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CITY OF BLOOMINGTON
PLAN COMMISSION
April 15, 2019 at 5:30 p.m.

City Council Chambers – Room #115

ROLL CALL
MINUTES TO BE APPROVED: March 2019
‘

REPORTS, RESOLUTIONS AND COMMUNICATIONS:
CONSENT AGENDA:
RS-19-19

City of Bloomington
Amendment to the Plan Commission Rules of Procedure to correct fee amounts and remove
requirement to post physical notice when mailed notice is returned.
Case Manager: Jacqueline Scanlan

PUD-07-19

Whitehall Crossing LLC
402 N. Gates Dr.
PUD final plan approval to allow the construction of a 4,000 sq. ft. retail store. Also
requested is preliminary plat approval for a 2-lot subdivision.
Case Manager: Eric Greulich

SP-13-19

Cedarview Management Corp.
221 E. Kirkwood Ave.
Site plan approval to allow a 964 sq. ft. addition.
Case Manager: Eric Greulich

PETITIONS:
SP-14-18

Waterstone Bloomington Land LLC
320 W. 11th Street
Site plan approval to allow a 52,720 sq. ft. mixed use building with 22 parking spaces.
Case Manager: Eric Greulich

DP-11-19

Allen Dunn
3727 E. Cameron Ave.
Preliminary plat approval for a two lot subdivision of 1.92 acres.
Case Manager: Eric Greulich

**Next Meeting May 13, 2019

Last Updated: 4/12/2019

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.
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Case # RS-19-19 Memo
To:

Bloomington Plan Commission

From:

Jackie Scanlan, AICP Development Services Manager

Date:

April 15, 2019

Re:

Amendment to the Plan Commission Rules of Procedure Clarify Fees and to Clarify
Notice Requirements

The Planning and Transportation Department proposes to amend the Plan Commission Rules
of Procedure. There are two proposed amendments. One updates the building permit fee
amounts collected by the County on behalf of the City to accurately reflect those amounts. The
second proposal removes the requirement for a second notice to be affixed to a property if the
mailed notice is returned in such cases that the Plan Commission or Common Council are the
applicants. Additionally, a scrivener’s error was corrected in Article 1(D), as an extra period was
removed.
First Proposed Amendment
The fee amounts collected by the Monroe County Building Department have not changed.
However, only the residential fee was previously listed in the Rules and Procedures. The
amendment adds the amount collected for non-residential properties, as well.
The purpose of the amendment is to accurately reflect the existing fees collected. The change
will require amendment to Article III(A)(4) of the existing Rules.
Second Proposed Amendment
Per Article IV(C)(2), notification will continue to be mailed to the address listed on the tax
records of all interested parties, as defined by the Rules. For the subsection of the Rules that
addresses petitions initiated by the Plan Commission or Common Council, an interested party is
defined as ‘any person whose property is located in an area that the proposal plans to: (1)
Rezone; (2) Subject to a new overlay; and/or (3) Change the permitted or conditional uses.’
Current Rules require that if the notice described above is returned, an additional notice shall be
affixed to the affected property. The proposal is to remove this portion of the Rules.
The purpose of the amendment is to simplify the notice process and remove a potentially
onerous requirement that could occupy excessive staff time with little benefit. Properties that
cannot receive mail are not often occupied by the owner, thereby making a hand-delivered
notice fruitless. The change will require amendment to Article IV(C)(3), IV(C)(5), and IV(C)(7) of
the existing Rules.
A draft showing all proposed changes is attached.
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CITY OF BLOOMINGTON
Last Revised: January 8, 2018 April 15, 2019
PLAN COMMISSION
RULES AND PROCEDURES
Article I. Meetings
A.

The Plan Commission shall hold regularly scheduled meetings at intervals which
correspond with the anticipated case load. Each agenda may include cases in
preliminary or final hearing.

B.

All meetings shall be held at 5:30 p.m. in the City Hall at the Showers Building
unless otherwise publicly announced.

C.

All meetings shall adjourn at 9:30 p.m. and no new cases shall be heard after 9:00
p.m. Any cases remaining to be heard on an agenda at time of adjournment shall
be rescheduled for hearing at a special meeting within one (1) week of the original
meeting.

D.

Special meetings may be called as provided in by Indiana Code section 36-7-4307, as amended..

E.

A majority of the voting members shall constitute a quorum. However, no vote of
the Commission shall be official unless authorized by a majority of the
Commission’s membership, and no vote of the Plat Committee shall be official
unless authorized by the affirmative vote of two (2) members.

F.

Executive Sessions may be held only with at least forty-eight (48) hours advance
notice and in compliance with all requirements of state law, and only such business
as permitted by state law may be conducted in such session (certain matters
relating to property acquisition, personnel, labor relations, or litigation).

G.

All decisions on petitions, with the exception of those acted upon as part of the
consent agenda, shall be by roll call. The vote of each member of the Commission
or Plat Committee shall be recorded by the Secretary and placed in the minutes of
the meeting.

H.

No member of the Commission or Plat Committee shall participate in the hearing
or decision of the Commission or Committee involving any matter in which that
person is directly or indirectly interested in a financial sense, other than the
preparation and enactment of a Master Plan. In the event that any member
disqualifies himself or that any member's eligibility is challenged by a member of
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the public, such fact shall be entered on the records of the Commission or
Committee and shall appear in the minutes. Members who intend to disqualify
themselves from a vote on a particular petition due to direct or indirect financial
interest shall notify the staff of this fact a minimum of two (2) business days prior
to the hearing in order to provide staff and the Plan Commission President
adequate time to arrange the attendance of a substitute member, if applicable, and
to make other arrangements as necessary.
I.

As soon as possible a summary of minutes of the proceedings shall be made
available to each member of the Commission or Committee.

J.

All minutes of the proceedings, tape recordings of the hearings, and all exhibits
submitted by the petitioners, remonstrators and staff shall be public records and
shall be filed in the Planning and Transportation Department office. These
materials shall become a part of the case and all such materials shall be held by
the Planning and Transportation Department for a period of at least one (1) year.
At the end of the one (1) year time period, all materials held by the Planning
Commission may be placed in a "back filing" system for preservation of city
records.

K.

The final disposition of any request, petition, or resolution before the Commission
or Plat Committee shall be in the form of a motion, adopted according to proper
parliamentary procedures. Said motion may be to grant, deny, continue, forward,
modify, or table the petitioner's request; additionally, the members of the
Commission may attach such conditions to a motion as are deemed necessary for
the furtherance of the public health, safety, or convenience or to achieve
consistency with the City Comprehensive Plan or Bloomington Municipal Code.
The Plat Committee may impose conditions upon preliminary approval of a plat in
accord with Article II(G)(3) of these Rules and Procedures. In all cases, the Plan
Commission and Plat Committee shall act to determine the final disposition of a
request, petition or resolution; in the absence of a majority vote to determine final
disposition, said request, petition or resolution shall be administratively continued
to the next regularly scheduled hearing.

L.

No petition shall be heard unless the petitioner is present at the public hearing. In
the event that a petitioner is not present at the time their case is called to be heard,
that petition will be moved to the end of the agenda. If the petitioner is present
after the remaining cases on the agenda have been heard, their case will be heard
at that time. If the petitioner is not present, the case will be continued to the next
Plan Commission or Plat Committee meeting.
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Article II. Officers, Employees, Plat Committee, and Hearing Officer.
A.

The Commission shall at its first hearing in each year elect from among its
members a president and vice-president, and appoint the members of the Plat
Committee pursuant to Article II, Paragraph G.

B.

The president shall preside over Commission meetings and on behalf of the
Commission shall exercise general supervision over the administration of the
affairs of the Commission, including the execution of contracts and agreements,
the appointment of committees and representatives, the determination of points of
order and procedure, and the signing of all official documents. The vice-president
shall have authority to act as president of the Commission during the absence of
the president. In the case of the resignation of the president, the vice-president
shall succeed to the presidency and a new vice-president shall be elected from the
membership.

C.

The Planning and Transportation Director is designated as Secretary and shall be
responsible for supervising the keeping of an accurate and complete record of all
Commission and Plat Committee proceedings, including the keeping of records
and minutes, and the custody and preservation of all paper documents of the
Commission and Plat Committee. In the event of the absence of both president
and vice-president, the secretary shall preside, provided, however, the first and
only item of business to be presented by such presiding officer shall be the election
of a chairman pro tempore.

D.

The Commission may appoint and prescribe the duties and fix the compensation
of such employees as are necessary for the discharge of the duties and
responsibilities of the Commission, and may make contracts for special or
temporary services and any professional counsel, subject, however, to annual
appropriation for same by the Common Council.

E.

The Commission shall request an attorney from the City Legal Department be
assigned to serve as Counsel for the Commission.

F.

The Planning and Transportation Director or their designee shall appear at all
meetings and assist the Commission presenting factual opinion on significant
issues raised by the petition.

G.

Pursuant to Indiana Code section 36-7-4-701(e), as amended, a Plat Committee
is established.
1.

The Plat Committee shall consist of three (3) members, one (1) staff
member from the Planning and Transportation Department, one (1) staff
member from the Utilities Department and the member of the Plan
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Commission who also serves as the City’s Engineer, unless another
member of the Plan Commission is appointed instead.
Plat Committee members shall be appointed by the Plan Commission for a
one-year term ending upon completion of the first Plan Commission meeting
of the following calendar year.

3.

The Plan Commission shall appoint one (1) alternate for each member of
the Plat Committee to serve for a one-year term ending upon completion of
the first Plan Commission meeting of the following calendar year. The
alternate for the Planning and Transportation Department member shall be
an employee of the Planning and Transportation Department. The alternate
for the Utilities Department member shall be an employee of the Utilities
Department. The alternate for the Plan Commission member shall be a
member of the Plan Commission.

4.

The Plat Committee may approve any subdivision of land, including
preliminary and final plats. The Plat Committee may impose conditions
upon preliminary approval as authorized and limited by Indiana Code
section 36-7-4-702, as amended.

5.

The committee shall meet at such times to be determined by the committee,
as needed to accommodate caseload; provided, within eight (8) days of
receiving an application for preliminary plat approval, the staff shall
announce the date for hearing before the Plat Committee.
6.

All petitions considered by the Plat Committee shall be considered in
public hearings pursuant to the rules of procedure herein with respect
to conduct of hearings, filing of petitions, fees, and notices, except
that all plats may be considered by the committee in a single hearing.

All provisions of these Rules and Procedures shall apply to the Plat
Committee only if specified therein.
7.

The Plat Committee may act only by a vote of a majority of the full
membership of the committee. Decisions must be signed by the president
and secretary of the Plan Commission.

8.

Any applicant or other interested party may appeal a decision of the Plat
Committee approving, disapproving or imposing conditions on a preliminary
plat, to the Plan Commission. Such appeal shall be filed with the Planning
and Transportation Department within five (5) days of the Plat Committee’s
decision.
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9.

The Plat Committee shall at its first meeting in each year elect from among
its members, a president and a vice president. The president shall preside
over committee meetings and shall exercise general supervision over the
administration of the affairs of the committee, including the determination of
points of order and procedure. The vice-president shall have authority to
act as president of the Plat Committee during the absence of the president.
In the case of the resignation of the president, the vice-president shall
succeed to the presidency and a new vice-president shall be elected from
the membership.

10.

The Planning and Transportation Department, may, at its discretion,
schedule plats for consideration by the Plan Commission rather than the
Plat Committee.

Pursuant to Indiana Code section 36-7-4-923, as amended, an alternate procedure
for variance and conditional use is established.
1.

2.

A hearing officer is established.
(a)

The Plan Commission shall appoint two (2) hearing officers. One (1)
of the hearing officers shall generally fulfill the duties of the hearing
officer, and the other hearing officer shall serve as an alternate in the
event that the first is not available or has a conflict of interest.

(b)

A hearing officer shall be a member of the staff.

(c)

The Plan Commission may remove a hearing officer from their
responsibilities at any time.

The hearing officer may approve or deny:
(a)

Variances from development standards,

(b)

Conditional uses,

(c)

Use Variances;

3.

Hearings conducted by the hearing officer shall be subject to all of the
notice, minutes, records, and staff report, rules which apply to the Board of
Zoning Appeals.

4.

The hearing officer shall be subject to the same requirements of the state
law and the zoning ordinance as the Board of Zoning Appeals, with respect
to conflicts of interest and communications with the hearing officer.
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5.

The hearing officer may, at their discretion, transfer a petition filed under
this alternative procedure to the Board of Zoning Appeals if, in the judgment
of the hearing officer, the issues involved warrant consideration by the
Board or it appears likely that the decision of the hearing officer would be
appealed to the Board.

6.

The staff may file a written objection to a petition filed for consideration by
the hearing officer if:
(a)

the variance or conditional use sought would be injurious to the
public health, safety, morals, and general welfare of the community;
or

(b)

the use or value of the area adjacent to the property included would
be affected in a substantially adverse manner.

If such written objection is filed, the petition shall:
(c)

be considered withdrawn; or

(d)

be transferred to the Board of Zoning Appeals if requested by the
petitioner.

Such written objection shall be filed not less than twelve (12) days before
the hearing, unless new information comes to the staff’s attention within
twelve (12) days of the hearing.
7.

8.

The staff may indicate that it does not object to the approval of the petition
if specified conditions are attached. If the applicant does not accept these
conditions, the petition shall:
(a)

be considered withdrawn; or

(b)

be transferred to the Board of Zoning Appeals if requested by the
petitioner.

The hearing officer may impose conditions and may permit or require the
owner of a parcel of property to make a written commitment concerning the
use or development of that parcel, as provided in Indiana Code section 367-4-1015, as amended. If the applicant for the variance, or conditional use
does not accept these conditions or make the commitment, the petition
shall:
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(a)

be considered withdrawn; or

(b)

be transferred to the Board of Zoning Appeals if requested by the
petitioner.

9.

The hearing officer may not modify or terminate any commitment, whether
made by the hearing officer or under Indiana Code section 36-7-4-1015, as
amended. Commitments made by the hearing officer may be only modified
by the Board of Zoning Appeals.

10.

A decision of the hearing officer may be appealed to the Board of Zoning
Appeals by an interested person. Any appeal shall be filed with the
Planning and Transportation Department within five (5) days of the hearing
officer’s decision.

Article III. Filing of Petitions, Permits, and Fees
A.

All requests to the Commission or Plat Committee shall be by petition and
petitioners shall be required to follow these procedures:
1.

All petitioners shall use the uniform petition forms approved by the Planning
and Transportation Director which are available upon request in the
Planning and Transportation Department. No petition shall be accepted
until the petitioner has consulted with a staff member who has determined
that the petition is presented in proper form with all the required exhibits and
supporting documents. Upon such determination staff shall sign the
application form and the petition shall be accepted.

2.

All petitions shall be filed no later than the deadlines established on the
calendar of meetings to be adopted by the Commission each year;
provided, these deadlines shall not apply to petitions to be heard by the Plat
Committee.

3. Filing fees for petitions shall be as follows:
a. Rezoning Petitions
Rezone to Single family ......................................... $250 + $25/acre
Rezone to Non-Single Family.................................. $500 + $50/acre
Rezone to Planned Unit Development ................ $1000 + $100/acre
b. PUD Preliminary Plan Amendment ................................ $500 + $50/acre
c. Plat Approvals

11

Plan Commission Rules and Procedures

8

Preliminary ................................................................. $300 + $25/lot
Final ........................................................................... $300 + $25/lot
Preliminary and Final together ................................... $300 + $50/lot
d. Site Plans/PUD Final Plans
Remodels .................................................................................. $200
Residential Addition ....................................$200 + $25/dwelling unit
Residential New Construction .................... $400 + $25/dwelling unit
Non-Residential/Mixed Use Addition ......... $200 + $0.10/square foot
Non-Residential/Mixed Use New Construction .......$400 + $0.10/s.f.
e. Conditional Uses
Home Occupation………………………………………………….. $100
Other………………………………………………………………... $250
f. Use Variances .................................................................................. $500
g. Variances
Single-Family ............................................................................ $100
Multi-Family and Non-Residential ............................................. $500
h. Right-of-Way Vacations ................................................................... $500
i. Letters of Zoning Verification ............................................................ $100
j. Lot Line Adjustments........................................................................ $100
k. Certificate of Occupancy Inspections .............................................. $100
l.

No application fees shall be required for any application by not-forprofit, community service organization.

m.

The Plan Commission may waive the application fee for any proposal
which is actively being promoted by a unit of local government or
quasi-public organization or which involves a local subsidy.

n.

No refunds shall be permitted after a petition has received a Plan
Commission or Plat Committee hearing, whether or not the Plan
Commission or Plat Committee has taken action on the petition.
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4. Fees associated with City of Bloomington review of building permit applications
shall be $0.14 per square foot of construction. All building permits are applied and
paid for, and issued through the Monroe County Building Department. Certain
categories of permits do not require this fee payment per the fee schedule
contained in the Monroe County Building Department Construction Permit Fees.
The exemptions contained in this Building Department document are incorporated
in this rule. No fee shall be required for City review of any permit application filed
by a not-for-profit, community service organization, or a governmental agency. Per
the Interlocal Cooperation Agreement between the City and the County, the
County Building Department shall collect the $0.14 per square foot residential
permit fee and a $0.15 per square foot non-residential permit fee and transmit the
collected fees to the City of Bloomington Controller’s Office on a quarterly basis.
Article IV. Notices
A.

In the event a request for action by the Plan Commission or Plat Committee is
being made by 100% of the property owners directly included in the proposed
action, the following requirements for notice must be met:
1.

All petitioners for any Plan Commission or Plat Committee approval shall
inform interested parties of the proposal by notice sent to the residence or
the last known address of the interested parties. Petitioners shall prepare
the notice in a form specified by the Planning and Transportation
Department and mail by regular first class delivery said notice not less than
twenty-one (21) days before the date of the initial Plan Commission or Plat
Committee hearing. The Planning and Transportation Department shall
verify that the notice is properly distributed by the petitioner not less than
twenty-one (21) days before the date of the initial Plan Commission or Plat
Committee hearing. If adequate notice in accordance with these rules is not
given to the interested parties and this fact is confirmed by staff prior to Plan
Commission action, such petition may be continued to a later date to allow
proper notice to all interested parties.

2.

Such notice shall state:
a.

The general location by address or other identifiable geographic
description of the subject property or area;

b.

A summary of the subject matter contained in the proposal and/or a
description of the proposed change in the zone maps, where the
proposal involves a change to the zone maps;

c.

The name of the petitioner;
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d.

The times and places the petition has been set for hearing;

e.

That the petition and file may be examined in the office of the
Planning and Transportation Department;

f.

That the addressee may voice an opinion at the hearing and/or file
written comments with the Commission or Plat Committee; and

g.

That the hearing may be continued from time to time as may be found
necessary.

3.

Interested parties shall be defined as all persons owning land adjacent and
contiguous to the property included in the petition or proposal and, all
persons owning land abutting the aforementioned immediately-adjacent
property owners (i.e, notice shall be provided “two (2) properties deep”) but
not to exceed three hundred (300) linear feet from the subject parcel(s) for
which a petition or proposal is being requested. Intervening public rightsof-way shall not be considered in determining what property is adjacent and
contiguous. Where any adjacent or contiguous parcel is owned by a
petitioner, the property included in the petition shall be deemed to include
said adjacent parcel or parcels owned by a petitioner, and owners of
property adjacent and contiguous to said parcel(s) owned by a petitioner
but not included in the petition shall be considered interested parties entitled
to notice.

4.

In order to determine the names and addresses of property owners to whom
notice must be sent under this Rule, the staff shall consult either the current
Plat Book and computerized ownership records located in the Office of the
Auditor of Monroe County, Indiana or the Monroe County, Indiana
Geographic Information System to determine the name and address of each
adjacent property owner. A good faith effort shall be made to investigate
and resolve any discrepancies or omissions in or among such records in
order to determine name and address of the current owner of record. Each
notice shall be mailed and postmarked no later than the fifth business day
after the date upon which the name and address of the owners were
obtained from the Plat Book and the computer records in the Auditor's office
as described above or as gained from the Monroe County, Indiana
Geographic Information System.

5.

The manner in which notice must be sent to interested parties shall be as
follows:
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a.

Required notices to interested parties shall be sent by regular first
class mail.

b.

Proof that notice has been mailed shall be sufficient proof of notice
under these rules regardless of actual receipt.

c.

Proof of notice shall consist of submittal of the following items to the
Planning and Transportation Department in the following manner:
(1).
(2).
(3).

(4).

A copy of the Notice of Public Hearing to be mailed to the
interested parties.
A list of interested parties with addresses.
An Affidavit of Notice to Interested Parties in a form approved
by the Planning and Transportation Department including:
name of person preparing and mailing the notice; name of
petitioner; location of petition; and a statement that notice was
mailed at least twenty-one (21) days prior to the initial public
hearing of the Plan Commission or Plat Committee.
A copy of the map indicating interested parties’ property as
generated by the Planning and Transportation Department.

The Planning and Transportation Department shall retain the proof
of notice within the petition file.
d.

Appearance at any hearing on a petition or proposal, in person or by
representative, shall waive any defect in notice unless the alleged
defect is raised at the beginning of the hearing.

6.

The Planning and Transportation Department shall cause a legal notice to
be published in a daily newspaper published and distributed in the county
ten (10) days and prior to the initial hearing. Said notice shall serve as a
legal advertisement for continued public hearings. The petitioner shall bear
the expense of said advertisement.

7.

All petitioners for any Plan Commission or Plat Committee approval
(excepting zoning text amendments, resolutions, and administrative
appeals) shall post a sign or signs on the subject property in a location
clearly visible to passing traffic. The staff will determine sign locations with
not less than one sign placed on the property per street frontage per block.
Signs, of a design approved by the Plan Commission, shall be available in
the City Planning and Transportation Department. Signs shall be placed at
least 21 days prior to the hearing of the Plan Commission or Plat
Committee. The petitioner shall purchase the signs required for this notice
at a price reflecting replacement cost.
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In the event a request for action by the Plan Commission or Plat Committee is
being made by less than 100% of the property owners directly included in the
proposed action, or in the event the Plan Commission or the Common Council are
the proponents of the action, the following requirements for notice must be met:
1.

All petitioners for any Plan Commission or Plat Committee approval (other
than the Plan Commission or Common Council) shall inform interested
parties of the proposal by notice sent to the residence or the last known
address of the interested parties. Petitioners shall prepare the notice in a
form specified by the Planning and Transportation Department and shall
mail said notice not less twenty-one (21) days before the initial Plan
Commission or Plat Committee hearing date.
The Planning and
Transportation Department shall verify that the notice is properly distributed
by the petitioner not less than twenty-one (21) days before the date of the
Plan Commission or Plat Committee hearing. If adequate notice in
accordance with these rules is not given to the interested parties and this
fact is confirmed by staff prior to Plan Commission action, such petition may
be continued to a later date to allow proper notice to all interested parties.

2.

In any case where a proposal to change the zone maps is initiated by the
Plan Commission or by the Common Council, other than a proposal to
repeal and replace the zone maps for the entire planning jurisdiction, notice
shall be given to interested parties by the staff. Such notice shall be
postmarked at least twenty-one (21) days prior to the initial hearing on the
proposal.

3.

Such notice shall state:
a.

The general location by address or other identifiable geographic
description of the subject property or area.

b.

A summary of the subject matter contained in the proposal and/or a
description of the proposed change in the zone maps, where the
proposal involves a change to the zone maps.

c.

The name of the petitioner.

d.

The times and places the petition has been set for hearing.

e.

That the petition and file may be examined in the office of the
Planning and Transportation Department.
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f.

That the addressee may voice an opinion at the hearing and/or file
written comments with the Commission or Plat Committee.

g.

That the hearing may be continued from time to time as may be found
necessary.

4.

Interested parties shall be defined as owners of property within the area
included in the petition or proposal who are not petitioners, owners of
property adjacent and contiguous to the property included in the petition or
proposal, and all persons owning land abutting the aforementioned
immediately-adjacent property owners (i.e, notice shall be provided “two (2)
properties deep”) but not to exceed three hundred (300) linear feet from the
subject parcel(s) for which a petition or proposal is being requested.
Intervening public rights-of-way shall not be considered in determining what
property is adjacent and contiguous.

5.

In order to determine the names and addresses of property owners to whom
notice must be sent under this Rule, staff shall consult either the current
Plat Book and computerized ownership records located in the Office of the
Auditor of Monroe County, Indiana or the Monroe County, Indiana
Geographic Information System to determine the name of each adjacent
property owner and address. A good faith effort shall be made to investigate
and resolve any discrepancies or omissions in or among such records in
order to determine name and address of the current owner of record. Each
notice shall be mailed and postmarked no later than the fifth business day
after the date upon which the name and address of the owner were obtained
from the Plat Book and the computer records in the Auditor's office as
described above or as gained from the Monroe County, Indiana Geographic
Information System.

6.

The manner in which notice must be sent to interested parties shall be as
follows:
a.

Required notices shall be sent by certified mail with return receipt
requested to all owners of property within the area included in the
petition or proposal, other than those who have signed the petition or
application requesting Plan Commission or Plat Committee approval
except as otherwise provided in Paragraph 6(c) herein.

b.

Required notices to all other interested parties shall be sent by
regular first-class mail.

c.

It shall be the duty of the staff to examine the file within the three (3)
business days prior to the initial hearing to determine whether all
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required proof of service (as set forth in Paragraph 7 and/or 6(d) of
this Rule) has been filed, and to advise the Plat Committee at its
hearing, or the Plan Commission at its initial hearing of any
omissions or deficiencies in such proof of service. In any case where
a notice has been sent by certified mail with return receipt requested
in accordance with these rules, but no signed return receipt has been
received by the sender on or before the date of the initial hearing, or
where the notice is returned to the sender for any reason, Staff shall
promptly make a good faith attempt to obtain delivery by reasonable
alternative means which shall include:

7.

(1)

Re-sending notice by certified regular mail with return receipt
requested, where a new address is located, or

(2)

where the reason for non-delivery appears to be something
other than incorrect address, leaving the notice at the
residence of the person to be served, along with mailing a
copy of the notice to that address by first class mail; or, where
the owner is not a resident of the City of Bloomington, mailing
by first class mail.

d.

Except as provided in 6(c) above, proof that notice has been mailed
in accordance with Paragraph 7 shall be sufficient proof of notice
under these rules regardless of actual receipt. In situations
addressed by 6(c) above, proof of notice shall be adequate if it is
shown that the second attempt at notice was mailed (and left at the
residence, where applicable) at least ten days prior to the final
hearing. Such proof shall be by affidavits in substantially the same
form as Paragraph 7(a), detailing the manner in which a new address
was obtained (where applicable) and the manner in which notice was
sent and left at the residence (where applicable). Proof shall also
include postmarked certified mail receipts and signed return receipts
where used. Provided, however, the Plan Commission or Plat
Committee may at its discretion continue a final hearing and require
further attempts at notice to non-petitioning property owners whose
property is included in the petition or proposal.

e.

Appearance at any hearing on a petition or proposal, in person or by
representative, shall waive any defect in notice unless the alleged
defect is raised at the beginning of the hearing.

Proof of notice shall be in the following form:
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a.

For notice to non-petitioning owners, one or more notarized, sworn
affidavits stating the manner in which the affiant(s) obtained the
names and addresses of the property owners required to be notified,
and stating the date upon which such names and addresses were
obtained. Said manner shall be in accordance with Paragraph 5 of
this Rule. In the case where the affidavit relates to a second attempt
pursuant to Paragraph 6(c) of this Rule, the manner of obtaining a
new name and/or address, if any, shall be in accordance with said
Paragraph 6(c) and 6(d). Said affidavit(s) shall also include the list of
names and addresses thus obtained, keyed to a map showing the
petitioned property and surrounding property; and, said affidavit(s)
shall also show that notice in the required form was sent to the
names and addresses on said list, the date upon which said notice
was sent (which shall be not later than the second business day after
the names and addresses were obtained in accordance with
Paragraph 5 of this Rule), and the manner in which said notice was
sent, which shall be in accordance with Paragraph (6) of this Rule.
All affidavits shall be made upon personal knowledge. The affidavits
required by this provision shall be filed with the Planning and
Transportation Department not later than three (3) business days
prior to the initial hearing.

b.

Proof of compliance with these notice requirements shall also include
the original receipts for certified mail stamped by the United States
Post Office with the date of mailing, whenever these rules require
that notice be sent by certified mail. The receipts shall be filed with
the Planning and Transportation Department simultaneously with the
affidavits required by Paragraph 7(a) above.

c.

Proof of notice sent by regular first class mail shall consist of
submittal of the following items to the Planning and Transportation
Department in the following manner:
(1)
(2)
(3)

(4)

A copy of the Notice of Public Hearing to be mailed to the
interested parties.
A list of interested parties with addresses.
An Affidavit of Notice to Interested Parties in a form approved
by the Planning and Transportation Department including:
name of person preparing and mailing the notice; name of
petitioner; location of the petition; and a statement that notice
was mailed at twenty-one (21) days prior to the initial public
hearing of the Plan Commission or Plat Committee.
A copy of the plat map indicating interested parties’ property.
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The Planning and Transportation Department shall retain the proof
of notice within
the petition file.
d.

In all cases where notice is required to be sent by certified mail with
return receipt requested, proof of compliance with these notice
requirements shall also include filing with the Planning and
Transportation Department the original, signed return receipts
showing the date and to whom delivered. Where the staff is
responsible for giving notice, the return receipts shall be placed in
the file as they are received. Where any other person is responsible
for giving notice under these rules, that person shall file the return
receipts with the Planning and Transportation Department at least
three (3) business days prior to the initial hearing.
Provided, however, signed receipts which are received by the person
responsible for giving notice later than three (3) days before the initial
hearing shall be filed with the Planning and Transportation
Department as they are received but in no event later than three (3)
days before the final hearing. Provided further, where any notice
required to be sent by certified mail with return receipt requested is
returned to the sender for any reason, the person responsible for
sending notice shall promptly notify the Planning and Transportation
Department of that fact and shall also provide the returned envelope
to the Planning and Transportation Department.

C.

8.

The Planning and Transportation Department shall cause a legal notice to
be published in a daily newspaper published and distributed in the county
ten (10) days prior to the initial hearing. Said notice shall serve as a legal
advertisement for both public hearings. The petitioner shall bear the
expense of said advertisement.

9.

All petitioners for any Plan Commission or Plat Committee approval
(excepting zoning text amendments, resolutions, and administrative
appeals) shall post a sign or signs on the subject property in a location
clearly visible to passing traffic. The staff will determine sign locations with
not less than one sign placed on the property per street frontage per block.
Signs, of a design approved by the Plan Commission, shall be available in
the City Planning and Transportation Department. Signs shall be placed at
least 21 days prior to the hearing of the Plan Commission or Plat
Committee. The petitioner shall purchase the signs required for this notice
at a price reflecting replacement cost.

In the event a proposal is initiated by either the Plan Commission or the Common
Council, the following requirements must be met:
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1.

The Plan Commission shall give notice of all hearings by publication.

2.

The notice by publication shall comply with Indiana Code section 36-7-4604 and Indiana Code section 5-3-1, as amended. Such notice shall
state:

3.

a.

The time and place of the hearing(s);

b.

The geographic areas (or zoning areas in a specified
geographic area) to which the proposal applies;

c.

A summary prepared by the Plan Commission of the subject
matter contained in the proposal (the entire text of the
ordinance is not required);

d.

If the proposal contains or would add or amend any penalty or
forfeiture provisions, the entire text of these penalty or
forfeiture provisions;

e.

The place where a copy of the proposal is on file for
examination before the hearing;

f.

The written objections to the proposal that are filed with the
secretary of the Commission before the hearing will be
considered;

g.

That oral comments concerning the proposal will be heard;
and

h.

That the hearing may be continued from time to time as may
be found necessary.

An additional notice shall be provided to all interested parties at least ten
(10) days before the date set for the hearing.
a.

An interested party for purposes of this subsection is any
person whose property is located in an area that the proposal
plans to:
(1)
Rezone;
(2)
Subject to a new overlay; and/or
(3)
Change the permitted or conditional uses.
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b.

The notice required by this subsection shall be given via
United States mail, postage prepaid. The mailing shall be sent
to the address listed on the tax records for the affected
property and postmarked at least ten (10) days prior to the
preliminary hearing on the matter.

c.

If the notice given via the United States mail is returned, an
additional notice shall be affixed to the affected property.

4.

If the subject matter of the proposal abuts or includes a county line (or a
county line street or road or county line body of water), then all owners of
real property to a depth of two (2) ownerships or one-eight (1/8) of a mile
into the adjacent county, whichever is less, are interested parties who
must receive notice under the above subsection (C)(3).

5.

Proof that notice has been mailed in accordance with this Rule shall be
sufficient proof of notice. In situations addressed by 3(c) above, proof of
notice shall be adequate if it is shown that the second attempt notice was
affixed to the affected property.

6.

Appearance at any hearing on a petition or proposal, in person or by
representative, shall waive any defect in notice unless the alleged defect
is raised at the beginning of the hearing.

7.

Proof of notice shall be in the following form:
a.

A notarized, sworn affidavit stating the manner in which the
staff obtained the names and addresses of the interested
parties, and stating the date upon which such names and
addresses were obtained.

b.

A notarized, sworn affidavit stating the date upon which the
required mailing was postmarked.

c.

A notarized, sworn affidavit stating the date upon which notice
given via U.S. mail was returned and the date upon which the
notice was affixed to the affected property.

d.

All affidavits shall be made upon personal knowledge and
shall be kept on file in the Planning and Transportation
Department with the file associated with the proposal.

Article V. Hearings. Except as expressly provided herein, these provisions shall apply
only to Plan Commission hearings, but not to Plat Committee hearings.
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The order of business of regular meetings shall be as follows:
I.
II.
III.
IV.
IV.
VI.
VII.

Roll Call
Approval of Minutes
Reports, Resolutions, and Communications
Consent Agenda
Cases (Preliminary and final hearings)
Discussion, Staff Proposals, etc.
Adjournment

1.

Consent Agenda: A consent agenda shall be developed by staff in advance
of the Plan Commission meeting. Each item within the consent agenda
shall be individually numbered and included within the Plan Commission
packet. The consent agenda shall be presented by the Plan Commission
President after the Reports, Resolutions, and Communications section of
the agenda. The President shall ask if there is anyone from the public in
attendance to speak against any consent agenda petition. Items shall be
removed from the consent agenda at the request of any member of the Plan
Commission. Items not removed from the consent agenda shall be adopted
by general consent without debate. Removed items shall be taken up for
consideration in accordance with the order they appear in the Plan
Commission’s packet.

Limits on Testimony:
1.

The general format for each case will be an order and time limit as follows:
Staff Report
Presentation by Petitioner- 20 minutes total
Questions for the Staff and Petitioner by the Plan Commission
Public Comment - 5 minutes per speaker
Back to the Plan Commission for final action

2.

It will be the responsibility of staff to keep time for each speaker wishing to
make public comment. Specifically, a five (5) minute time clock must be
displayed inside the meeting room and within full view of each presenter.
If a spokesperson for another local government board or commission
wishes to address the Plan Commission, the Plan Commission shall allow
up to ten (10) minutes of public comment. Upon unanimous vote of the Plan
Commission, the same privilege may also be extended to a spokesperson
for a neighborhood association or similar group of people wishing to make
public comment.
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It shall be the responsibility of the staff to publish speaking rules and make
them available as handouts for the public. Speaking rules shall also be
posted on the doors of the Council Chambers.
3.

C.

Thereafter, further public discussion and inquiry by the Commission shall
be at the sole discretion of the presiding officer of the Commission unless
these rules are modified by a majority vote.

Preliminary and Final Hearings:
1.

Preliminary Hearings:
a.

The purpose of the preliminary hearing shall be the exchange of
information, and to allow the most thorough consideration of all sides
of a controversy. All parties are encouraged to provide the
Commission with written copies of their statements or position
papers.

b.

Any petitioner withholding information from the Commission or other
interested parties will be denied the right to rely on such information
at the final hearing.

c.

2.

Preliminary hearing cases shall always be forwarded to the next
regularly scheduled Plan Commission meeting for a final hearing,
unless the Plan Commission votes to forward the case to a different
hearing date or to waive a second hearing. A Plan Commission vote
is recommended, but not required, to forward cases from the
preliminary hearing to the next regularly scheduled Plan Commission
meeting for final hearing.

Final Hearings:
a.

The final hearing shall be for the purpose of final disposition and
decision of the merits of each petition.

b.

In the event that the Commission feels that issues have been
adequately aired and the case has received sufficient review, the
final hearing may be waived by a majority vote and the petition may
be acted upon at the first hearing. No final hearing shall be waived
unless both the legal notice and the notices to interested parties have
specified that such waiver is requested.
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Single Hearing Cases. The following case types may be reviewed by the
Plan Commission in one (1) hearing:
a.

All preliminary plats which are in full conformance with Title 20
Unified Development Ordinance and all final plats which are in full
conformance with approved preliminary plats and with Title 20
Unified Development Ordinance.

b.

Any preliminary or final plat referred by the staff to the Plat
Committee.

c.

Final Plans for planned unit developments which are in essential
compliance with approved Preliminary Plans and which have been
filed within 18 months of the date of preliminary approval by the
Common Council.

d.

Site Plans which are in essential compliance with Title 20, Section
20.09.120 “Site Plan Review” of the Bloomington Municipal Code, as
amended.

Findings:
The minutes of the Commission shall indicate action taken and the reasons
therefore and shall be furnished to any interested party upon request;
provided, however, decisions upon applications for subdivision approval
shall be in the form of written findings and decisions of the Plan Commission
or Plat Committee. All decisions must be signed by the president and
secretary of the Plan Commission, and a copy of any decision by the Plan
Commission disapproving a preliminary subdivision plat must be provided
to the applicant. All decisions of the Plat Committee shall be provided to
interested parties, pursuant to Article II(G)(5) of these Rules and
Procedures.

Article VI. Docket
A.

Each case to be publicly heard before the Commission or Plat Committee shall be
filed in proper form, numbered serially, and placed on the docket of the Plan
Commission or Plat Committee. The document numbers shall begin anew on
January 1 of each year.
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B.

No case shall be placed on the docket until the petitioner has consulted with a staff
member who has determined that the petition has been presented in proper form
with all the required exhibits and supporting documents.

C.

The staff may schedule the case for hearing before the Plan Commission or Plat
Committee at its discretion, taking into account the magnitude of required review
or coordination, or the desirability of modifying the petition, but subject to any time
limits in these Rules, the Subdivision Control Ordinance, the Zoning Ordinance, or
state law. Prior to each regularly scheduled Plan Commission hearing, the staff
shall determine the estimated time length for each petition. Where it is evident that
discussion on petitions would likely occur after 9:00pm, the staff shall have the
authority to limit such petitions and forward them to the next regularly scheduled
meeting of the Commission. Furthermore, for petitions characterized by a high
degree of complexity and public interest, staff and the Commission shall strongly
consider skipping monthly meeting cycles in order to allow for more timely
consideration of other petitions which have been filed.

D.

The identification of docket numbers for both Plan Commission and Plat
Committee cases shall be as follows:
Adoption of or amendment to a Master Plan ..................................................... MP
Adoption of or amendment to a Zoning Ordinance ............................................ ZO
Approval of Plat or Replat .................................................................................. DP
Resolutions ........................................................................................................ RS
Site Plan ............................................................................................................ SP
Planned Unit Development .............................................................................. PUD

Article VII. Final Disposition of Petitions
A.

The final disposition of any petition shall be recorded in the minutes of the
Commission or Plat Committee. Following a vote against a petition, the
Commission or Plat Committee president shall restate the position of the
Commission for the record.

B.

The Commission or Plat Committee may dismiss a case for lack of prosecution or lack of
jurisdiction. When a petitioner or their representative has failed to appear at two (2)
consecutive meetings, the case may be dismissed for lack of prosecution at a subsequent
meeting after notice to the petitioner.

C.

No petition may be withdrawn by the petitioner after a vote has been ordered by the
presiding officer. No petition which has been withdrawn by the petitioner shall be placed
on the docket again for hearing within a period of three (3) months from the date of said
scheduled meeting, except upon motion to permit redocketing, adopted by the affirmative
vote of a majority of the members of the Commission or Plat Committee.
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No zoning petition which has been disapproved by the Commission and rejected by the
Common Council, either by lack of action or by vote, shall again be placed on the docket
for hearing within a period of one (1) year from the date of the Commission's original
disapproval. (Indiana Code section 36-7-4-609, as amended)

Article VIII. Miscellaneous Provisions
A.

Every person appearing before the Commission or Plat Committee shall abide by the
order and direction of the president. Discourtesy, disorderly or contemptuous conduct
shall be regarded as a breach of the privileges of the Commission or Committee and shall
be dealt with as the Commission or Committee directs.

B.

No case shall be continued at the request of the petitioner unless such request has been
made to the Planning and Transportation Department not later than noon, one (1) week
before the scheduled hearing, and the request has been noted on the agenda before it is
distributed. If the petitioner requests that a case be continued prior to the above
referenced deadline, the Planning and Transportation Department, at its discretion, may
act as agent for the Commission or Plat Committee and may approve such requests
without formal Commission or Committee vote. Such staff approval shall be noted on the
agenda. However, any request for continuance that occurs after the above-mentioned
deadline requires a majority vote by the Commission or Committee. Similarly, if a petition
is continued for three (3) consecutive hearings, any further request for continuance, even
within the above-referenced deadline, requires a majority vote by the Commission or
Committee. If the Commission or Committee denies such a request for continuance, the
petition shall be treated as denied on the merits unless the petitioner elects to formally
withdraw the petition within twenty four (24) hours.

C.

Amendments to these rules of procedures may be made by the Commission at any
regular or special meeting upon the affirmative vote of a majority of the members of the
Commission.

D.

The suspension of any rules may be ordered at any Plan Commission meeting by a
unanimous vote of those present.
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BLOOMINGTON PLAN COMMISSION
STAFF REPORT
Location: 320 W 11th Street

CASE #: SP-14-18
DATE: April 15, 2019

PETITIONER:

Waterstone Blooomington Land LLC
5784 Lake Forest Drive, Atlanta, GA

CONSULTANTS:

Matte Black Architecture
2021 E Wexley Rd, Bloomington

REQUEST: The petitioner is requesting site plan approval for a four-story mixed use
building.
BACKGROUND:
Area:
Current Zoning:
GPP Designation:
Existing Land Use:
Proposed Land Use:
Surrounding Uses:

0.450 acres
CD – Showers Technology Park Overlay
Downtown
Undeveloped
Commercial / Dwelling, Multi-Family
North – Multi-family Residential
West – Multi-family Residential
East – Commercial /Dwelling, Multi-Family
South – Showers Technology Park

CHANGES SINCE FIRST HEARING: This petition was heard at the December 10, 2018
Plan Commission meeting. At that meeting the Plan Commission gave comments and
asked questions regarding architecture, why a building was never constructed on this site,
and the intent of the zoning commitment that was required with the original approval. The
Plan Commission also gave comments that allowing residences in this building would not
be in keeping with the goals of the Master Plan and Redevelopment Strategy for the
Certified Technology Park. The Plan Commission voted to continue this petition to the
February 11, 2019 meeting to give the petitioner time to make changes to the petition to
alter the proposed uses. The petitioner has requested continuances since then. No
changes to the petition have been made since that hearing.
REPORT: The property is located on the north side of 11th Street between Ashlyn Park
Drive and Morton Street and is zoned Commercial Downtown (CD), in the Showers
Technology Park Overlay. Surrounding land uses include a pocket park and multi-family
residences to the north, a mixed-use building to the east, multi-family residences and
Upland to the west, and the Trades District to the south.
This site is part of the Morton North petition that received site plan approval in 2007 under
SP-28-07. That overall petition approved a parking garage, several multi-family dwelling
units, a pocket park, a mixed-use building, and an office building. All of those structures
(except for this office building) have been constructed or are currently under construction.
At the time of that 2007 approval, the Certified Technology Park was in the renewal
process discussion stages and it was uncertain if it would occur on the land to the south
of this site. The Plan Commission wanted to insure that there was a mix of land uses
within the Morton North petition, but given the uncertainty of the Technology Park, the
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Plan Commission included a zoning commitment with the approval that restricted the land
uses on the petition site over time in order to provide some relief if the Technology Park
did not progress. A copy of that zoning commitment, the staff report for SP-28-07, and
minutes from that meeting are included with this packet. The zoning commitment required
a certain amount of the office building that would be built on this site to be dedicated to
technology park uses. There were 2 time periods outlined in the commitment, but after a
5-year time period elapsed then the site could be developed according to current zoning
regulations, pending Plan Commission approval.
The Administration and the Department believe that the language in the zoning
commitment allows the Plan Commission to require an office use if the Trades
District/Showers Technology Park is developing as hoped. The City has recently made a
substantial investment and physical improvements in the Trades District with the new
road network and remodeling and leasing of the existing historic buildings; and therefore
feels that office uses are still required per the zoning commitment to further the goals of
the Certified Tech Park. This is also in keeping with the intent of the overall site plan for
Morton North where the Plan Commission previously expressed a desire to have a mix
of land uses within the development.
The petitioner is proposing a 4-story building that will have 1,000 square feet of lower
level commercial space and a parking garage with 22 parking spaces, 2 floors of hotel
space with 40 rooms, and 2 floors of apartments with a total of 12, studio units and 18, 1bedroom units. The height and design of the building is in keeping with the previously
shown models and elevations that received STPO deviation approval with the 2007
approval.
Plan Commission Site Plan Review: The Department is bringing this to the Plan
Commission for review per the language of the zoning commitment that stipulated the
Plan Commission shall review the final site plan.
SITE PLAN ISSUES:
Residential Density: The allowable density in the Showers Technology Park Overlay
(STPO) is 15 units per acre. The petition site is 0.45 acres and would be allowed 6.75
units. The number of units proposed meets the maximum 6.75 units allowed.
Non-Residential Uses on the First Floor: The ground floor consists of commercial and
hotel space and meets the non-residential use requirement.
Height: The maximum height of the building is shown at 62’. Although the current height
limit of the STPO is 35’, a height waiver was granted with the original approval and listed
a possible height of up to 78’, however the building was restricted to four-stories in height.
The ground floor with the parking garage was not included as a story. The proposed
building meets the four-story height limit that was specifically outlined in the zoning
commitment and is identical to what was approved with the 2007 approval.
Parking: The STPO does not require parking spaces for nonresidential uses and only
requires parking spaces for residential bedrooms over 10 bedrooms, so a total of 5
parking spaces are required for the multi-family residential component. There are 22
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parking spaces being provided on this site in the ground floor parking garage, which
meets the parking requirement for the apartments.
Access: The parking garage is entered from a street level entrance on the west side of
the building from Ashlynn Park Drive. This is in keeping with the original approved design
of the building.
Bicycle Parking/Alternative Transportation: Bicycle parking spaces have been shown
at the southwest corner of the building and also adjacent to the hotel entrance on the east
side of the building. A total of 8 bicycle parking spaces are required and have been shown.
Architecture/Materials: The primary building materials include limestone veneer, brick,
fiber cement panels, and a horizontal composite or metal panel along the bottom floor
adjacent to the parking garage. Secondary materials are wood and cementitious siding.
The building design meets window void-to-solid ratios. Limestone headers and sills have
been shown as well. Since there is a substantial grade transition across the site, it is
difficult to measure the ground floor void-to-solid ratio. The elevations include tall glass
windows at the west end of the building that span the commercial and hotel space. A
regular pattern of windows is included along the ground floor of the hotel space and the
first floor of the hotel does meet the 40% void-to-solid ratio. Glass windows could be
included instead of the horizontal composite or metal panel adjacent to the parking
garage, however the Department believes the material shown provides a better visual
screening of the interior of the parking garage. The proposed renderings are similar to the
previous renderings, however previous renderings shown with the 2007 approval showed
the east side of the building more at street grade with windows down to the street level
because the current drawings are based on engineered elevations as opposed to the
more conceptual 2007 renderings. If the petition is approved, then the Department
recommends that either the ground floor be lowered in this area to be closer to street level
or another entrance be included with steps extending to the street level.
Streetscape: Street trees were installed with previous approvals, however pedestrianscaled lighting are required along 11th Street. These would need to be shown prior to
issuance of any grading permits.
Impervious Surface Coverage: The STPO allows for 75% impervious surface coverage
and this petition meets that requirement.
Building Façade Modulation: The proposed building meets the modulation
requirements that were in place at the time of the original approval with two large modules
along the east side of the building and a center module that extend the required 3’
modulation.
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:
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(i) Is consistent with the Comprehensive Plan;
Proposed Findings:
•
•
•

•

•

The site is in the Certified Technology Park and Trades District area of the
Comprehensive Plan.
The Trades District is highlighted as an ideal place to attract new
investments and for the provision of jobs.
One of the main goals of the Trades District is to create jobs in the
technology sector. New businesses are identified as a primary use and work
force focused residences to help support and serve these businesses. (p.
54)
The Trades District, within the Showers Technology Park, and locations
associated with the Convention Center are necessary for employment and
business growth. These highly valued goals must be preferred when
considering development approvals. (p.86)
Land use policy guidance shall first utilize the 2013 Certified Technology
Park Master Plan and Redevelopment Strategy to aid in land development
approvals. (p.97) This document highly encourages the presence of
Technology Park offices to support the development of the overall
Technology Park.

(ii) Satisfies the requirements of Chapter 20.02, Zoning Districts;
The UDO includes an intent for the CD district and guidance for the Plan
Commission in 20.02.370. The following items address those intent and guidance
statements.
Proposed Findings:
•
•
•

•
•
•

The project does serve to protect and enhance the central business district
by adding infill commercial and residential space on an existing vacant site.
The project does provide a mix of land uses with storefront retail and
residential dwelling uses.
It is unclear whether or not the project promotes a diversity of residential
housing for all income groups and ages because future renters are
unknown. The project provides 20 one-bed or studio apartments, increasing
the inventory for small units downtown.
The project does incorporate some pedestrian-oriented design through firstfloor window design and massing and does accommodate alternative
means of transportation by providing ample bicycle parking.
The project does intensify the use of vacant and under-utilized properties,
by developing the vacant lot.
The project does provide commercial on the ground floor with residential
above.

(iii) Satisfies the requirements of Chapter 20.05, Development Standards;
Proposed Findings:
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•

A waiver from the maximum height limit of the district was approved with
the previous approval. This project meets all other applicable development
requirements of Chapter 5.

(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.
Per 20.03.380, the Plan Commission shall approve a site plan that meets all of the
standards of 20.03.400, 20.03.410, and 20.09.120.
•

The petition meets the standards that were in place with the original
approval with the one approved waiver.

ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington
Environmental Commission (EC) has made two recommendations concerning this
development.
1.) The EC believes that overall this proposal falls short of the vision for the
Showers Technology Park Overlay and should be revised to add innovative,
unique, environmentally-sustainable features.
Staff Response: The Department encourages the petitioner to pursue options to
add additional environmentally-sustainable features. It is not required per UDO
standards at this time.
2.) The Petitioner should work with staff to revise the Landscape Plan, and ensure
that removal of existing vegetation will not cause previously-built phases to be
out of compliance.
Staff Response: There is one existing street tree that is being proposed to be
removed and if possible, this should be relocated. This will be reviewed with a
grading plan if approved.
CONCLUSION: This petition meets the STPO Development Standards except for the
height limit which received a waiver with the 2007 approval. The plan and renderings are
in keeping with the previous requirements of the 2007 site plan approval, however since
one of the areas of concern with the 2007 approval was the incorporation of a mix of uses
on this petition and the desire to promote the development goals of the Trades District
and Shower Technology Park, the exclusion of office uses and the inclusion of multifamily residences with the petition does not promote that goal and does interfere with the
goals of the Comprehensive Plan. The Department therefore does not recommend
approval because it lacks the previously approved office space.
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RECOMMENDATION: The Planning and Transportation Department recommends that
the Plan Commission deny the site plan based on the proposed written findings of fact.
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City of Bloomington
Bloomington Environmental Commission

MEMORANDUM
Date:

April 15, 2019

To:

Bloomington Plan Commission

From:

Bloomington Environmental Commission

Subject:

SP-14-18: Morton North/Waterstone Bloomington Land LLC
310 W. 11th 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 its environmentenriching attributes. The EC reviewed the petition and offers the following comments and requests for
your consideration.
About four months have passed since the EC last saw this petition and still no revisions have been
submitted. Therefore, the EC continues to believe that this proposal falls short of the vision for the
Showers Technology Park Overlay and should be revised to add innovative, unique, environmentallysustainable features.
1.) DISTRICT INTENT & REVIEW STANDARDS
The EC questions whether this petition follows the intent of the Showers Technology Park Overlay
(STPO). Find concerns below.
a. Providing motel and dwelling unit opportunities (plus an office for the dwelling units), does not seem
to “promote mixed-use development focused on light industrial/manufacturing and office uses” as
20.03.360 STPO District Intent calls for.
b. The Review Standards instruct us to look at the Design Guidelines outlined in the Downtown Vision
and Infill Strategy Plan (DVISP). Design Guideline “Orient the primary entrance of a building toward
the street”, and “Entries” describe features that are not reflected on the site plan for this petition,
although those would enhance the walkability of the streetscape immensely.
c. While the Architectural Character doesn’t align with the guidelines, the EC is pleased that limestone
is being used on the building façade. The EC recommends that additional limestone be used around the
main entrance to enhance the local character of the building.

401 N. Morton St., Suite 130 • Bloomington, IN 40402
www.bloomington.in.gov
environment@bloomington.in.gov

Phone: 812.349.3423
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d. The STPO section Parking Structures provides guidance that should be followed for the exterior of
this garage.
e. Section 20.03.380, Plan Commission Review, discusses a vision of buildings in the STPO that add
unique and innovated character, and environmentally sustainable development design features. Neither
the site nor building design accomplish that. The Petitioner’s Statement lists some features that the EC
does not consider innovative or green, and believes that the “proposed or under consideration” features
are little more than typical building practices.
2.) LANDSCAPE PLAN
The Landscape Plan is not yet acceptable and needs some revisions. 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.
Additionally, some vegetation will be removed with this proposal. The EC requests assurance that the
removed vegetation was not part of the landscape requirements for a previous phase of development. If
it was, removal will cause said previously-built phase/structure to be out of compliance.
EC RECOMMENDATIONS:
1.) The EC believes that overall this proposal falls short of the vision for the Showers Technology Park
Overlay and should be revised to add innovative, unique, environmentally-sustainable features.
2.) The Petitioner should work with staff to revise the Landscape Plan, and ensure that removal of
existing vegetation will not cause previously-built phases to be out of compliance.
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Petitioner’s Statement
Morton North Lot 1 Mixed Use
Attention: Bloomington Plan Commission
Petitioner: Eric Edee (Waterstone Bloomington Land LLC), property owner

Project Description
The petitioner is proposing a mixed-use development at 320 W 11th Street (Lot 1) to complete the
previously approved site plan for the Morton North Project (Case #SP-28-07). This building was
formerly depicted as an “Office Building”, however, the requirements for exclusive use as office
has expired and the current petition is based on both previously determined guidelines (max.
height, area, etc.) and those from the current UDO that would apply (use, modulation, etc.).
The property is vacant (approx. 177’ x 110’ = .45 acres) and is surrounded by a pocket park directly
to the north along with mostly 4-5 story mixed-use and apartment structures to the north and east
and vacant property or 1 story commercial structures to the south and west. The new building
consists of a masonry, fiber cement and glass exterior with a combination of concrete, steel and
wood structural system. It will contain 2 stories of studio & 1 bedroom apartments over 2 stories of
hotel (40 keys) over a basement story of parking with commercial (office or retail) space as well
as space for trash & recycling, bike storage and building utilities. There will be an elevator, 2 stair
towers, fire sprinkler system, ground floor patios and a grease interceptor for food service use. The
petitioner is proposing a high-quality mixed-use development that will include 1120 sf of ground
floor commercial space, (22) parking spaces, (40) hotel rooms with lobby/amenity space, (12)
studio apartments, (18) 1 bedroom apartments and outdoor patio space.

District Ordinance Guidelines
District: Showers Tech Park Overlay (STPO)
“Ensure that new development is compatible in mass and scale with historic structures in the
showers technology park character area; Draw upon neo-traditional design concepts to extend
the street grid and to create publicly accessible open space; Integrate a campus style of
development that is strategically planned to provide convenient connections and access to the
courthouse square for pedestrian and vehicular circulation; Promote mixed-use development
focused on light industrial/manufacturing and office uses where live-work, young professional,
single-family, empty nester and retiree housing markets are targeted.”
Permitted Uses: Parking Garage, Office, Retail, Hotel, Dwelling, multifamily (upper floor units)
Maximum Residential Density: 20 units per acre
Property is 19,393 SF/43,560 (1 acre) = .45 acre x 15 = 6.9 DUE allowed
Proposed Units:
(12) Studio units @ .20/unit = 2.4 DUE
+ (18) 1 Bedroom units @ .25/unit = 4.5 DUE
= (30) Units / 6.9 DUE proposed
Maximum Impervious Surface Coverage: 75% allowed (14,545 sf) - 70% (13,600 sf) proposed
Maximum Structure Height: 78’ allowed per the original site plan approval. 75’-0” proposed from
lowest grade to highest point of building
Matte Black Architecture Inc

2021 E Wexley Rd, Bloomington, IN 47401

812.345.6549
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Residential Parking Standards: For the first ten bedrooms, no parking shall be required. For
bedrooms eleven through twenty, five-tenths parking spaces per bedroom shall be provided. For
bedrooms above twenty, eight-tenths parking spaces per bedroom shall be provided. For 30
bedrooms (units) 13 spaces are required. 23 total parking spaces are provided (13 for residential).
Nonresidential Parking Standards: no parking required.
Building Setback Standards: Build-to Line: 0 feet, Minimum Side & Rear Setback: 5 feet
Void-to-Solid Percentage: First Floor: Transparent glass… shall comprise a minimum of 40% of the
total wall/façade area of the first floor façade/elevation facing a street.
Upper Stories: Transparent glass… shall comprise a minimum of 20% of the wall area of each floor
above the first floor façade facing a street.
Materials: Brick, limestone and fiber cement siding are proposed as the primary and secondary
materials. Painted metal is proposed as an accent material (window headers) as well as metal
railings, metal awnings and supports.
Entrance Detailing: The primary pedestrian entrance shall incorporate three or more of the
following architectural design features: Plaza space with ornamental paving and integral
landscape planters; canopy or awning; prominent building address, name and exterior lighting
Building Façade Modulation: Building façades along each street shall utilize a maximum façade
width interval of one hundred feet and minimum façade width interval of twenty-five feet. The
module shall be offset by a minimum depth of five percent of the total façade length and the
offset shall extend the length and height of its module.
Building Height Step Back: Waiver granted per original site plan approval.

Innovative and Green Design
In response to the City of Bloomington’s desire to see more innovative and sustainable design the
proposed addition incorporates a number of essential elements of a forward-thinking urban
environment. Here are those that are proposed or under consideration:
Urban Densification – develop the property to fit within the surrounding context, height and density
Mixed Uses – commercial and residential uses for a dynamic development
ADA Accessibility – an elevator will provide accessibility to all floors
Energy Efficient Fixtures – apartment appliances and fixtures will meet Energy Star or better
High Efficiency HVAC – heat pumps with high-efficiency ac compressors
Highly Insulated Exterior – 2x6 exterior walls with R-19 insulation & R-38 roof insulation
Low-Emitting Material – low VOC finishes and paints
Highly Efficient Lighting – LED lighting throughout building
Natural Daylighting – large glazing and open unit plans for minimal lighting demand
Low E Glazing – thermally resistant frames with low solar heat gain
Reflective Roof Material – light colored roof finish to reduce the heat island effect
Thank you for your consideration of this petition.

Matt Ellenwood, AIA, LEED AP

Matte Black Architecture Inc

2021 E Wexley Rd, Bloomington, IN 47401

812.345.6549
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PARK ON 11TH - LOT 1

+62.0' (884.0)
MAX. HT.

+62.0' (884.0)
MAX. HT.

+53.0' (873.0)
MAIN ROOF

+53.0' (873.0)
MAIN ROOF

+40.0' (865.0)
FOURTH FLOOR

75'

+28'-0" (853.0)
THIRD FLOOR

+16'-0" (841.0)
SECOND FLOOR

0' (825.0)
FIRST FLOOR

(OVERALL HEIGHT)

+40.0' (865.0)
FOURTH FLOOR

+28'-0" (853.0)
THIRD FLOOR

+16'-0" (841.0)
SECOND FLOOR

0' (825.0)
FIRST FLOOR

-11'-0" (814.0)
BASEMENT

WEST ELEVATION

EAST ELEVATION

SCALE: 1/16" = 1'-0"

SCALE: 1/16" = 1'-0"

2018.07.30

73

+62.0' (884.0)
+63.0'
(885.0)
MAX. HT.

METAL FASCIA TRIM
COMPOSITE BRACKET

+53.0' (873.0)
MAIN ROOF

ALUMINUM RAILINGS
COMPOSITE TRIM
+40.0' (865.0)
FOURTH FLOOR

FIBER CEMENT PANEL
LIMESTONE HEADERS

+28'-0" (853.0)
THIRD FLOOR

METAL PERGOLA
BRICK VENEER

+16'-0" (841.0)
SECOND FLOOR

LIMESTONE WALL CAP
STANDING SEAM METAL AWNINGS
BLACK WINDOW FRAMES
LIMESTONE SILLS

0' (825.0)
FIRST FLOOR

LIMESTONE VENEER (12" X 24")
BRICK PILASTERS
-11'-0" (814.0)
BASEMENT

SOUTH ELEVATION

SCALE: 1/16" = 1'-0"

+62.0' (884.0)
MAX. HT.

MEMBRANE ROOF
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FIBER CEMENT PANEL
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+28'-0" (853.0)
THIRD FLOOR
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+16'-0" (841.0)
SECOND FLOOR
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BLACK WINDOW FRAMES
LIMESTONE SILLS
0' (825.0)
FIRST FLOOR

BRICK VENEER (ECONOMY)
LIMESTONE VENEER (12" X 24")

NORTH ELEVATION

SCALE: 1/16" = 1'-0"

2018.07.30
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1 BR
(580 SF)

1 BR
(580 SF)

1 BR
(580 SF)

1 BR
(580 SF)

1 BR
(580 SF)

STUDIO
(520 SF)

APARTMENT (10,400 SF)

STUDIO
(330 SF)

STUDIO
(330 SF)

STUDIO
(330 SF)

1 BR
(690 SF)

1 BR
(630 SF)

1 BR
(630 SF)

1 BR
(690 SF)

STUDIO
(525 SF)

STUDIO
(540 SF)

FOURTH FLOOR PLAN
SCALE: 1/16" = 1'-0"
PATIO

PATIO

ROOF PLAN
SCALE: 1/16" = 1'-0"

2018.07.31

156'

4'
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32'

22'

4'
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PARKING GARAGE
(9000 SF)

26'

42'
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(DECK ABOVE)

PATIO
(220 SF)
28'

62'

GARAGE FLOOR PLAN
SCALE: 1/16" = 1'-0"
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12'

LOBBY/AMENITY
28'

10'

OFFICE/RETAIL
(1120 SF)

FIRST FLOOR PLAN
SCALE: 1/16" = 1'-0"

DECK
(620 SF)
2018.07.30
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HOTEL (10,400 SF)

SECOND FLOOR PLAN
SCALE: 1/16" = 1'-0"
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THIRD FLOOR PLAN
SCALE: 1/16" = 1'-0"

2018.07.30
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ARCHITECTURE
CIVIL ENGINEERING
PLANNING

EXISTING LEGEND

5' UTILITY
EASEMENT

BYNUM FANYO & ASSOCIATES, INC.

825

822

818

BICYCLE PARKING

5

P.I.V.

COMMERCIAL
WATER METER

82

PARKING GARAGE
(9000 SF)
FIN. 1ST FLOOR=825.00
FIN. BASEMENT=814.00

RELOCATE EX. FIRE
HYDRANT 45' SOUTH

NOTE: SITE UTILITY CONTRACTOR SHALL
COORDINATE THE ROUTES OF ALL WATER AND
SEWER SERVICE LINES TO THE BUILDING WITH
THE BUILDING CONTRACTOR.

CONNECT TO EXISTING 16"
WATER MAIN. TAPPING
SLEEVE AND VALVE
REQUIRED. TAP TO BE
PERFORMED BY THE CITY
OF BLOOMINGTON
UTILITIES.

SURFACE MOUNT THREE CYCLESAFE
BRAND MODEL U/2 (NO. 12700S) BIKE
RACKS CENTERED AS SHOWN. COLOR
BY OWNER. EACH RACK HAS A 2 BIKE
CAPACITY PER THE MANUFACTURER.

EX. TREE TO
BE REMOVED

OFFICE/RETAIL
(1000 SF)
4 STEPS WITH
HANDRAIL

STEPS W/
HANDRAIL

SECOND
FLOOR DECK

15' ADA RAMP @
8.32% W/
HANDRAIL

10' DRAINAGE
EASEMENT

82

3

CONCRETE GREASE
INTERCEPTOR
822

F.D.C.

82
1

PROPOSED

SURFACE MOUNT TWO CYCLESAFE
BRAND MODEL U/2 (NO. 12700S) BIKE
RACKS CENTERED AS SHOWN. COLOR
BY OWNER. EACH RACK HAS A 2 BIKE
CAPACITY PER THE MANUFACTURER.

ASHLYNN PARK DRIVE
BLOOMINGTON, INDIANA 47404

EX. TREE TO
BE REMOVED

MECH/STORAGE
(400 SF)

2" SCH 40 PVC VENT
LIFT STATION CONTROL
PANEL MOUNTED TO
BUILDING
GREASE LINE OUT

MORTON NORTH - LOT #1

HYDROMATIC BRAND
FIBERGLASS DUPLEX
LIFT STATION

10'X21' PATIO

SITE PLAN

SCALE: 1"=10'

NOTE TO CONTRACTOR
CONTRACTORSHALL VERIFY ALL UTILITY LOCATIONS& DEPTHSAND NOTIFY
ENGINEER OF ANY INACCURACIESIN LOCATION OR ELEVATION OR ANY
CONFLICTSPRIORTO & AFTERANY EXCAVATION.NO PAYMENTSHALLBE MADE
TO CONTRACTORFOR UTILITY DESTRUCTIONOR UNDERGROUNDCHANGES
REQUIRED DUE TO CONFLICTING ELEVATIONS.

JBT
JBT
JSF
C101
401729
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PLANT LIST
LARGE CANOPY DECIDUOUS TREES
LEGEND KEY BOTANICAL NAME

COMMON NAME

QTY

SIZE & CONDITION

QTY

SIZE & CONDITION

QTY

SIZE & CONDITION

QTY

SIZE & CONDITION

QTY

SIZE & CONDITION

SMALL / MEDIUM DECIDUOUS TREES

LEGEND KEY BOTANICAL NAME

COMMON NAME

EVERGREEN TREES
LEGEND KEY BOTANICAL NAME

LEGEND KEY BOTANICAL NAME

825

822

EVERGREEN SHRUBS

5

P.I.V.

COMMERCIAL
WATER METER

82

PARKING GARAGE
(9000 SF)
FIN. 1ST FLOOR=825.00
FIN. BASEMENT=814.00

NOTE: SITE UTILITY CONTRACTOR SHALL
COORDINATE THE ROUTES OF ALL WATER AND
SEWER SERVICE LINES TO THE BUILDING WITH
THE BUILDING CONTRACTOR.

COMMON NAME

BYNUM FANYO & ASSOCIATES, INC.

LEGEND KEY BOTANICAL NAME

RELOCATE EX. FIRE
HYDRANT 45' SOUTH

COMMON NAME

ARCHITECTURE
CIVIL ENGINEERING
PLANNING

DECIDUOUS SHRUBS

5' UTILITY
EASEMENT

818

COMMON NAME

SURFACE MOUNT THREE CYCLESAFE
BRAND MODEL U/2 (NO. 12700S) BIKE
RACKS CENTERED AS SHOWN. COLOR
BY OWNER. EACH RACK HAS A 2 BIKE
CAPACITY PER THE MANUFACTURER.

EX. TREE TO
BE REMOVED

OFFICE/RETAIL
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4 STEPS WITH
HANDRAIL

STEPS W/
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10'X21' PATIO
EX. TREE TO
BE REMOVED

SECOND
FLOOR DECK

15' ADA RAMP @
8.32% W/
HANDRAIL

10' DRAINAGE
EASEMENT

MECH/STORAGE
(400 SF)

2" SCH 40 PVC VENT
LIFT STATION CONTROL
PANEL MOUNTED TO
BUILDING
GREASE LINE OUT

82

3

CONCRETE GREASE
INTERCEPTOR
822

F.D.C.

82

ASHLYNN PARK DRIVE
BLOOMINGTON, INDIANA 47404

PROPOSED

SURFACE MOUNT TWO CYCLESAFE
BRAND MODEL U/2 (NO. 12700S) BIKE
RACKS CENTERED AS SHOWN. COLOR
BY OWNER. EACH RACK HAS A 2 BIKE
CAPACITY PER THE MANUFACTURER.

MORTON NORTH - LOT #1

1

LANDSCAPE PLAN

SCALE: 1"=20'

NOTE TO CONTRACTOR
CONTRACTORSHALL VERIFY ALL UTILITY LOCATIONS& DEPTHSAND NOTIFY
ENGINEER OF ANY INACCURACIESIN LOCATION OR ELEVATION OR ANY
CONFLICTSPRIORTO & AFTERANY EXCAVATION.NO PAYMENTSHALLBE MADE
TO CONTRACTORFOR UTILITY DESTRUCTIONOR UNDERGROUNDCHANGES
REQUIRED DUE TO CONFLICTING ELEVATIONS.
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JSF
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401729
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BLOOMINGTON PLAN COMMISSION
STAFF REPORT
Location: 402 N. Gates Drive
PETITIONER:

Whitehall Crossing, LLC
542 S. College Ave, Bloomington

CONSULTANT:

Bynum Fanyo & Associates, Inc.
528 N. Walnut St, Bloomington

CASE #: PUD-07-19
DATE: April 15, 2019

REQUEST: The petitioner is requesting PUD final plan approval to allow a 4,000 square foot
commercial building and preliminary plat approval of a 2-lot commercial subdivision.
BACKGROUND:
Area:
Current Zoning:
Comp Plan Designation:
Existing Land Use:
Proposed Land Use:
Surrounding Uses:

3.2 acres
PUD
Regional Activity Center
Undeveloped
Commercial
North – Undeveloped property
East – Commercial
South – Commercial
West – Commercial

REPORT: The property is located at 402 N. Gates Drive and is within the Whitehall Crossing
Planned Unit Development (PUD-81-94 and PUD-91-96). Surrounding properties to the north,
east, and south are also within the Whitehall Crossing PUD, to the west are commercial properties
located in the County jurisdiction. The Whitehall Crossing PUD was approved with a specific list
of permitted uses, but no specific development standards were approved and the Commercial
Arterial district standards have been used to review previous site plans as well as this site plan.
The petitioner received site plan approval for this prospective development on the adjacent
property to the north in August 2018 (PUD-16-18), however there were complications with that
site plan so the proposed building has been shifted south to this location.
The petitioner is requesting PUD final plan approval for a 4,000 sq. ft. commercial building with
20 parking spaces for a Sherwin Williams paint store. Also requested is preliminary plat approval
of a 2-lot subdivision. The site will be accessed by one drive cut on Susan Drive with an additional
access point on the rear of the site that connects to Gates Drive. A 5’ wide tree plot and 5’ wide
concrete sidewalks were installed with the overall development and are in good condition. New
landscaping will also be installed on the site to meet current code requirements.
PRELIMINARY PLAT REVIEW: The Review Considerations for Preliminary Plats within
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
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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.
Proposed Finding: The proposed plat meets all of the subdivision regulations.
PLAT OVERVIEW:
Lot Layout: This plat will subdivide an existing lot to create 2 new lots. One of these new lots
will be used for the proposed Sherwin Williams store and the other for a future use. Both proposed
lots meet the minimum lot size requirement of the Commercial Arterial district of 32,670 square
feet (0.75 acres). Lot #C2 which will have the future retail store will be 1.066 acres and Lot #C1
will be 1.602 acres. No common area lots are being platted with this petition.
Right-of-Way: All required right-of-way for Gates Drive was dedicated with previous plats. No
additional right-of-way is needed for Gates Drive. Susan Drive is a private street and does not
require any right-of-way dedication.
Street Trees: There are existing street trees along this lot that are in good condition. No new street
trees are required. There are street trees missing along the Gates Drive frontage that will need to
be installed along that frontage.
Environmental: There are no environmental features on the site.
FINAL PLAN ISSUES:
Access: The lot for the new Sherwin Williams store will be accessed by one drivecut on Susan
Drive with an additional access connection through the rear to Gates Drive. Susan Drive is a private
drive therefore there are not setback requirements required for the drivecut from any adjacent
drives.
Parking: The PUD approved 5 parking spaces per 1,000 square feet of floor area. Staff has used
this approved parking ratio for the proposed site plan.
Development Standards: The PUD did not have specific development standards and used the
commercial standards that were in place at the time. The Department has therefore used the current
Commercial Arterial district development standards to review this petition. The proposed site plan
meets all of the current development standards including setbacks and maximum impervious
surface coverage. The PUD did have some basic architectural requirements that required 360
degree architecture and only allowed stone and masonry finishes. The proposed building meets
these requirements and has windows along all 4 sides.
Pedestrian Facilities: A 5’ wide concrete sidewalk was installed along both the north and east
frontages and is in good condition. The sidewalk ramp at the corner of Gates Dr. and Susan Dr.
does not feature truncated domes and that must be added to the sidewalk intersection.
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.
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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;
Proposed Finding: The petitioner has provided all required materials.

(B)

The PUD District Ordinance;
Proposed Finding: The proposed petition meets the original PUD District Ordinance
guidance and the Department has used the current Commercial Arterial development
standards for any items that were not addressed in the district ordinance.

(C)

The Preliminary Plan;
Proposed Finding: The approved preliminary plan showed this lot as a fully developed
commercial lot with parking and a substantial amount of impervious surface coverage. The
proposed final plan improves on that plan by meeting current impervious surface coverage
requirements and maximum parking standards.

(D)

The Final Plan;
Proposed Finding: The petition is the Final Plan for the site.

(E)

Any commitments or conditions of approval attendant to prior approvals;
Proposed 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;
Proposed 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.
Proposed Finding: No additional information has so far been requested by the Plan
Commission for this site.
CONCLUSION: This petition follows the general outline of the approved preliminary plan while
at the same time meeting our current regulations. This site was originally shown as being
completely covered with a building and parking areas and the proposed final plan is an
improvement on the previous preliminary site plan.
RECOMMENDATION: The Department recommends adopting the proposed findings and
approve the proposed site plan and preliminary plat with the following conditions of approval:
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1. Street trees are required not less than 20’ and not more than 40’ apart along Gates Drive.
2. A lighting plan has not been reviewed and must be submitted and approved prior to
issuance of a building permit.
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SHERWIN-WILLIAMS
PROJECT NO. 401814

PROPOSED:
I-6
9)
E
TU
R
SR

37
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U

LOWES HOME
IMPROVEMENT

GATES DR.

The Sherwin-Williams Co.
@ Whitehall Crossing

PEP BOYS

PROJECT LOCATION
WHITEHALL CROSSING
SHOPPING CENTER

SR 48 (W. 3RD ST.)

VICINITY/LOCATION MAP
SCALE: 1"=2,000'

410 N. GATES DRIVE
BLOOMINGTON, IN 47404
UTILITY CONTACT INFORMATION

SHEET INDEX
SHEET NO. SHEET NO.
C101
C201
C301
C401
C501

DEMOLITION PLAN, NOTES & DETAILS
SITE PLAN
GRADING, UTILITY & EROSION
CONTROL PLAN
LANDSCAPE PLAN
MISCELLANEOUS DETAILS

DIAL '811' BEFORE YOU DIG
PER INDIANA STATE LAW IC8-1-26.
IT IS AGAINST THE LAW TO EXCAVATE WITHOUT NOTIFYING THE
UNDERGROUND LOCATION SERVICE TWO (2) WORKING DAYS
BEFORE COMMENCING WORK.

BYNUM FANYO & ASSOCIATES, INC.
528 North Walnut Street
Bloomington, Indiana 47404 (812) 332-8030
OWNER/DEVELOPER:
THE SHERWIN-WILLIAMS CO.
101 W. PROSPECT AVE.
CLEVELAND, OH 44115-1075

THE CURRENT EDITION OF THE INDIANA DEPARTMENT OF
TRANSPORATION, MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES & CITY OF BLOOMINGTON UTILITIES STANDARD
SPECIFICATIONS IS TO BE USED WITH THESE PLANS

architecture
civil engineering
planning
Certified By:
1.22.19

JEFFREY S. FANYO, P.E.
IND. REG. NO. 60018283

Revisions
REVISIONS
LINE2
LINE3
LINE4

SHERWIN-WILLIAMS
PROJECT NO. 401814
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ON-SITE UTILITY NOTES

PARKING AND PAVEMENT NOTES

ARCHITECTURE
CIVIL ENGINEERING
PLANNING

SAWCUT AND REMOVE
EXISTING SIDEWALK
WHERE HATCHED FOR
GAS LATERAL EXTENSION

BYNUM FANYO & ASSOCIATES, INC.

SAWCUT AND REMOVE
EXISTING CURB WHERE
HATCHED FOR NEW
DRIVEWAY

F
EX. TREE
T.B.R.

GRADING NOTES

SAWCUT & REMOVE
EXISTING CURB &
SIDEWALK WHERE
HATCHED FOR NEW
DRIVEWAY

EX. TREE
T.B.R.

1.22.18
SAWCUT & REMOVE
EXISTING CURB &
PAVEMENT WHERE
HATCHED FOR WATER
& SEWER LATERAL
EXTENSIONS

SAWCUT & REMOVE
EXISTING SIDEWALK
WHERE HATCHED FOR
STORM & SEWER
LATERAL EXTENSIONS

R1

DEMOLITION PLAN

C

SCALE: 1"=20'

PP

410 N. GATES DRIVE
BLOOMINGTON, INDIANA 47404

B

PROPOSED

LANDSCAPE NOTES

A

THE SHERWIN-WILLIAMS CO.
AT WHITEHALL CROSSING

GENERAL NOTES

DEMOLITION PLAN,
NOTES & DETAILS

NOTE: EXPANSION AND CONTROL
JOINTS PER DETAIL 'F'.

F1

VA APS

AP
13

BO

JBT
JBT
JSF
C101
401814
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EXISTING LEGEND

UTILITY LEGEND

NOTE TO CONTRACTOR

SITE INFORMATION

CONTRACTORSHALL VERIFY ALL UTILITY LOCATIONS& DEPTHSAND NOTIFY
ENGINEER OF ANY INACCURACIESIN LOCATION OR ELEVATION OR ANY
CONFLICTSPRIORTO & AFTERANY EXCAVATION.NO PAYMENTSHALLBE MADE
TO CONTRACTORFOR UTILITY DESTRUCTIONOR UNDERGROUNDCHANGES
REQUIRED DUE TO CONFLICTING ELEVATIONS.

SCALE: 1"=20'

ARCHITECTURE
CIVIL ENGINEERING
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BYNUM FANYO & ASSOCIATES, INC.
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CURB & PAVEMENT
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L
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(SHADED)

50'
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DELIVERY PAD TO BE DOWELED
18" INTO BUILDING FOOTING
WITH 36" NO. 5 REBAR SPACED
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410 N. GATES DRIVE
BLOOMINGTON, INDIANA 47404
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TRASH/REFUSE
ENCLOSURE WITH
GATE - DESIGN BY
OTHERS.

THE SHERWIN-WILLIAMS CO.
AT WHITEHALL CROSSING
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JBT
JBT
JSF
C201
401814

94

SCALE: 1"=20'
880.33
879.83

EX. T/CURB=878.56
EX. PVMT=878.10
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EX. PVMT
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ARCHITECTURE
CIVIL ENGINEERING
PLANNING

NOTE: SITE CONTRACTOR SHALL
COORDINATE THE INSTALLATION OF
ALL UTILITY SERVICE LINES
INCLUDING THE BUILDING DRAIN
WITH THE BUILDING CONTRACTOR.

1.48%

1.48%

7

87

M

SIDEWALK AS PROJECTED
ACROSS THE DRIVE APRON
SHALL SLOPE NOT MORE
THAN 2% TOWARDS THE
ROAD.
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1:120

M

4.57%

879.80
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FW=880.35
FW=880.30
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879.80

FW=879.60

EX. PVMT=876.72

INDOT TYPE 'A' INLET W/
EAST JORDAN CASTING
NO. 6500
PROPOSED BUILDING
TC=877.85
INV.=875.51
(4,000 SF)
111' OF 12" SDR 35 PVC
FF=880.35 C.O. INV.=876.00
PIPE @ 1.0%

878.45

M
8
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CONTRACTOR TO END
EX.AT
PVMT=876.74
ELECTRIC CONDUIT
EASEMENT LINE.
CONTACT DUKE ENERGY
AT (800)774-0246

877.48
876.98

M

PROPOSED ELECTRIC
TRANSFORMER. PAD AND
TRANSFORMER TO BE
PROVIDED AND INSTALLED
BY DUKE ENERGY.

PROPOSED 34" WATER
METER & SERVICE LINE
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EX. T/CURB=878.15
EX. PVMT=877.62
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EX. SPOT=878.14

M

M

M

M

M

M

M
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NOTE: CONRACTOR SHALL
CONNECT DOWNSPOUTS
TO THE 12" BUILDING DRAIN

CONNECTION OF 6" SEWER
LATERAL TO MAIN BY CITY
OF BLOOMINGTON UTILITIES

M

EX. T/CURB=877.62
EX. PVMT=877.26

CONNECT TO EXISTING 8"
WATER MAIN.
CONTRACTOR TO NOTIFY
CBU 48 HOURS IN ADVANCE
OF START OF UTILITY
WORK. CBU TO PERFORM
THE TAP.
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CONTRACTOR TO END
ELECTRIC CONDUIT AT
EASEMENT LINE.
CONTACT DUKE ENERGY
AT (800)774-0246

879

EX. T/CURB=879.33
EX. PVMT=878.87

CONNECT TO EXISTING WATER MAIN.
CONTRACTOR TO NOTIFY CBU 48
HOURS IN ADVANCE OF START OF
UTILITY WORK. CBU TO PERFORM THE
TAP.

SANITARY LATERAL & CLEANOUT NOTES

M

EX. T/CURB=879.18
EX. PVMT=878.76

15" NYLOPLAST INLET
NO. 2715AG W/ SOLID
COVER
TC=880.55
INV.=874.40
29' OF 12" SDR 35 PVC
PIPE @ 1.0%
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EX. PVMT=878.15
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410 N. GATES DRIVE
BLOOMINGTON, INDIANA 47404
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THE SHERWIN-WILLIAMS CO.
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ENERGY MAPS TO BE ON THE PROJECT
SIDE OF GATES DR. CONTACT
VECTREN ENERGY FOR LOCATION AND
CONNECTION.

88

878.69

M

EX. SPOT=878.47
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NOTE: FOR SITE LIGHTING PLAN
SEE SHEET E1.3 OF PLANS
PREPARED BY CRIPE ARCHITECTS
AND T/E/S ENGINEERING.

GRADING, UTILITY
& EROSION
CONTROL PLAN

NOTE TO CONTRACTOR
CONTRACTORSHALL VERIFY ALL UTILITY LOCATIONS& DEPTHSAND NOTIFY
ENGINEER OF ANY INACCURACIESIN LOCATION OR ELEVATION OR ANY
CONFLICTSPRIORTO & AFTERANY EXCAVATION.NO PAYMENTSHALLBE MADE
TO CONTRACTORFOR UTILITY DESTRUCTIONOR UNDERGROUNDCHANGES
REQUIRED DUE TO CONFLICTING ELEVATIONS.
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JSF
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CW

TEMPORARY
CONCRETE WASHOUT AREA

MS

PRACTICE 3.12
PERMANENT SEEDING

SF

PRACTICE 3.74
SILT FENCE (SEDIMENT FENCE)

BYNUM FANYO & ASSOCIATES, INC.

1.22.18

SANITARY LATERAL & CLEANOUT NOTES

410 N. GATES DRIVE
BLOOMINGTON, INDIANA 47404

PRACTICE 3.01

TEMPORARY GRAVEL CONSTRUCTION ENTRANCE/EXIT PAD

ARCHITECTURE
CIVIL ENGINEERING
PLANNING
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THE SHERWIN-WILLIAMS CO.
AT WHITEHALL CROSSING

PRACTICE 3.61-B
GRAVEL CURB INLET PROTECTION
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MISCELLANEOUS
DETAILS
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BLOOMINGTON PLAN COMMISSION
STAFF REPORT
Location: 3727 E. Cameron Ave.
PETITIONER:

Allen and Susan Dunn
3727 E. Cameron Ave., Bloomington

CONSULTANT:

Smith Brehob & Associates
453 S. Clarizz Blvd, Bloomington

CASE #: DP-11-19
DATE: April 15, 2019

REQUEST: The petitioner is requesting preliminary plat approval of a 2-lot subdivision of 1.91
acres.
BACKGROUND:
Area:
Current Zoning:
Comprehensive Plan:
Existing Land Use:
Proposed Land Use:
Surrounding Uses:

1.91 acres
Residential Single Family (RS)
Neighborhood Residential
Single Family Residential
Single Family Residential
North – Single family residence
West – Single family residence
East – Single family residence
South – Single family residence

SUMMARY: This 1.91 acre property is located at 3727 E. Cameron Avenue and is zoned Single
Family Residential (RS). The property is adjacent to the Hoosier Acres Neighborhood.
Surrounding land uses are all single family residences. The property has been developed with one
single family residence and driveway. This lot is not part of the original Hoosier Acres
subdivision and is described with a metes and bounds description.
The petitioner is proposing to subdivide the property to create a lot to be sold for a single family
residence. The proposed Lot #2 will be approximately 0.72 acres and the existing residence will
be located on the 1.19 acre Lot #1. Both proposed lots meet the minimum lot size and minimum
lot width requirements. A 5’ wide concrete sidewalk and a tree plot at least 5’ wide with street
trees are required along Cameron Avenue. No additional right-of-way dedication is required for
Cameron Avenue since the current amount of right-of-way exceeds UDO requirements. The
petitioner is requesting a waiver from the required installation of a sidewalk.
PRELIMINARY PLAT REVIEW: The Review Considerations for Preliminary Plats within
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;
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(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.
Right-of-Way Dedication: There is currently 70’ of right-of-way for Cameron Avenue which
was dedicated with the original plat for the adjacent Hoosier Acres neighborhood. No additional
right-of-way dedication is required since this is a local street and only requires 50’ of dedicated
right-of-way. Street trees not more than 40’ on center are required within the tree plot and based
on the 500’ of frontage there would be 13 street trees required. These must be installed or bonded
for prior to signature of the final plat.
Pedestrian Facilities/Alternative Transportation: With this subdivision request the petitioner
is required to install a 5’ wide concrete sidewalk that is separated from the street with at least a 5’
wide tree plot. The sidewalk and street trees must be installed or bonded for with the final plat
signature. Street tree species are to be coordinated with the City Urban Forester.
The petitioner has requested a waiver from section 20.07.140 Pedestrian Network Standards to
not require the installation of a sidewalk along the property frontage. While there are not
sidewalks along any of the interior streets within Hoosier Acres the construction of sidewalks,
along with installation of other public improvements, has always been a requirement with the
subdivision of land. The Department does not find that this position should be altered and that
the sidewalk installation should not be waived.
Utilities: All utility service for this property will be provided by existing water and sanitary
sewer lines along Cameron Avenue. No on-site detention is required with this subdivision.
Environmental: There are no environmental features on this site that would require
preservation.
SUBDIVISION WAIVERS: The petitioner is requesting a waiver from the requirement to build
a sidewalk along the street frontage. 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 waiver to not require a sidewalk would be
detrimental to the public safety, health, or general welfare as this would require
pedestrians to use the street rather than a safer dedicated pedestrian facility. However, as
noted there are not sidewalks along any adjacent properties.

(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 that would
prevent the installation of a sidewalk.
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(iii)

Because of the particular physical surroundings, shape, or topographical conditions of the
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: Again, the Department does not find anything unique about the
property that would prevent a sidewalk from being installed. It should certainly be noted
that adjacent properties are developed and there are no vacant lots in the neighborhood
where future sidewalk installation would be required.

(iv)

The Subdivision Waiver shall not in any manner vary the provisions of the development
standards, Comprehensive Plan, or Thoroughfare Plan.
PROPOSED FINDING: The Thoroughfare Plan aims to improve and advance
transportation facilities, including the installation of sidewalks to promote multi-modal
transportation.

RECOMMENDATION: Based on the proposed findings, the Department recommends
approval of this subdivision request and denial of the requested waiver from sidewalk installation
with the following conditions:
1. A 5’ wide concrete sidewalk separated from the street and at least a 5’ wide tree plot
and street trees not more than 40’ from center are required within the right-of-way.
2. The new lot will have an address of 3719 E. Cameron Avenue and this must be shown
on the final plat prior to signature.
3. A bond or compliance with condition #1 is required prior to plat signature.
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ALLEN DUNN SUBDIVISION
PRELIMINARY PLAT

LEGEND
M
P
R
FRB
SRB
FIP
FRS
FMAG
SMAG
B/C
FND
PDO
PDG
BG
AG

BASIS OF BEARINGS:
INDIANA STATE PLANE, WEST ZONE
VERTICAL DATUM: NAVD 88

MEASURED
PLATTED
RECORD
FOUND REBAR
SET REBAR
FOUND IRON PIPE
FOUND RAILROAD SPIKE
FOUND MAG NAIL
SET MAG NAIL
BUILDING CORNER
FOUND
POSSIBLE DEED OVERLAP
POSSIBLE DEED GAP
BELOW GRADE
ABOVE GRADE

OWNER'S CERTIFICATE

LEGAL DESCRIPTION

THE UNDERSIGNED, ALLEN W. DUNN & SUSAN PETERS DUNN BEING THE OWNER OF THE ABOVE
DESCRIBED REAL ESTATE, DO HEREBY LAYOFF AND PLAT THE SAME INTO LOTS AND STREETS IN
ACCORDANCE WITH THE PLAT AND CERTIFICATE.
THIS PLAT SHALL BE KNOWN AND DESIGNATED AS ALLEN DUNN SUBDIVISION.
STREETS AND RIGHTS-OF-WAY ARE TO HEREBY BE DEDICATED TO THE PUBLIC.

SETBACK TABLE
RESIDENTIAL SINGLE-FAMILY (RS):

IN WITNESS WHEREOF, ALLEN W. DUNN & SUSAN PETERS DUNN HAVE EXECUTED THIS INSTRUMENT AND

FRONT - 15' FROM R/W
SIDE - 8', PLUS 4' FOR EACH ADDITIONAL STORY
REAR - 25'

CAUSED HIS NAME TO BE SUBSCRIBED THEREON THIS ____ DAY OF ____________, 2019.

__________________________
ALLEN W. DUNN

OWNER/SUBDIVIDER

______________________________
SUSAN PETERS DUNN

STATE OF INDIANA )

ALLEN W. & SUSAN PETERS DUNN
3727 E. CAMERON AVE.
BLOOMINGTON, IN 47401
812-334-8935
DEED RECORD 311/503
53-08-02-100-005.000-009

)SS:
COUNTY OF ___________ )
BEFORE ME, A NOTARY PUBLIC IN AND FOR THE STATE OF INDIANA AND MONROE COUNTY, PERSONALLY
APPEARED ALLEN W. DUNN & SUSAN PETERS DUNN ACKNOWLEDGED THE EXECUTION OF THE ABOVE
REFERENCED PLAT, AS THEIR VOLUNTARY ACT AND DEED FOR THE USES AND PURPOSES THEREIN
EXPRESSED.

A PART OF THE NORTHEAST QUARTER OF SECTION 2, TOWNSHIP 8 NORTH,
RANGE 1 WEST, IN THE CITY OF BLOOMINGTON, MONROE COUNTY, INDIANA,
DESCRIBED AS FOLLOWS:
COMMENCING AT THE SOUTHWEST CORNER OF A TRACT AS HERETOFORE
DEEDED TO THE ST THOMAS LUTHERAN CHURCH, SAID POINT BEING 553.00
FEET WEST AND 367.00 FEET SOUTH OF THE NORTHEAST CORNER OF THE
AFORSAID NORTHEAST QUARTER SECTION; THENCE SOUTH 83 DEGRESS 18
MINUTES WEST 294.20 FEET TO THE SOUTHEAST CORNER OF LOT NUMBER
58, HOOSIER ACRES THIRD ADDITION; THENCE SOUTH 30 DEGREES 30
MINUTES EAST 83.70 FEET TO THE NORTHEAST CORNER OF LOT NUMBER 57,
HOOSIER ACRES THIRD ADDITION; THENCE SOUTH 03 DEGREES EAST 220.00
FEET TO THE SOUTHEAST CORNER OF SAID LOT NUMBER 57, SAID
CORNERALSO BEING THE REAL POINT OF BEGINNING; THENCE SOUTH 48
DEGREES17 MINUTES EAST 190.00 FEET; THENCE SOUTH 00 DEGREES 33
MINUTES 23 SECONDSEAST 74.04 FEET; THENCE SOUTH 86 DEGREES 00
MINUTES 14 SECONDS WEST 367.60 FEET; THENCE ON THE ARC OF A CURVE
TO THE RIGHT A DISTANCE OF 125.56 FEET(122.64 FEET MEASURED), SAID
CURVE HAVING A RADIUS OF 173.40 FEET; THENCE NORTH 25 DEGREES 55
MINUTES EAST 177.00 FEET; THENCE ON THE SOUTHERLY BOUNDARY OF
SAID HOOSIER ACRES THIRD ADDITION, NORTH 69 DEGREES 30 MINUTES
EAST FOR 80.00 FEET; THENCE CONTINUING ON SAID BOUNDARY NORTH 88
DEGREES 31 MINUTES EAST 190.00 FEET TO THE REAL POINT OF BEGINNING.
CONTAINING 1.91 ACRES MORE OR LESS.
SURVEYOR'S CERTIFICATE
THIS SURVEY WAS PERFORMED UNDER THE DIRECTION OF THE UNDERSIGNED, AND
TO THE BEST OF THIS SURVEYOR'S KNOWLEDGE AND BELIEF WAS EXECUTED
ACCORDING TO SURVEY REQUIREMENTS IN 865 IAC 1.12 FOR THE STATE OF INDIANA.

WITNESS MY HAND AND NOTARIAL SEAL THIS __________ DAY OF ___________________, 2019.
MY COMMISSION EXPIRES: ________________________________________

DATED FEBRUARY 25, 2019

ADDRESS TABLE
_____________________________________________________________

LOT 1-3727 E CAMERON AVE, BLOOMINGTON, IN 47401
LOT 2-XXX E CAMERON AVE, BLOOMINGTON, IN 47401

_____________________________________________________________
_____________________________________________________________

___________________________________
TODD M. BORGMAN
PLAN COMMISSION AND BOARD OF PUBLIC WORKS
UNDER THE AUTHORITY PROVIDED BY CHAPTER 174, ACTS OF
1947, ENACTED BY GENERAL ASSEMBLY OF THE STATE OF
INDIANA AND ORDINANCE ADAPTED BY THE COMMON COUNCIL
OF THE CITY OF BLOOMINGTON, INDIANA, THIS PLAT WAS GIVEN
APPROVAL BY THE CITY OF BLOOMINGTON AS FOLLOWS:

LOT 57
MIROLLI
DR114/335
ZONED: RS

LOT 56
CHASE TRUST
INST 2011009946
ZONED: RS

FENCE
3.3N/5.9W

FENCE
2.3N

FIP
0.8N

POB
SE COR
LOT 57

N88°03'30"E 190.00(M)(R)

FIP

APPROVED AT BOARD OF PUBLIC WORKS AT A MEETING HELD:

UNIVERSITY BAPTIST
CHURCH
DR175/274
ZONED: RS

844

27"E
°06'
)
N71
9(M
80.2 0(R)
80.0
FIP

0.

00

(M

)(R

)

APPROVED BY THE CITY PLAN COMMISSION AT A MEETING HELD:

FRB/'SQA'
1.2SW

_______________________________________________________

_________________________________________________________

TERRI PORTER, DIRECTOR OF PLANNING AND TRANSPORTATION

"PARENT"
DUNN
DR311/503
ZONED: RS

_____________________________________________
JOSEPH HOFFMAN, PRESIDENT OF PLAN COMMISSION

6

82

846

8
82

LOT 1
51,871 SF
1.191 AC

CONC

FIP

LOT 141
MICKEL TRUST
DR470/205
ZONED: RS

S00°19'19"W

#3727
HOUSE

CONC
4.1SW

848

7
N03°36'36"W 213.1

___________________________________________
MEMBER

19

74.04(M)(R)

R)
00(
77.
)1
(M
.84
176
E

"E

842

23"

840

838

836

834

832

830

37'

18

846

POOL

N2
5°

_________________________________________________________

____________________________________________
MEMBER

4'

LOT 2
31,200 SF
0.716 AC

I AFFIRM, UNDER THE PENALTIES FOR PERJURY, THAT I HAVE TAKEN REASONABLE
CARE TO REDACT EACH SOCIAL SECURITY NUMBER IN THIS DOCUMENT, UNLESS
REQUIRED BY LAW. (TODD BORGMAN)

PRESIDENT

S4
7

°2

LOT 55
MACPHAIL
INST 2005014921
ZONED: RS

STATE OF INDIANA

_____________________________________________

157.94

32.06

REGISTERED LAND SURVEYOR NO. 21200021

GENERAL NOTES
1) BASED UPON A SCALED INTERPRETATION OF THE FLOOD
INSURANCE RATE MAP (18105C0161D) FOR MONROE COUNTY, INDIANA,
DATED DECEMBER 17, 2010, THE SUBJECT PROPERTY IS LOCATED
WITHIN (UNSHADED) ZONE X.

FIP

L=121.23(M) 125.56(R)
R=173.40(M)(R)
CHB=N75°00'05"W
CHL=118.78

2) ALL MONUMENTS FOUND IN PERFORMANCE OF THIS SURVEY WERE
FOUND FLUSH WITH THE EXISTING GROUND UNLESS OTHERWISE
NOTED, AND THE AGE AND ORIGIN OF SAID FOUND MONUMENTS ARE
UNKNOWN UNLESS OTHERWISE NOTED.

284.30

83.30

3) ALL DIMENSIONS SHOWN HEREON ARE IN FEET AND DECIMALS
THEREOF UNLESS OTHERWISE LABELED.

)(R)
S86°52'56"W 367.60(M

4) REFERENCE IS MADE TO THE FOLLOWING SURVEYS OR PLATS.

AS
PH

HOOSIER ACRES 3RD ADDITION

ASPH

NUE
CAMERON AVE
)
(LOCAL-50'R/W

HOOSIER ACRES 7TH ADDITION

SURVEYOR'S REPORT
JOB NUMBER: 5840
TYPE OF SURVEY: RETRACEMENT AND ORIGINAL SURVEY
CLASS OF SURVEY: SUBURBAN SURVEY (865 IAC 1-12)
FIELD WORK COMPLETED: FEBRUARY 13, 2019
LOCATION OF SURVEY: 3727 CAMERON AVE, BLOOMINGTON, INDIANA

PHILIP O. TAPP & COMPANY, INC., JOB 6637

IN ACCORDANCE WITH TITLE 865, ARTICLE 1, CHAPTER 12 (RULE 12) OF THE INDIANA ADMINISTRATIVE CODE (IAC),
THE FOLLOWING OBSERVATIONS AND OPINIONS ARE SUBMITTED REGARDING THE UNCERTAINTY IN THE
POSITION OF THE LINES AND CORNERS ESTABLISHED AND/OR REESTABLISHED ON THIS SURVEY AS A RESULT
OF:
1) AVAILABILITY AND CONDITION OF REFERENCE MONUMENTS;
2) CLARITY AND/OR AMBIGUITY OF THE RECORD DESCRIPTION(S) USED AND/OR THE
ADJOINER'S DESCRIPTIONS; AND
3) OCCUPATION OR POSSESSION LINES.
4) MEASUREMENTS (RELATIVE POSITIONAL ACCURACY)
NOTE: THERE MAY EXIST UNWRITTEN RIGHTS ASSOCIATED WITH THESE UNCERTAINTIES.

UTILITY LINE LOCATIONS
ARE APPROXIMATE

1) AVAILABILITY AND CONDITION OF REFERENCE MONUMENTS
MONUMENTS USED IN PERFORMANCE OF THIS SURVEY ARE LABELED HEREON. UP TO 1.2 FEET OF UNCERTAINTY.
2) CLARITY AND/OR AMBIGUITY OF THE RECORD DESCRIPTION(S)
UP TO 4.3 FEET OF UNCERTAINTY IN RECORD VERSUS MEASURED DISTANCE.
3) OCCUPATION OR POSSESSION LINES
POSSESSION LINES AT THE TIME OF THE SURVEY ARE LABELED HEREON. UP TO 6.7 FEET OF UNCERTAINTY.
4) MEASUREMENTS (RELATIVE POSITIONAL ACCURACY)
SUBURBAN SURVEY (+/- 0.13 FOOT PLUS 100 PARTS PER MILLION) AS DEFINED IN 865 IAC 1-12, EFFECTIVE MAY 4,
2006.
THEORY OF LOCATION
THE FOUND MONUMENTS SHOWN HEREON WERE HELD FOR THEIR RESPECTIVE CORNERS. THE NORTHEAST
LINES WERE RUN AT RECORD DISTANCE. THE SOUTHEAST LINE WAS RUN AT RECORD DISTANCE AND ANGLE.
THE RECORD RADIUS WAS HELD FOR THE SOUTHWEST CURVE.

Smith Brehob & Associates, Inc.
453 S. Clarizz Boulevard
Bloomington, Indiana, 47401
P: 812.336.6536
W: http://smithbrehob.com
Job: 5840
Date: 2/25/19
Copyright Smith Brehob & Associates, Inc. 06/02/14 All Rights Reserved
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BLOOMINGTON PLAN COMMISSION
STAFF REPORT
Location: 221 E. Kirkwood Ave.
PETITIONER:

Cedarview Management, Corp
601 N. College Suite 1A, Bloomington

CONSULTANTS:

Studio 3 Design Inc.
8604 Allisonville Road, Indianapolis

CASE #: SP-13-19
DATE: April 15, 2019

Smith Brehob and Associates, Inc.
453 S. Clarizz Boulevard, Bloomington
REQUEST: The petitioner is requesting site plan approval to allow for a 964 square foot addition
to an existing mixed-use building.
BACKGROUND:
Area:
Current Zoning:
Comp Plan Designation:
Existing Land Use:
Proposed Land Use:
Surrounding Uses:

0.21 acres
CD – University Village Overlay
Downtown
Mixed-Use
Mixed-Use
North - Surface parking lot
West – Commercial
East – Monroe County Public Library
South – Commercial

REPORT: The property is located at the northwest corner of E. Kirkwood Ave and N. Lincoln
Street and is zoned Commercial Downtown (CD), within the Kirkwood Corridor of the University
Village Overlay. The property is 66 feet wide by 133 feet deep, with an alley along the north side.
Surrounding land uses include a surface parking lot to the north, the Monroe County Public Library
to the east, and commercial uses to the west and south. The property has been developed with a
two-story, mixed-use building. The building is designated as a local historic structure. The Historic
Preservation Commission reviewed this proposal at their April 11, 2019 hearing and approved a
Certificate of Appropriateness to allow for the proposed addition.
The petitioner proposes to add a second story to a portion of the north side of the building. The
proposed addition would contain dwelling units. A total of 6 units and 12 bedrooms are proposed
for the property in addition to 3,415 sq. ft. of existing commercial space. The property is required
to have at least 50% of the ground floor used for nonresidential uses and the proposed floor plan
meets that requirement. With the scope of work there would also be additional remodeling to the
interior to convert existing office space into dwelling units. The proposed bedroom and unit count
meets the allowed density.
Plan Commission Site Plan Review: One aspect of this project requires that the petition be
reviewed by the Plan Commission, per BMC 20.03.170. This aspect is as follows:
The Plan Commission shall review:
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•
•

Any proposal that does not comply with the development standards set forth in the
University Village Overlay District.
The first aspect is that the University Village Overlay (UVO) district does not allow
pitched roofs, only flat roofs with parapets are allowed. The existing building is a
residential style design with steep, pitched roofs which the petitioner is proposing
to compliment with the addition. The second aspect is the proposed building
materials. Within the Kirkwood Corridor section of the UVO, wood and
cementitious siding are not allowed as primary exterior finishing materials. The
petitioner is again proposing to match the existing finishing material of the building
and is proposing to use cementitious siding.

SITE PLAN ISSUES:
Residential Density: The maximum residential density in the University Village Overlay is 20
units per acre. The petition site is 0.21 acres and would be allowed 4.0 dwelling units. The
petitioner is proposing a density of 3.76 units, meeting the density requirements.
Non-Residential Uses on the First Floor: The petitioner has allotted at least 50% to nonresidential uses on the ground floor. The proposal meets the requirement.
Height: The minimum height in the UVO is 25 feet and the maximum height is 30’. The proposed
height of the addition is 28 feet. The proposal meets the height requirement.
Parking and Surrounding Roads: The UVO does not require parking spaces for nonresidential
uses. For residential uses, no parking is required for bedrooms 0-10 and only 0.5 parking spaces
are required for bedrooms 11-20, therefore only one parking space is required for the proposed 12
bedrooms. There are 4 on-site parking spaces, including one ADA space. The proposal meets
parking requirements.
Access: The parking area is accessed by an alley in the rear. The proposed addition is less than
10% of the building area so no changes to the site are required per section 20.08.060(c).
Bicycle Parking/Alternative Transportation: 4 bicycle parking spaces are required. A parking
area for 4 bicycle parking spaces has been shown along the front of the building adjacent to the
main entrance. This meets bicycle parking requirements.
Architecture/Materials: The primary building materials include wood and cementitious siding
with a stone base. The proposed building materials are not allowed in the Kirkwood Corridor of
the University Village Overlay. The Historic Preservation Commission reviewed this project and
issued a Certificate of Appropriateness finding that the proposed building materials are appropriate
for this structure and compliment the existing finishing materials and is therefore in keeping with
Historic District guidelines. The Department also finds that the proposed materials are appropriate
for the minor addition and should be approved.
The proposal meets all of other architecture requirements.
Streetscape: Street trees are present along both street frontages and pedestrian-scaled lighting is
installed along Kirkwood Ave. No additional street lights or improvements along the streetscape
are required.
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Impervious Surface Coverage: The UVO for Kirkwood Corridor allows for 100% impervious
surface coverage.
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 Comprehensive Plan;
Proposed Findings:
•
•
•

•
•

The site is in the Downtown area of the Comprehensive Plan.
A mix of office, commercial, civic, high-density residential and cultural uses are
recommended for the downtown.
The Comprehensive Plan calls out to nurture our vibrant and historic downtown as
the flourishing center of the community. This petition allows for a minor addition
that will allow an existing historic building to be best utilized with an addition that
is compatible with the historic character of the building and protects a historic
resource.
Recognize the many virtues of historic preservation, rehabilitation, and reuse of our
historic structures. Again this addition will allow the preservation and continued
reuse of a historic building.
Encourage redevelopment that complements and does not detract from the
Downtown’s historic, main-street character (Goal 4.1)

(ii) Satisfies the requirements of Chapter 20.02, Zoning Districts;
The UDO includes an intent for the CD district and guidance for the Plan Commission in
20.02.170. The following items address those intent and guidance statements.
Proposed Findings:
•
•
•
•
•

The project does serve to protect and enhance the central business district by adding
infill residential space to an existing building.
The project does provide high density development of mixed uses with storefront
retail, and residential dwelling uses.
The project does incorporate some pedestrian-oriented design through first-floor
window design and massing and does accommodate alternative means of
transportation by providing ample bicycle parking.
The project does intensify the use of under-utilized properties by allowing an
addition to an existing historic building.
The project does provide commercial on the ground floor with residential above.

(iii) Satisfies the requirements of Chapter 20.05, Development Standards;
Proposed Findings:
•

The project meets all applicable development requirements of Chapter 5.
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(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.
Per 20.03.170, the Plan Commission shall approve a site plan that meets all of the standards
of 20.03.190, 20.03.200, and 20.09.210.
•

The petition meets all of the standards of 20.03.190, 20.03.200, and 20.09.210 with
the exception to the proposed roof type and exterior finishing materials.

ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington
Environmental Commission (EC) has made one recommendation concerning this development.
1.) The Petitioner should install the most landscape material possible for this site to enhance
the streetscape and walkability, and to benefit native pollinating animals and insects
Staff Response: The Department encourages the petitioner to incorporate as much landscape
material as possible in the exterior patio areas and open green space.
CONCLUSION: With the exception for the deviation from roof design and exterior building
material, this petition meets UVO Development Standards. It also includes various positive aspects
related to larger City goals including compatible infill, compatible addition to a historic building,
compact urban form, the addition of housing stock, commercial space in the downtown, and
innovative design.
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan
Commission adopt the proposed findings and approve the site plan.
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City of Bloomington
Bloomington Environmental Commission

MEMORANDUM
Date:

April 15, 2019

To:

Bloomington Plan Commission

From:

Bloomington Environmental Commission

Subject:

SP-13-19: Victoria Towers / Cedarview Management
221 E. Kirkwood Avenue
____________________________________________________________________________________
The purpose of this memo is to convey the environmental concerns and recommendations provided by
the City of Bloomington Environmental Commission (EC) with the hope that action will be taken to
enhance the project’s environment-enriching attributes. The EC reviewed the petition and offers the
following comments and requests for your consideration.
1.) STREETSCAPE PLANTS
This petition sits in an important location that has long been part of Bloomington’s central core, and
where walkability is vital now more than ever. Because the area is already built out, the opportunities
for environmental enhancement are limited. Augmenting the walkability by installing as much
landscape material as possible along with the renovated patio is one way to enhance the environmental
integrity of the site. Planters or pots with native plants can also be included on the patio area, even if
they are not permanent installations. The Petitioner should consider collecting rainwater to water these
plants. Walkability decreases automobile use, thus reducing carbon emissions; improves public health;
amplifies quality of life; and saves money.
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.
EC RECOMMENDATIONS:
1.) The Petitioner should install the most landscape material possible for this site to enhance the
streetscape and walkability, and to benefit native pollinating animals and insects.

401 N. Morton St., Suite 130 • Bloomington, IN 40402
www.bloomington.in.gov
environment@bloomington.in.gov

Phone: 812.349.3423
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March 11th, 2019
Revised 3-15-2019
Revised 4-01-2019
City of Bloomington Planning Department
P.O. Box 100
Bloomington, IN 47402
Attn:

Mr. Eric Greulich
Mr. Conor Herterich

RE:

Victoria Towers,
221 E. Kirkwood, Bloomington Indiana

PETITIONERS STATEMENT
Dear Mr. Greulich
Studio 3 Design is pleased to submit the attached renovations at 221 E. Kirkwood for Plan
Commission and HPC review. The following document outlines the project scope and addresses
comments received to date regarding the project. Please take time to review and contact us with
any additional questions.
The following petition is based on the amended UDO.
Apartment Types

Count

Beds

Studio Apartment
1 Bedroom Flat
2 Bedroom Flat
3 Bedroom Flat
4 bedroom Townhome

1 Units
2 Units
1 Units
1 Unit
1 Unit

1 Beds
2 beds
2 Beds
3 Beds
4 beds

6 Units

12 Beds

Property density:
Site: .2 Acres
20 DUE’s/acre = 4 DUE’s allowed
Studio
1 Bed
2 bed .
3 bed
4 Bed

.20 DUE x 1=
.25 DUE x 2=
.66 DUE x 1=
1.00 DUE x 1 =
1.5 0 due x 1 =

.20 DUE’s
.50 DUE’s
.66 DUE’s
1.00 DUE’s
1.50 DUE’s
3.86 DUE’s provided (4.00 allowed)

8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317) 595-1000 · Fax (317) 572-1236
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221 E. Kirkwood- Petitioners Statement
March 11th, 2019
Revised 4-1-2019
Page 2

Project Location
The project is located on the North side of Kirkwood Street at the intersection of Kirkwood and
Lincoln.
The site is bounded by an alley to the North, a business to the West, Lincoln Street to the East
and Kirkwood Street to the South.
Project Concept
The project is a renovation of an existing 2 story Victorian style building that has had 4 previous
additions put on it. The building is currently used for a restaurant on level 1 with storage in the
basement, and multiple businesses on level 2. The attic space is vacant and undeveloped.
The project scope is to maintain a retail space for a restaurant on Level 1 which will occupy
approx. 3,415 sf of space and convert the north addition (964sf) into two one bedroom
apartments with a 2 bedroom apartment added above..
The second floor and attic of the existing building will be converted into an additional studio, (1) 3
bed unit and (1) four bed townhome that makes use of the ample volume available in the attic
space.
New construction includes the removal of the current pitched roof on the single-story north
addition and construction of a second floor for a two bedroom unit. The concept is to create a
feel for the unit that is sympathetic to the existing building but not a copy of it. The other area of
construction is on the second floor roof of the West CMU building addition. The ceiling heights in
the North end of the building are at 7’4” – we are proposing raising the roof structure to match the
remaining 2/3rds of the flat roof on that building (approx.. 3’ raise).
Parking Counts
Required parking for non-residential
Required parking for residential
Parking provided

0 spaces
1 spaces
6-8 spaces (3 off Lincoln, 1 off alley on south
side and 2 to 4 in double stacked off alley on
West side

Site Accessibility:
The building is currently not accessible.
Fair housing does not apply to this building based on first occupancy occurring prior to March of
1991. Americans with Disability Act (ADA)for parking applies to commercial parking- the City
does not require any at this location.
For the development, we are making reasonable accommodations for ADA by adding an
accessible route from the street to the the restaurant entrance on the North side and an
accessible route from the street and West parking to the apartments and restaurant entrance on
the north side. The grades on the west parking / delivery are being modified to meet ADA cross
slopes so that the owner may make accommodations in the future for a van accessible parking
space should he have a resident that request it.

8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236
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221 E. Kirkwood- Petitioners Statement
March 11th, 2019
Revised 4-1-2019
Page 3
Streetscape
The intent is to leave the streetscape with some modifications on the plaza areas out in front
along Kirkwood. The current raised outdoor area has several elevation changes and 2 planter
beds with dead vegetation. We would like to improve accessibly onto the outdoor area and
remove the planting beds to provide for improved outdoor seating for a restaurant tenant.
The majority of the current plaza is on the owner’s property, a 10x roughly 60’ zone running
parallel with Lincoln street has been found to be on City property.
The intent is to request an easement for this area in order to provide usable out door seating that
will add to the street life along Kirkwood. A separate filing for the plaza area changes will be
provided at a later time for review with staff.

Building Façade modules
Not Applicable – no new footprint is being added to the structure. The addition will be on top of
the existing first floor.

Building Height
The overall building height for the addition is under the 30’ maximum building height required
under the amended UDO.
Building Materials
The building façade primary materials area a mix of mix of wood and cementious siding and a
stone base to complement the existing material used on the historic structure and the subsequent
additions. Primary materials carry on all 4 sides of the addition.
Void to Solid Percentages
Not applicable to the ground level existing façade – We are maintaining existing walls but will
provide additional glazing on the first floor façade. The second floor addition requires 20% void to
solid mix which we will provide.

Building Step Back
Not applicable
Historic
The existing building is on Bloomington’s Locally Designated list as a Notable structure. Original
portions of the Victorian house are still visible primarily for Kirkwood street with portions of the
upper level visible from Lincoln street. The building has had 4 major additions over time, each
with their own character – a 2 story on the West , a single story on the North with a pitched roof, a
single story on the East side with a high pitched roof and added turret mimicking the original
house and a series of bump-outs on the Kirkwood elevation that cover the original porch and front
façade. Our intended addition of a second floor on the North end will remain separated from the
original structure to distinguish it as a new item- not part of the original.

8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236
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221 E. Kirkwood- Petitioners Statement
March 11th, 2019
Revised 4-1-2019
Page 4
We would like to add several skylights into the existing roof structure to bring natural light into the
attic space. The current roof is in disrepair and needs to be completely replaced. We will come
back with the same style of shingles (double butt profile) as the structure currently has. During
this replacement we would add the skylight. Each skylight is no more than a 24” x 36” unit. All
locations are being reviewed with HPC as part of the certificate for appropriateness.

Bike Parking
We will provide the required bike parking based on UDO recommendations. Bike racks to hold 4
bikes. 2 on Kirkwood and 2 on Lincoln.

Environmental Considerations
The facility is being up-dated on the interior and repaired on the exterior in an effort to salvage the
building and provide an adaptive reuse of the it. With the revisions to the attic space envelop and
addition of new HVAC, plumbing and electrical- the building will be far more energy efficient than
it is today.

Encroachments:
The project will require the following encroachments with the city:
• Outdoor patio area and seating area as it exists today extends over the property line.
Modifications to the patio and or addition of a railing may require that we apply for an
encroachment.

Trash Removal
Trash removal currently exist off of the North Alley and will remain there.

Anticipated Waivers
We feel that the project is in alignment with all existing and amended requirements of the UDO
with the exception of the following items that have been provided to maintain the building in
character with the existing historic structure.
1. Building materials- Siding is not an allowed primary material- however, it is the primary
material of the original structure. As such we are proposing the use of siding on the north
addition based on final approval from HPC.
2. Roof pitch: This district requires a flat roof on new structures. We are proposing a
pitched roof on the north addition to be in character with the existing historic structure.
The pitched roof is over the same area currently covered by a one story building with a
pitched roof. His request will be based on final approval from HPC.

8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236
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221 E. Kirkwood- Petitioners Statement
March 11th, 2019
Revised 4-1-2019
Page 5
Respectfully submitted,
STUDIO 3 DESIGN, INC

Tim Cover
Architect
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