Corridor with some 
Neighborhood Residential on the rear portion. The lines and edges in the Comprehensive Plan are 
intended to be fluid, so as to be flexible as areas in the City develop. Given the existing 
development on and around the site, the Department feels that Urban Corridor is the most 
appropriate district to analyze this proposal. The Comprehensive Plan notes the following about 
the intent of the Urban Corridor area and its redevelopment:

Designed to transform strip retail and commercial corridors along major roadways into a 
more urban mixed-use district that will serve as an appropriate transition from higher, 
more intensive uses to other districts, Focus Areas, and regional activity centers.
Integrating multifamily residential uses into existing retail and commercial areas within 
the district can apply a mixed-use approach within individual buildings sites or between 
adjacent properties. 
It is intended to incorporate a balance of land uses by taking advantage of the proximity 
to other land uses and urban services.
The district is expected to change by incorporating mixed uses and increasing activity.
Buildings should be developed with minimal street setbacks, with parking located behind 
the building, and with an emphasis on minimizing pedestrian obstacles to accessing 
businesses.
Development and redevelopment within the district is particularly suited to high-density 
residential and mixed residential/commercial use and taller building heights, with the 
possibility of three or four-story buildings.
Affordable housing units are an important component of the Urban Corridor district.
Access to public transit service is an important component of the Urban Corridor district.
Connections to a network of City trails, paths, and bikeways create access to other 
destinations and provide active, healthy means of transportation.
Create opportunities for infill and redevelopment to increase residential densities, with 
housing types such as duplex, triplex and fourplex buildings, courtyard apartments, 
bungalow courts, townhouses, row houses and live/work spaces. In order to preserve the 
character of existing single family neighborhoods, this increased residential density and 
diversity in housing types should be located outside those neighborhoods.

The redevelopment of this large piece of property adjacent to 3rd Street and State Road 446 will 
add mixed use to a solely commercial development. The project will include buildings 
immediately adjacent to both roads, with vehicular and pedestrian connections to surrounding uses 
and roadways. The proposed Preliminary Plan Amendment is consistent with the intent and 
development guidance of the Comprehensive Plan for this area. 

PRELMINARY PLAN:

Uses: The petitioner is proposing to add three new uses to the PUD. The previously approved uses 
from the 2004 petition will be carried over (and are listed in the petitioner’s statement) and 
‘medical clinic’, ‘fitness/training studio’ and ‘dwelling, multifamily’ (which will allow first-floor 
units) are proposed to be added. Additionally, the petitioner is requesting to carry over two 
definitions that were written specifically for the PUD, for the uses ‘restaurant, limited service’ and 
‘banquet facility’. The ‘restaurant, limited service’ definition allows for a larger restaurant than 
the UDO allows for with the same definition, 5,000 square feet versus 2,500 square feet. The 

42



Department supports the deviation in the PUD. The Department recommends, however, that the 
UDO definition of ‘banquet hall’ be added to the PUD for ease of administration, as it is very 
similar to the ‘banquet facility’ definition that was included in the PUD before the UDO was 
written.

Residential Density: The maximum residential density allowed is currently limited to 50 units of 
above-ground only multifamily units, which is approximately 3.64 units/acre. The petitioner is 
requesting that first-floor units be allowed on the site, and that the density be increased to allow 
for 250 units on the site. That amounts to 17.76 units/acre. This change is a shift in the intention 
of the PUD, which would become largely residential under the new proposal, whereas residential 
was previously seen as secondary to potential commercial uses. The Comprehensive Plan calls for 
increased density in the Urban Corridor designation. 

Height and Bulk: The petitioners are proposing three-story townhouse-type buildings along 3rd

Street and State Road 446, with four-story apartment buildings in the interior of the site. The 
Department has requested that the two large four-story buildings on site be broken up, and the 
petitioner is still evaluating that option. Residential High-Density Multifamily (RH) development 
standards will be used in the residential portion of the PUD. The proposed heights will meet those 
standards, which is a maximum of 50 feet. The petitioner proposes height to be measured from 
finished grade to the top of the building adjacent to that grade, which is not how the UDO currently 
defines height. The Department is fine with this definition.

Parking and Surrounding Roads: A total of 478 surface parking spaces are proposed in a series 
of parking lots and drive aisles on the property. This is a total number of parking spaces equal to 
76% of the bedrooms on the site. The petitioner is proposing a maximum of .85 parking spaces per 
bedroom as the PUD standard. The petitioner is proposing back-in angled parking on the main 
north-south connector drive that runs through the middle of the site, as well as on the east-west 
drive that directly accesses State Road 446. While the City of Bloomington has explored back-in 
parking on City streets, we have not yet seen a development that includes such parking on private 
property. No street parking is proposed on either 3rd Street or State Road 446, and no new roads 
are proposed with this petition. 

Access: There is one vehicular access directly from 3rd Street. The location of the access will be 
moved further west from the existing driveway onto the property, in order to align with 
Morningside Drive, to the north. A second vehicular access is planned onto State Road 446 at the 
southern portion of the development. Additionally, two vehicular accesses will connect to the 
existing commercial portion of the PUD and one access will be stubbed to the south for possible 
future connection. 

Sidewalks will be installed along 3rd Street and State Road 446. The petitioner is currently only 
showing sidewalk on the multifamily of the property. Internal sidewalks, as well as connections to 
the south, west, and existing commercial portion of the PUD are shown.  

The Department has also spoken to the petitioner about possibly installing sidewalk further west 
on 3rd Street, in front of an existing vacant parcel, in order to improve the pedestrian network from 
the petition site to the core of Bloomington to the west.

Bicycle Parking: The development has 632 proposed bedrooms. The required bicycle parking is 
53 covered Class II spaces; 27 Class I spaces; and 26 Class II spaces. Additionally, each building 
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with more than twelve (12) bedrooms will be required to have at least 2 Class II spaces within 50 
feet of the building entrance. The petitioner will address the specifics of bicycle parking at the 
development plan stage, but has stated that they will meet the requirements.

Architecture/Materials: The petitioner proposes to complement the existing building styles in 
the Century Village Hotel area with pedestrian-scaled architecture and the townhouses built 
forward on both 3rd Street and State Road 446. Roof pitches in the multifamily area are pitched at 
more than 4:12, which is called for in the existing PUD.

Streetscape: Buildings along 3rd Street and State Road 446 will have main pedestrian entrances 
built facing the street and be designed in a townhouse-style. An 8-10 foot wide pedestrian path 
will be included on 3rd Street, as well as a 5 foot sidewalk on State Road 446, both separated from 
the roadway. Landscaping requirements, such as street trees, have not yet been determined.  

Alternative Transportation: The 6 bus runs along 3rd Street and south on State Road 446, 
allowing easy access for potential residents. The petitioner is in discussions with Bloomington 
Transit about incorporating a bus stop with a bus shelter on the property, and there is an existing 
bus stop on State Road 446. 

Environmental Considerations: The petition site is largely grassed open space, with an existing 
wooded area in the southeastern portion of the undeveloped portion of the lot. Most of the wooded 
area will remain, with some being removed for the driveway being added to connect to State Road 
446.

Housing Diversity: The petitioner is in discussions with the Administration and the Housing and 
Neighborhood Development Department on how to best address the diverse housing that is called 
for in the Comprehensive Plan. 

PRELIMINARY PLAT AMENDMENT:

The petitioner proposes to replat the multifamily area of the PUD as one lot, as it is currently a 
mix of unplatted and platted land. The request is an amendment to the existing Century Village 
plat, as well as the Baker Subdivision plat in order to create one 10.329 acre parcel. The petitioner 
seeks amended setback standards for the interior lot lines.

ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington 
Environmental Commission (EC) made 3 recommendations concerning this development, which 
are listed below:

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

2) The Petitioner should provide space for recyclable materials to be stored for collection, 
and a recycling contractor to pick them up. 

3) The Petitioner shall strive to create a beneficial and robust Landscape Plan. 
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CONCLUSION: This petition brings a large mixed-use development to an otherwise commercial-
only PUD that has been available for development for over forty (40) years. The proposal is 
consistent with the Comprehensive Plan, and brings much needed housing to an area served by 
transit and on a major thoroughfare connection to downtown and the Indiana University campus. 
The Department is generally favorable of the petition, but would like to keep working with the 
petitioner on such issues as appropriate building bulk and design; appropriate landscape and 
preservation plans; diverse housing incorporation; and transit incorporation. 

RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission continue the petition to the August hearing so that the petitioner, the Department, and 
other City staff can continue to work on the issues listed above.  
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MEMORANDUM

Date:  July 9, 2018 

To:  Bloomington Plan Commission

From:  Bloomington Environmental Commission 

Subject: PUD-12-18, Century Village PUD amendment
  4500, 4518 E. 3rd St., & 306 SR 446 

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 quality of this proposed plan.  The EC finds the PUD expansion acceptable, but 
recommends that green building practices be employed.

ISSUES OF SOUND ENVIRONMENTAL DESIGN

1.)  ENVIRONMENT-ENHANCING BUILDING PRACTICES
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) and the 2018 Comprehensive Plan.   

The EC recommends that the developer design the building with as many best practices for 
energy savings and resource conservation as possible.  Some specific recommendations to 
mitigate the effects of climate change and dwindling resources include the following.  

a. Recycling
The EC recommends that space be allocated for recyclable-materials collection, which will 
reduce the facility’s carbon footprint and promote healthy indoor and outdoor environments.  
Recycling has become an important norm that has many benefits in energy and resource 
conservation.   People expect to have recycling facilities available in multi-family homes as they 
do in single family homes, and we hear many complaints from those who do not.  Recycling is 
an elementary environmental practice, given that the City of Bloomington has been promoting it 
since the early seventies.  Recycling is thus an important contributor to Bloomington’s 
environmental quality and sustainability and is expected in a 21st-century structure. 

b. Reduce the 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 
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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 white in color, embedded with reflective material, or covered 
with a reflective coating or a white granulated cap sheet.

c. 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.

d. Electric vehicle charging stations   The parking areas for the residential units should have at 
least 2% plug-in-ready electric vehicle charging stations.

2.)  LANDSCAPING
The preliminary site plan suggests that there will not be much room left for shaded or open 
spaces for residential quality of life, for biodiversity, or for the benefit of pollinators.  The EC 
recommends that when the Landscape Plan is crafted, care be taken to use every available space 
for the aforementioned uses.

Furthermore, the plan should 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.   

The proposed development is on the corner of two highly traveled thoroughfares for the east 
side.  The EC always promotes development designs that are consistent with “complete streets” 
usability, inviting gateway character, and enhanced environmental sustainability, but finds it 
crucial in this location as an entranceway to Bloomington.  There are many design concepts to 
consider, from landscaping that celebrates Bloomington’s natural heritage, to creating public 
gardens to enhance neighborhood comradeship, to choice of building materials and architecture 
that promote a sense of place and reflects our city’s commitments to green building and 
sustainability.

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 provide space for recyclable materials to be stored for collection, and a 
recycling contractor to pick them up. 

3.)  The Petitioner shall strive to create a beneficial and robust Landscape Plan. 
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