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**Next Meeting October 8, 2018       Last Updated:  9/7/2018 

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  
September 10, 2018 at 5:30 p.m.          City Council Chambers – Room #115 

ROLL CALL 
MINUTES TO BE APPROVED:    August 2018 
‘

REPORTS, RESOLUTIONS AND COMMUNICATIONS:  

CONTINUED TO OCTOBER 8, 2018: 

PUD-12-18 Fountain Residential Partners 
4500, 4518 E 3rd St, & 306 S SR 446 
Preliminary Plan Amendment and expansion of an existing PUD & Preliminary Plat Amendment 
with a lot addition 
Case Manager: Jackie Scanlan 

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: Jackie Scanlan 

SP-14-18 Waterstone Bloomington Land LLC 
320 W 11th St. 

  Site plan approval to allow a 51,720 sq. ft. mixed use building with 22 parking spaces  
Case Manager: Eric Greulich 

CONSENT AGENDA: 

DP-20-18 Btown Cohousing LLC 
  2005 Maxwell St, 1325 & 1280 Short St. 
  Preliminary plat approval for a 3.4 acre, 28 lot subdivision in a planned unit development 

Case Manager: Amelia Lewis 

UV-22-18 Monroe County Youth Services Bureau
  615 S Adams St. 

Use Variance recommendation to allow for a 9,500 square foot addition to an existing non-
conforming rehabilitation clinic.  
Case Manager: Amelia Lewis

PETITIONS:

DP-09-18 Bob & Kari Costello 
  1924 E 2nd St. 
  Preliminary Plat for a 2 lot subdivision zoned Residential Single Family (RS) 

Case Manager: Amelia Lewis 

SP/UV-18-18 Crosstown Redevelopment Holdings LLC 
  1799-1811 E 10th St. 

Site Plan review for two mixed-use buildings and use variance recommendation to the BZA for 
Retail, High Intensity in a CL zoning district  
Case Manager: Jackie Scanlan 
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BLOOMINGTON PLAN COMMISSION CASE #: DP-20-18
STAFF REPORT DATE: September 10, 2018
Location: 2005 S. Maxwell Street, 1280 & 1325 E. Short Street

PETITIONER: B-Town Co-Housing LLC
4535 E 3rd Street, Bloomington

CONSULTANT: Bynum Fanyo & Associates
528 N Walnut Street, Bloomington

REQUEST: The petitioner is requesting preliminary plat approval for a 3.4 acre, 28 lot 
subdivision in a Planned Unit Development. 

REPORT: The approval for the Planned Unit Development was forwarded with a positive 
recommendation from Plan Commission to City Council on May 14, 2018 (PUD-02-18). Council 
approved Ordinance 18-13 on June 27, 2018. 

The 3.18 acre site is located at the south end of South Maxwell Street where the street connects 
with Short Street. Surrounding land uses include single family residences to the north, a green area 
(conservancy easement) for the Mayfair Subdivision to the east, the Bloomington Montessori 
School playground to the west, and the YMCA to the south.

The petitioner is proposing a design built around the concept of a Cohousing community which 
“combines the autonomy of privately owned dwellings with the advantages of community living,” 
per the petitioner’s statement. This PUD would redevelop the property with 27 single family 
houses on individual lots, located around a common garden and common house for residents with 
parking on the perimeters. Each lot would be individually purchased, similar to other single family 
developments. The proposed density for this development is 9.38 dwelling units per acre 
(including the right of way along the east portion of Short Street & including the option for five 
(5) Accessory Dwelling Units (ADUs)).

FINAL PLAN REVIEW: A Condition of Approval for the PUD designated staff the final review 
of the site plan granted there were no significant changes. No significant changes have been 
proposed.

PRELIMINARY PLAT REVIEW: The Review Considerations for Preliminary Plats BMC 
20.09.180(h) require that the Plan Commission review (1) The written statement and supportive
material submitted by the petitioner; (2) The Preliminary Plat; (3) The testimony of the petitioner; 
(4) The Growth Policies Plan (now the 2018 Comprehensive Plan); (5) Any applicable standards 
in Chapter 20.02: Zoning Districts; (6) Any applicable development standards in Chapter 20.05: 
Development Standards; (7) Any applicable subdivision standards in Chapter 20.06: Subdivision 
Regulations; (8) Any applicable design standards in Chapter 20.07: Design Standards; (9) Any 
other applicable provisions of the Unified Development Ordinance; (10) The Planning and 
Transportation Department report; and (11) Such other additional information as may be required 
by the Plan Commission or Plat Committee to evaluate the petition.

3



COMPREHENSIVE PLAN: The 2018 Comprehensive Plan designates this area as 
Neighborhood Residential and gives the following guidance on development: 

“Optimize street, bicycle, and pedestrian connectivity to adjacent neighborhoods and other 20-
minute walking destinations.”
“Ensure that appropriate linkages to neighborhood destinations are provided.”

The proposed plat completes a portion of sidewalk at the south end of Maxwell Street, 
along the north side of the eastern portion of Short Street, and along the south side of Short 
Street. Additionally, the PUD approval calls for the connection of Short Street to the west 
of the development which would have additional pedestrian facilities adjacent to the street. 

“Redevelopment or rehabilitation of existing structures, or new infill development of single lots or 
developments less than one acre, should complement the context of the surrounding land uses. 
Furthermore, single lots or small-scaled developments should not dominate or detract from the 
neighborhood context.”

The proposed development is substantially larger than 1 acre and located in the middle of 
an existing neighborhood. This development is consistent with existing land uses and 
provides additional housing in an area with many amenities. Concerns regarding available 
access and increased traffic pose the largest factor in negatively impacting the area, which 
will be partially mitigated by the Short Street connection. 

“Support incentive programs that increase owner occupancy and affordability (including 
approaches promoting both permanent affordability and home ownership for all income levels).” 

The petitioner is still working with City Staff to identify potential affordability 
incorporation in these owner occupied homes. 

CHAPTER 20.02 ZONING DISTRICTS: As a PUD, the district has its own set of established 
development standards and does not follow an existing zoning classification in the current UDO. 
With the intention of creating a high density development, though still single family development,
the PUD followed many standards of the RH (Residential High Density) Zoning District. 

Lots: As shown in the original PUD approval, there are 27 individual single family lots. 
These lots vary in size from 0.03 acre to 0.18 acre. The rest of the property, 1.67 acres, not 
identified as individual single family lots is proposed to be platted as the 28th lot and 
commonly owned by the HOA.

CHAPTER 20.05 DEVELOPMENT STANDARDS: 

Setbacks: Refer to the development standards as approved in the original PUD. It is a 
condition of approval that the preliminary plat be modified to either show the proposed 
setback lines or include a setback table of these regulations.

Pedestrian Facilities: Per the approved preliminary plan for the PUD, the petitioner will 
construct 5 foot wide sidewalks along the south side of Short Street and the portion along 
Maxwell Street to the north, adjacent to this development. On the north side of the Short 
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Street right-of-way there will be an 8 foot wide multi-use path constructed extending east-
west with a ramp down to the street.

CHAPTER 20.06 SUBDIVISION REGULATIONS: The preliminary plan determined an 
alternate subdivision layout as opposed to one of the subdivision types specified in Chapter 6.

CHAPTER 20.07 DESIGN STANDARDS: Chapter 7 outlines design standards for site and 
infrastructure improvements associated with all lot subdivisions.

Lot Establishment Standards (LT): 
Lot Width Measurement & Frontage: The preliminary plan approved a site design style 
that does not have typical lot width and frontage requirements as a majority of the homes 
are situated around a common lawn area. 

Right-of-way: See Street and Right-of-Way Standards (SR) below.

Street and Right-of-Way Standards (SR):
Right-of-Way: The plat shows proposed 5 foot wide right of way dedication for all 
frontages along Maxwell and Short Streets. There is an existing 40 foot wide right-of-way 
where Short Street dead ends in the eastern portion of the development. With the proposed 
5 foot wide right of way to the north and south, the right-of-way for this portion of Short 
Street becomes 50 feet in width. The proposed plan shows this area as back out parking 
and space for dumpsters. Any use of the public right-of-way will need approval from the 
Board of Public Works. Per BMC 20.04.080(g)(2)(B) the petitioner shall dedicate required 
right-of-way along Short Street and Maxwell Street within 180 days of approval by the 
City Council. 

Easement Standards (EA):
Easements: There is a proposed Ingress, Egress, & Utility Easement shown on the west 
and southern borders of the property. The easement on the west portion of the site shall be 
extended to the property line in the area north of the drainage easement. This is a condition 
of approval. The intention behind this easement is to allow for emergency vehicle access,
utility maintenance, as well as potential future pedestrian access to the YMCA. There is 
an additional 8 foot wide easement along the south side of Short Street. 

There are drainage easements located at the southwest corner of the site and a portion of 
the property along the eastern edge. 

The preliminary plan identified an access point at the southwest corner of the site across 
the drainage easement. Due to concerns from City of Bloomington Utilities, this access 
point will need to be relocated to the north or east of this drainage easement. Extending the 
proposed ingress, egress & utility easement to the western property line will make this 
option more realistic, in line with the approved preliminary plan.

Utility Standards (UT):
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Utilities: The site is currently serviced by City of Bloomington Utilities. The existing lines
and appropriate easements are shown on the plat. 

CONCLUSION: The Preliminary Plat is consistent with the approved PUD and meets the 
minimum Preliminary Plat requirements of the Unified Development Ordinance.

RECOMMENDATION: Based on the findings in the report, the Department recommends
approval of the preliminary plat for case DP-20-18.

1. The plat shall be updated with current owner information.
2. The setbacks for all lots shall be shown on the plat or as a setback table on the plat. 
3. The ingress, egress, and utility easement on the west portion of the site shall be extended 

to the western property line. 
4. All proposed rights-of-way shall be dedicated to public use.
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BLOOMINGTON PLAN COMMISSION CASE #: UV-22-18
STAFF REPORT DATE: September 10, 2018
Location: 615 S. Adams St.

PETITIONER: Monroe County Youth Services
615 S. Adams Street, Bloomington

CONSULTANT: RQAW
8770 North Street, Fishers

REQUEST: The petitioner is requesting a use variance recommendation to allow for a 9,500 square 
foot addition to an existing non-conforming rehabilitation clinic.

Overall Area: 2.47 acres
Current Zoning: Residential Single Family (RS)
Comprehensive Plan: Neighborhood Residential
Existing Land Use: Rehabilitation Clinic (Youth Shelter)
Proposed Land Use: Rehabilitation Clinic (Youth Shelter)
Surrounding Uses: North – Commercial & Multifamily residences

West – Single & Multifamily Residences
East – Commercial & Single Family
South – Single Family Residences

REPORT: The petitioner is proposing to expand and existing non-conforming youth shelter on the 
property. This site received a special exception in 1994 (SE-75-94) to allow for a rehabilitative 
facility. Rehabilitation clinics are not a permitted use in the RS district. With the proposed expansion 
of the non-conforming use, the petitioner is required to apply for a use variance again (BMC 
20.09.140(h)(1)(A).

The petitioner is proposing to demolish the existing building at the northwest corner of the site and 
expand the existing 9,000 sf structure at the northeast portion of the site. The proposed addition to 
the existing structure would be 9,485 sf along the north side of the existing structure. There are two
existing parking areas on the site: one to the north of the existing structure and one at the south-west 
portion of the site. The existing parking to the north is proposed to be removed with the proposed 
addition and the parking area at the southwest portion of the site is proposed to be expanded. The 
proposed location, between the building and the road, does not meet UDO requirements and will 
require a variance from the BZA.

According to the petitioner’s statement, the Youth Services Shelter provides short-term residential 
care and crisis intervention for youth ages 8-17. The shelter is accessible 24 hours a day and provides 
emergency shelter for runaways, homeless youth and youth in crisis or abusive situations at home. 
The Shelter also provides services such as counseling, education, supervised recreation, 
transportation to and from school and other appointments, as well as several other services.
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The Department feels that “rehabilitation clinic” is the most appropriate use in the UDO as the 
definition includes the temporary or long term stay of visitors. This is also what the facility was 
referred to as in the original petition.

The property is surrounded by both commercial and residential uses. There are properties to the west
zoned RS west and a residential single-family PUD to the south. The properties to the north are 
zoned Commercial Arterial (CA) and the properties to the east are zoned Medical (MD) and Mobile 
Home (MH). 

As an addition of more than 10% of the gross floor area to an existing structure, the site is required to 
come into limited compliance with UDO standards (20.08.060(b)). 

SITE PLAN OVERVIEW:

Setbacks: The proposed building does not meet side yard setback standards. The structure is 
required to have an 8 foot setback from the north property line. However because the adjacent 
property is zoned CA, there is a required buffer yard standard of an additional 15 feet. The proposed 
site plan shows a setback of 16 feet. This will be required to receive a variance from the Board of
Zoning Appeals. 

Pedestrian Facilities: The 2008 Bicycle and Pedestrian Transportation and Greenways System Plan 
shows a sidepath (multiuse) path running north-south along Allen Street. This is shown on the 
proposed plans with a separation of approximately 20 feet from the edge of pavement. The proposed 
path should be extended to meet the north property line. 

Parking: The proposed number of parking spaces is 34. Using the parking maximum for 
rehabilitation center allows for a maximum of 29 spaces. However, the center also has additional 
administrative staff for the Monroe County Youth Services Shelter and frequently receives visitors 
including parents, therapists, and social workers. With the proposed addition, the organization also 
plans on hosting community meetings and classes on parenting. Using the parking maximum for 
government office, the amount of proposed parking is not over the maximum. 

However, the parking is being located between the front setback and the building and will be 
required to receive a variance from the Board of Zoning Appeals. 

Bicycle Parking: A bike rack shall be provided for at least 4 bicycle parking spaces and shall be 
located within fifty (50) feet of the main entrance. The proposed location does not meet this 
requirement nor does it specify how many spaces will be provided.

Landscaping: The landscaping plan will need to be revised to meet UDO standards.

Environmental Commission Recommendations: See attached report.

1.) The Petitioner should work with staff to revise the Landscape Plan.
2.)  Provide all scientific names for plants on the SWPPP and replace Festuca elatior and
Coronilla varia with compliant plant species.
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COMPREHENSIVE PLAN: The Comprehensive Plan designates this property as 
Neighborhood Residential. The guidance for this land use is primarily geared towards single 
family development. However, it does meet some elements of the land development policy 
guidance from the plan including:

Ensure that appropriate linkages to neighborhood destinations are provided.
Redevelopment or rehabilitation of existing structures, or new infill development of 
single lots or developments less than one acre, should complement the context of the 
surrounding land uses.

In addition, Policy 1.2.1 in the Comprehensive Plan gives guidance to “work with community 
partners to facilitate access to mental health services and addictions treatments.”
CONCLUSION: While the proposed use is not single family, the proposal provides the expansion 
of a use that has existed for many years without significant issues and is a community benefit. A
place that provides shelter for runaways, homeless youth and youth in crisis or abusive situations at 
home benefits from a central location, near residential and commercial uses. The Department finds 
that the proposed use does not substantially interfere with the intention of the Comprehensive Plan 
and supports the land use guidance for improved pedestrian connections and is compatible with the 
surrounding land uses. 

RECOMMENDATION: The Department recommends that the Plan Commission forward petition 
UV-22-18 to the Board of Zoning Appeals with a positive recommendation.
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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: September 10, 2018

To: Bloomington Plan Commission

From: Bloomington Environmental Commission

Subject: UV-22-18, Monroe County Youth Services
615 S. Adams 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 
environment-enriching attributes of this proposed plan.

ISSUES OF SOUND ENVIRONMENTAL DESIGN

1.)  LANDSCAPE PLAN
The Landscape Plan is currently not compliant with city regulations.  The Petitioner should work 
with staff to ensure compliance with the Bloomington Municipal Code, at the least. 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.

2.)  STORM WATER POLLUTION PREVENTION PLAN
There are currently invasive and prohibited plants in the Storm Water Pollution Prevention Plan 
(SWPPP).  Tall fescue Festuca elatior, and crown vetch Coronilla varia, are prohibited in 
Bloomington and need to be replaced with an acceptable plant species.  Please provide the 
scientific names for Sorghum and Sudangrass because some of these cultivars can also be 
invasive and scientific names are required. 

EC RECOMMENDATIONS

1.) The Petitioner should work with staff to revise the Landscape Plan.

2.)  Provide all scientific names for plants on the SWPPP and replace Festuca elatior and
Coronilla varia with compliant plant species.
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Re: Monroe County Youth Services Facility 
Variance of Use Request 
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August 3, 2018
Terri Porter 
Director of Planning and Transportation 
The City of Bloomington
401 North Morton Street, Suite 130
Bloomington, IN 47404

Re: Project Review Summary for Monroe County Youth Services Bureau 
Expansion City Architect - Project Review - 2017-040.BPR/YSB 

Dear Terri: 

Per your request, Schmidt Associates has reviewed the Monroe County Youth Services 
Bureau Expansion located at 615 South Adams Street.  The site is approximately 2.47 
acres and is zoned for Residential Single-Family Use. 

Planning Staff comments received are as follows:   

 The Petitioner is proposing to expand an existing non-conforming use on the site, so 
a new use variance will be required for the addition and this will need to go to the Plan 
Commission for approval.   

 The existing parking lot appears to have been built into the ROW and the parking lot 
extension continues that intrusion, so a variance will also be needed for parking within the 
front yard setback. 

 There are two existing structures on the site.  The Petitioner is proposing a 9,500 SF 
addition to the existing 10,000 SF building on the site.  The smaller structure at the 
northwest corner of the site will be demolished. 

 The parking at the southwest portion of the site will be expanded to the north to 
provide a total of 40 parking spaces. 

 The project will be required to meet standards for landscaping, sidewalk, parking and 
bicycle parking. 

 No new building elevations will be required for this work. 

  Our comments regarding the submittal are as follows: 

Massing and Layout 

1. There are no floor plans or exterior elevations of either the existing building or the 
proposed addition provided for review. 
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Letter to Terri Porter
City Architect - Project Review 
August 3, 2018
Page 2 

M:\2017\2017-040.BPR\11-Correspondence\Drafts\20180803_Letter_SKA_Monroe County Youth Services Bureau Expansion_LISA.docx 

Materials 

1. There are no exterior elevations or material indications on either the existing building or the proposed 
addition provided for review. 

Sustainability & Innovation 

There is no information on this topic for either the existing building or the proposed addition provided for 
review. 

Site 

1. The two parking spaces at the south end of the new parking lot will be difficult to back out of due to the 
lack of a back-up blister at the end of the drive. 

2. Requiring parking at the appropriate road setback would allow for landscape to screen the parking lot and 
street trees to enhance the Adams Street frontage. 

3. Slope of the area for the proposed mulch walk makes erosion of this material a potential issue. 

4. Drainage plan shows outfall of roof drains uphill from a proposed shelter pad, consider reconfiguring to 
avoid this water from draining across the pad.

5. Where will the electrical transformer be relocated to?

6. Bicycle parking facilities do not appear to be indicated on the plan.

We would be happy to further discuss ways to improve the design with the architect at the request of the city. 

Sincerely, 

SCHMIDT ASSOCIATES, INC. 
Architecture • Engineering • Interior Design • Landscape Architecture

Sarah Hempstead, AIA, LEED AP                                       Steven K. Alspaugh, AIA,  LEED AP BD+C 
CEO/Principal              Design Architect /Associate 
shempstead@schmidt-arch.com           salspaugh@schmidt-arch.com

Craig M. Flandermeyer, RLA, LEED AP BD+C 
Sustainable Design Advocate/Associate 
cflandermeyer@schmidt-arch.com

SKA:lab 

Copy: Jackie Scanlan, The City of Bloomington 
Amelia Lewis, The City of Bloomington 
Lisa Gomperts, Schmidt Associates 
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BLOOMINGTON PLAN COMMISSION CASE #: DP-09-18
STAFF REPORT DATE: September 10, 2018
Location: 1924 E 2nd St.

PETITIONER: Bob & Kari Costello
3415 Olcott Blvd, Bloomington, IN

CONSULTANT: Bledsoe Riggert Cooper James
1351 W Tapp Rd, Bloomington, IN

REQUEST: The petitioners are requesting preliminary plat approval for a two lot subdivision 
zoned RS (Residential Single Family).

REPORT: The petition property is a 0.52 acre parcel located on the south side of E. 2nd Street 
between S. Rose Avenue and S. Clifton Avenue. The property is zoned Residential Single Family 
(RS) and has been developed with a single family home, accessory structure and a storage shed
located at the southeast corner of the property. 

The petitioners propose to subdivide the existing lot to create one lot containing the existing house 
that fronts on E. 2nd Street and a second lot that fronts on Anita Street to the south. Both proposed 
lots meet the minimum lot area and lot width standards of the zoning district. The existing primary 
structure and accessory structure will meet rear yard, side yard and front yard setbacks. The 
existing shed at the southeast corner of the site will be removed. 

No construction is proposed on either lot at this time. Any future construction will be required to 
meet the development standards of the Unified Development Ordinance (UDO).  

PRELIMINARY PLAT REVIEW: The Review Considerations for Preliminary Plats BMC 
20.09.180(h) require that the Plan Commission review (1) The written statement and supportive 
material submitted by the petitioner; (2) The Preliminary Plat; (3) The testimony of the petitioner; 
(4) The Growth Policies Plan (now the 2018 Comprehensive Plan); (5) Any applicable standards
in Chapter 20.02: Zoning Districts; (6) Any applicable development standards in Chapter 20.05:
Development Standards; (7) Any applicable subdivision standards in Chapter 20.06: Subdivision
Regulations; (8) Any applicable design standards in Chapter 20.07: Design Standards; (9) Any
other applicable provisions of the Unified Development Ordinance; (10) The Planning and
Transportation Department report; and (11) Such other additional information as may be required
by the Plan Commission or Plat Committee to evaluate the petition.

COMPREHENSIVE PLAN: The Comprehensive Plan identifies this area as Neighborhood
Residential. Land Use Development Approvals give the following relevant policy guidance on this 
future land use designation:

Optimize street, bicycle, and pedestrian connectivity to adjacent neighborhoods and other 
20-minute walking destinations.
Respect historic and environmental assets through site design, transportation networks, and 
architectural design strategies.

35



Redevelopment or rehabilitation of existing structures, or new infill development of single 
lots or developments of less than one acre, should complement the context of the 
surrounding land uses. Furthermore, single lots or small-scaled developments should not 
dominate or detract from the neighborhood context.

CHAPTER 20.02 ZONING DISTRICTS: 
Minimum Lot Size: The minimum lot size for the RS zoning district is 8,400 square feet. 
The proposed Lot 1 to the north is 13,872 square feet. The proposed Lot 2 to the south will 
be 8,925 square feet. Both lots will remain zoned RS.  

CHAPTER 20.05 DEVELOPMENT STANDARDS: 
Setbacks: The existing structure and garage on the proposed Lot 1 will meet the required 
setbacks of the RS district. Any future structure on the proposed Lot 2 will be required to 
meet the setbacks of the RS district as well. 

Sidewalks: See Subdivision Waivers section below.  

Entrances and Drives: The proposed Lot 1 meets Entrance and Drive Standards. Any 
future entrance and drive on the proposed Lot 2 will be required to meet these standards.

CHAPTER 20.06 SUBDIVISION REGULATIONS: All subdivisions shall be designed 
according to one of the subdivision types specified in Chapter 6 of the UDO (20.06.005). The 
intent of the Traditional Subdivision (20.06.050) is to: 

Ensure the creation of a gridlike street and alley system that allows for maximum connectivity to 
adjacent neighborhoods as well as nonresidential activity centers;

This petition does not disrupt the existing street and alley system within the existing 
neighborhood. No new streets are proposed with this petition. 

Create a pedestrian-scale streetscape design featuring narrow street profiles, on-street parking, 
building forward orientation, short block lengths, and decorative street lighting;

This petition does add infill development to an existing short block. The building forward 
orientation is unknown at this time as no development on the new lot has been proposed, 
though it will be required to meet the RS development standards.

Facilitate compatible development of parcels located next to existing subdivisions characterized 
by more grid-like street patterns;

This petition fits into the existing street pattern and proposes two lot sizes that are not out 
of character for the surrounding neighborhood. A proposed lot size of 8,925 square feet is 
not out of context for the neighborhood. In the area bounded by E. 2nd Street to the north, 
E. Eastside Drive to the west, S. High Street to the east and E. 1st Street to the south, there
are 25 out of 49 lots that range in size from 7,500 square feet to 10,000 square feet.

Facilitate development on properties not characterized by environmental constraints;
No environmental constraints are found.
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Provide a range of development options (including mixed uses, affordable housing, accessory 
dwelling units) where warranted by adjacent development patterns; and

The petition adds additional housing in a neighborhood centrally located in town. As 
previously mentioned, the two proposed lot sizes are not out of character for the 
neighborhood. While the proposed Lot 2 has minimal frontage along the platted right-of-
way of Anita Street, the design meets UDO subdivision standards.

Facilitate fulfillment of the Growth Policies Plan’s policies entitled Compact Urban Form, 
Mitigate Traffic, and Conserve Community Character.

See above for Comprehensive Plan guidance. 

CHAPTER 20.07 DESIGN STANDARDS: Chapter 7 outlines design standards for site and 
infrastructure improvements associated with all subdivisions, including the Traditional 
Subdivision as identified in the previous section. 

Lot Establishment Standards (LT): 
Lot Width Measurement: The minimum lot width for the RS zoning district is 60 feet. 
For newly created lots, the lot width shall be measured at the minimum required setback 
distance from the front lot line (Lot Width, 20.11, Definitions). The proposed width of Lot 
1 remains the same at 83.21 feet and the proposed width of Lot 2 at the 15 foot building 
setback is 81 feet.  

Frontage: All new residential lots shall have frontage on a public street. The new lot has 
frontage along Anita Street. 

Right-of-way: See Street and Right-of-Way Standards (SR) below.

Pedestrian Network Standards (PN):
Pedestrian Access: All developments shall integrate pedestrian facilities along street 
frontages, located one (1) foot inside the right-of-way to be dedicated to the City. This 
sidewalk shall be separated from a five (5) foot wide tree plot with street trees planted 
every forty feet (40) of street frontage (20.05.052(d)(1)). The preliminary plat does not 
identify these sidewalks on either property. The petitioner has requested a waiver from 
these requirements which is addressed below. 

Street and Right-of-Way Standards (SR):
Right of Way: Lot 1 will be required to dedicate approximately 1,079 sf of right-of-way 
along E. 2nd Street. The proposed Lot 2 will be required to dedicate approximately 100 
square feet of right of way along the east side of Anita Street.

Connectivity: All developments shall provide stub streets to connect to adjacent 
properties, and where the development abuts land that has established stub streets, built or 
platted, the petitioner shall design the street system to connect to those stub streets. No new 
streets are proposed with this petition.
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Vehicular Access: Lot 1 will continue to be accessed from the existing driveway on E. 2nd

Street and Lot 2 will be accessed from Anita Street. The northern, paved portion of Anita 
Street ends approximately thirty-eight (38) feet south of the end of the right-of-way. The 
adjacent property owner at 620 S. Anita Street derives access from the terminus of the 
paved portion of Anita Street. The preliminary plat shows a proposed entrance to Lot 2 off 
of the North terminus of the Anita Street right-of-way. The existing conditions of this site 
may make a drive entrance on Lot 2 difficult (see attached image of existing conditions),
however the proposed Lot 2 is legally allowed to derive access from the existing right-of-
way. Any proposed use on this property would likely be low in traffic volume, though 
access may impact the adjacent property owners to the south and the west, as the driveways 
are very close in proximity.

Utility Standards (UT): 
Utilities: The existing home is serviced by water and sanitary from 2nd Street and the new 
lot will be serviced by water and sewer from Anita Street. Public water service is available 
along the south property line. There is an existing sanitary sewer line along Anita Street. 

The petitioner contacted City of Bloomington Utilities in November 2017 to inquire about
the availability of services at this location. CBU confirmed that services would be 
available. Following concerns of adjacent property owners regarding electric service, the 
petitioner contacted Duke Energy. Duke Energy said that services would be available and 
not impact the service to adjacent properties. Both of these letters are attached.

SUBDIVISION WAIVERS: The petitioner is requesting a waiver from the requirement to build 
sidewalks on both of the proposed lots, the frontages along both E. 2nd Street and Anita Street. 
BMC 20.09.210 states that the Plan Commission may grant a Subdivision Waiver if, after a public 
hearing, it makes written findings of fact based upon the evidence presented to it in each specific 
case, that:

(i) The granting of the Subdivision Waiver shall not be detrimental to the public safety, health, or
general welfare, or injurious to other property; and

PROPOSED FINDING: The granting of a subdivision waiver along Anita Street will 
not be detrimental to the public safety, health, or general welfare, or injurious to other 
property as it is low in traffic volume and a dead end street. E. 2nd Street is used by 
motorists and pedestrians more frequently, and additional sidewalks can improve future 
connectivity. The waiver would negatively impact the public safety and health. 

(ii) The conditions upon which the request for a Subdivision Waiver is based are unique to the
property for which the Subdivision Waiver is sought and are not applicable generally to other
property; and

PROPOSED FINDING: There are no unique conditions to the property along E. 2nd

Street that would prevent the installation of a sidewalk. Anita Street is a short street, 
which dead ends into the proposed Lot 2 and the opportunity for sidewalk expansion at 
this location in the future is extremely minimal, making the conditions of this lot unique.

(iii) Because of the particular physical surroundings, shape, or topographical conditions of the
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specific property involved, a particular hardship to the owner would result, as distinguished
from a mere inconvenience, if the strict letter of the subdivision regulations is carried out
(Financial hardship shall not constitute grounds for a waiver); and

PROPOSED FINDING: The property along E. 2nd Street has slope that would make the 
installation of a sidewalk more difficult, though the Department does not find it
unfeasible. While, there are no sidewalks to the east and west of the property along E. 2nd

Street, the intent of the sidewalk requirement is to create additional networks that could 
be completed in the future. 

With the low traffic volume, low asphalt footprint, and existing lack of sidewalks along 
S. Anita Street, the physical surroundings do not warrant a sidewalk.

(iv) The Subdivision Waiver shall not in any manner vary the provisions of the development
standards, Growth Policies Plan, or Thoroughfare Plan.

PROPOSED FINDING: The Thoroughfare Plan aims to improve and advance 
transportation facilities. E. 2nd Street is classified as a Neighborhood Street in the existing 
Thoroughfare Plan. The priority for right-of-way along these streets is for residential 
access, sidewalks and street trees. Granting the waiver along E. 2nd Street does not support 
the recommendations and guidance within the Thoroughfare Plan. While the Master 
Thoroughfare Plan also applies to the right-of-way along Anita Street, the level of use 
between the two streets makes the waiver more appropriate along Anita Street. 

CONCLUSION: The petition does not go against the guidance provided by the Comprehensive 
Plan. It creates a lot that is not out of character for the development pattern in the neighborhood. 
Any future development on the proposed Lot 2 would be required to meet all applicable zoning 
requirements including setbacks, entrance and drive standards and impervious surface. The 
petition meets the standards set out in Chapters 6 and 7 with the exception of sidewalks. If the 
waiver is not granted, sidewalks must be installed on both street frontages. The Department 
believes that sidewalk installation is appropriate on E. 2nd Street and that the waiver is appropriate 
for the sidewalk along Anita Street.

The Department understands the concerns of adjacent property owners about the addition of this 
lot due to the existing conditions at the north end of Anita Street, primarily where adjacent property 
owners access their lot at the terminus of Anita Street. However, the Department has determined 
that the petition meets all UDO requirements for subdivision.

RECOMMENDATION: Based on the written findings above, the Department recommends
approval of DP-09-17 with the following condition:

1. The right-of-way as shown on the plat shall be dedicated as right-of-way for public use.
2. Sidewalks shall be installed along all frontages adjacent to existing and proposed rights-

of-way, unless a waiver has been granted for the particular right-of-way.

39



40



41



           Page 1 of 1

September 07, 2018

Amelia Lewis - Zoning and Long Range Planner
City of Bloomington, Planning and Transportation Department
401 North Morton Street, Suite 130
Bloomington, Indiana 47402-0100
812.349.3423
lewisa@bloomington.in.gov

Re:  Costello Final Plat

Dear Ms. Lewis,

On behalf of Bob & Kari Costello, LLC; we are petitioning the City of Bloomington for approval to 
subdivide Parcel No. 53-08-03-200-029.000-009; located at 1924 East 2nd Street, Bloomington, Indiana 
47404.

We are proposing to subdivide a +0.55-acre parcel zoned Residential Single-Family (RS) into 2 lots. Lot 
1 (+14,966 square feet) would continue to have access from 2nd Street. Lot 2 (+9,025 square feet) would 
have access from Anita Street.  As part of the subdivision process, we propose to dedicate approximately
1,194 square feet of right-of-way.

We are also requesting waivers on Lots 1 & 2 for the construction of sidewalks along 2nd Street and Anita 
Street.

If you have any questions about this development, please do not hesitate to contact me.
Thank you,

Sincerely,

Matthew M. Knoy | PS
Bledsoe Riggert Cooper James, Inc.

42



ST
A

TE
 O

F 
IN

D
IA

N
A

, C
O

U
N

TY
 O

F 
M

O
N

R
O

E

A
va

ila
bi

lit
y 

an
d 

co
nd

iti
on

 o
f r

ef
er

en
ce

 m
on

um
en

ts
;

O
cc

up
at

io
n 

or
 p

os
se

ss
io

n 
lin

es

C
la

rit
y 

or
 a

m
bi

gu
ity

 o
f t

he
 re

co
rd

 d
es

cr
ip

tio
n 

us
ed

 a
nd

 o
f a

dj
oi

ne
rs

' d
es

cr
ip

tio
ns

 a
nd

 th
e 

re
la

tio
ns

hi
p 

of
 th

e 
lin

es
 o

f t
he

 s
ub

je
ct

 tr
ac

t w
ith

 a
dj

oi
ne

rs
' l

in
es

;

43



Existing Conditions 
44



45



46



47



48



49



50



51



52



53



54



55



56



57



58



59



60



61



62



63



64



65



66



67



68



69



70



71



72



73



74



75



BLOOMINGTON PLAN COMMISSION           CASE #: SP/UV-18-18 
STAFF REPORT               DATE: September 10, 2018 
Location: 1799-1811 E. 10th Street

PETITIONER: Crosstown Redevelopment Holdings LLC 
  c/o WS Property Group 
  1507 S. Piazza Bloomington   

CONSULTANTS: Bledsoe Riggert Cooper James 
  1351 W. Tapp Road Bloomington 

REQUEST: The petitioner is requesting site plan approval for two three-story mixed use 
buildings and a use variance recommendation to the Board of Zoning Appeals for the use 
‘Retail, High Intensity’ in a Commercial Limited zoning district. 

BACKGROUND:
Area:     2.1 acres 
Current Zoning:   CL – Commercial Limited 
GPP Designation: Indiana University / Urban Village Center
Existing Land Use: Multi-Tenant Center 
Proposed Land Use: Multi-Tenant Center 
Surrounding Uses: North – Indiana Railroad 

West  – Parking Lot 
East  – Commercial / Office 
South – Indiana University Student Housing 

REPORT: The property is located on the north side of East 10th Street between North 
Union Street and North Sunrise Drive and is zoned Commercial Limited (CL). Surrounding 
land uses include Indiana University housing to the south, Indiana University parking to 
the west, commercial and office to the east, and Indiana Railroad property to the north, 
with more Indiana University property on the other side of the railroad. The petition 
property currently contains two multitenant buildings and single-tenant buildings with 
associated parking lots. 

The petitioner proposes to redevelop this property by demolishing the existing buildings 
and building two 3-story mixed use buildings with retail space on the first floor and two 
stories of office space above. The western building will contain 18,500 square feet per 
floor and the eastern building will contain 10,500 square feet per floor. The new buildings 
will be built close to the road along 10th Street, with the parking lot behind. The existing 
four driveway cuts and four back-out parking spaces will be reduced to two driveway cuts. 
The construction will take place in two phases, with the new eastern building being built 
first, and the western building being built second. 

The Unified Development Ordinance does not allow generic retail spaces to have more 
than 2,500 square feet per tenant in the CL zoning district. While specific uses listed such 
as ‘restaurant’ and ‘drugstore’ do not have size maximums, it is those uses that are not 
specifically listed that are limited based on size. The petitioner is requesting a use 
variance to allow ‘retail, high intensity’ on the site, which would allow a tenant of 15,000 
square feet or more. This would allow them to rent the first floor of the eastern building to 
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one tenant. The petitioner must receive a use variance from the Board of Zoning Appeals 
to allow for the use. 

Plan Commission Site Plan Review:  One aspect of this project requires that the petition 
be reviewed by the Plan Commission, per BMC 20.09.120(e)(1)(A).  This aspect is as 
follows: 

The Plan Commission shall review the following Site Plans: 
 Any nonresidential development of 25,000 square feet gross floor 

area or more; 

SITE PLAN ISSUES:
Uses: The petitioner is proposing the majority of the square footage of both buildings to 
be used as ‘business/professional office’. The space will be used as office space for 
Indiana University. The first floors of both buildings will be open to retail tenants, and 
those uses allowed in the CL zoning district. The petitioner is seeking a use variance to 
allow ‘retail, high-intensity’, so that it is possible for larger uses that are not particularly 
listed in the UDO to be allowed on site. As an example, a restaurant of any size is allowed 
via the ‘restaurant’ use because the specific use has no limiting square footage in the 
UDO. But there may be some tenants that only fit into a broad ‘retail’ definition, and would 
currently be limited in this development to the definition of ‘retail, low-intensity’, which has 
maximum square footage of 2,500 square feet. No other specific uses have been 
proposed, though the petitioner anticipates that some of the current tenants from the west 
side of the property will move into the proposed eastern building during Phase I. 

Height: The maximum height in the CL zoning district is 40 feet. While the flat roof height 
of both buildings will meet that requirement, the decorative parapets and architectural 
features of both buildings will exceed that maximum. The petitioner has filed a variance 
request with the Board of Zoning Appeals. 

Parking and Access: The petitioner proposes 88 parking spaces, including 4 accessible 
parking spaces. For 88 parking spaces, 6 islands are required and have been shown. 
Business/Professional Office allows a maximum of 1 space / 300 square feet of gross 
floor area. The proposal meets parking total requirements. The parking spaces in the 
northwest corner of the site do not meet the parking setback standard, and will need to 
be adjusted.

A 24 foot driveway is planned near the southeastern corner of the development, to provide 
vehicular access to the site from 10th Street. Secondary access is provided through a 
driveway along the western portion of the site. The western driveway is shown 
encroaching into the neighboring platted alley. The driveway either needs to be moved 
onto the petition site; the petitioner needs to seek an encroachment agreement from the 
Board of Public Works; or a right-of-way vacation from the Common Council needs to be 
granted. The current design of the entrance cannot remain straddling the property line 
without approval from BPW or vacation from Common Council.  

Internal sidewalks that surround the building connect to the sidewalk along 10th Street 
near both the southwest and southeast corners of the development, as well as through a 
courtyard in the middle of the property. 
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Bicycle Parking: A total of 4 Class II bicycle parking spaces are required for the 
development. If the vehicular parking that is provided were required, 88 spaces would 
require 6 bicycle parking spaces. Staff will work with the petitioner to identify the best 
location for bicycle parking for a minimum of 4 bicycle parking spaces. A condition of 
approval has been added. 

Architecture/Materials: The CL zoning district has no architectural standards because 
the development site is not within three hundred (300) feet of the centerline of a primary 
arterial, or five hundred (500) feet of the centerline of a freeway/expressway, as classified 
by the Master Thoroughfare Plan. Both buildings are designed with limestone and 
storefront glass facing 10th Street. 

Streetscape: The existing sidewalk in the public right-of-way along 10th Street will be 
eight (8) feet in width with a six and a half (6.5) foot wide tree plot. A minimum of 12 street 
trees are required and their inclusion has been added as a condition of approval. 

Landscaping: Parking Lot Landscaping requires 22 trees within ten (10) feet of the 
parking lot and 264 shrubs within five (5) feet of the parking lot. Seventy-five (75) percent 
are required to be large canopy trees. The petitioner is proposing twenty-one (25) trees 
and 244 shrubs near the parking lot or along the entrance driveway. The location and mix 
of vegetation will require a variance from the Board of Zoning Appeals and the petitioner 
has filed that request.

Impervious Surface Coverage: The CL zoning district maximum impervious surface 
coverage is 50% of the site. The petitioners are proposing to use permeable pavers in 
order to meet that 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 (now 2018 Comprehensive Plan); 

Proposed Findings: 
 The site is located in the wider ‘Indiana University’ area on the Land Use 

Map. It is also designated as part of an ‘Urban Village Center’. (CP, 83 & 
88)

 Urban Village Center is a neighborhood-scaled, mixed-use node that serves 
as a retail, business, and service destination for neighborhood residents. 
(CP, 88) 

 They should be designed to serve the neighborhood adequately while also 
balancing usage from surroundings areas. (CP, 88) 

 First floor uses are mostly retail-oriented, with upper floors focusing on 
residential and office uses. (CP, 88) 
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 The proposed petition does support the goals of this Urban Village Center 
that is directly next to the wider Indiana University campus by providing first 
floor retail space and campus-serving office space above. 

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

Proposed Findings: 
 The project does not meet the maximum height requirement for the 

Commercial Limited (CL) zoning district. 
 The roof height of the top floor does meet the height requirements, but the 

decorative elements of the buildings that provide architectural interest on 
the buildings are taller than the maximum height allowed. 

 The project does meet the other development standards listed in Chapter 
2.

 The petitioner is requesting a development standards variance from the 
Board of Zoning Appeals to allow the excess height. 

 The petitioner is requesting a use variance from the Board of Zoning 
Appeals to allow the ‘retail, high-intensity’ use. 

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

Proposed Findings:  
 The project does not meet the Landscaping Standards of Chapter 20.05. 
 While the site will meet the impervious surface coverage requirements, the 

shallow lot does not allow for room for the required parking lot perimeter 
landscaping.

 The site does not meet parking setback standards related to the parking 
spaces in the northwest corner of the site. A condition of approval has been 
included to address the issue. 

 The site will meet all other requirements of Chapter 20.05. 
 The petitioner is requesting a development standards variance from the 

Board of Zoning Appeals to allow the landscaping reduction. 

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

Proposed Findings:

 No subdivision is involved, so this is not applicable. 

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

 All other provisions of the UDO are met with this project. 

USE VARIANCE: The petitioner is requesting to allow the use ‘retail, high-intensity’ on 
the site, so that the eastern building can be leased to one tenant in the future. While the 
specific uses listed for CL are not limited by size, the non-specific uses would be limited 
by the ‘retail, low-intensity’ definition. Because of the properties location on a Secondary 
Arterial, City and IU bus lines, immediate adjacency to large-scale IU student housing, 
non-adjacency to and single-family housing, and identification as an Urban Village Center 
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in the Comprehensive Plan, allowance for use of the space by one tenant is reasonable. 
The Department finds that the request does not substantially interfere with the Growth 
Policies Plan (now 2018 Comprehensive Plan). 

CONCLUSION: This petition meets all CL zoning district Development Standards, except 
height and landscaping standards. The project will increase office space immediately 
adjacent to Indiana University, while allowing for neighborhood-serving retail space. The 
pedestrian realm along 10th Street will be improved with the reduction in driveways and 
parking spaces directly on 10th Street. The petition supports the Urban Village Center 
designation in the Comprehensive Plan by providing ample space for both retail and office 
adjacent to the IU campus and established neighborhoods to the southeast. 

RECOMMENDATION: The Planning and Transportation Department recommends that 
the Plan Commission approve the site plan based on the written findings and with the 
following conditions: 

1. The petitioner will show at least 4 Class II bicycle parking spaces on the site plan. 
2. The petitioner will remove necessary parking in the northwest corner of the site to 

meet parking setback requirements. 
3. The petitioner will include the required 12 street trees on the site plan. 
4. This site plan is approved contingent upon approval of the height and landscaping 

variances required by the Board of Zoning Appeals. 
5. The petitioner will bring the driveway on the western portion of the site into 

compliance with the UDO, whether through reduction in size or an external 
approval allowing its proposed location. 

The Planning and Transportation Department recommends that the Plan Commission 
forward a positive recommendation to the Board of Zoning Appeals on the use variance 
to permit a ‘retail, high-intensity’ use on the site. 
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