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**Next Meeting September 9, 2019       Last Updated:  8/9/2019 
 

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.   
 

CITY OF BLOOMINGTON 
PLAN COMMISSION  
August 12, 2019 at 5:30 p.m.                       City Council Chambers – Room #115 
 
ROLL CALL 
 

MINUTES TO BE APPROVED:    None at this time. 
‘ 

REPORTS, RESOLUTIONS AND COMMUNICATIONS:  

PETITIONS CONTINUED TO:        September 9, 2019 

SP-23-19 City of Bloomington 
  105 & 111 W. 4th St., and 222 S. Walnut St.   

Request: Site plan approval for a new parking garage with waivers in the Commercial 
Downtown (CD) zoning district. 

  Case Manager: Jackie Scanlan 
 
CONSENT AGENDA: 
 
UV-29-19 Jason Hobson 
  901 W. 1st St.   

Request: Use variance recommendation to the BZA to allow a business/professional office in 
the Medical (MD) zoning district. 

  Case Manager: Ryan Robling 
 
SP-28-19 David Hays 
  300 W. 6th St.   

Request: Site plan approval to allow the construction of 16 multi-family dwelling units. 
  Case Manager: Ryan Robling 
 
 
PETITIONS: 
 
PUD-26-19 First Capital Management 
  3201 E. Moores Pike   

Request: A PUD amendment to the list of permitted uses to allow multi-family apartments. Also 
being requested is a waiver of the required 2nd hearing.  

  Case Manager: Eric Greulich 
 
PUD-27-19 Hilltop Meadow, LLC 
  1201 W. Allen St.   

Request: An amendment to the PUD district ordinance and preliminary plan to allow a multi-
family development. 

  Case Manager: Ryan Robling 
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BLOOMINGTON PLAN COMMISSION    CASE #: PUD-26-19 
STAFF REPORT       DATE: August 12, 2019  
LOCATION: 3201 E. Moores Pike 
 
PETITIONER: First Capital Group 
   810 S.  Auto Mall Road 
 
COUNSULTANT: Bynum Fanyo & Associates, Inc. 
   528 N. Walnut Street, Bloomington 
 
REQUEST: The petitioner is requesting an extension of the PUD and a PUD district ordinance 
amendment to allow multi-family dwelling units. Also requested is a waiver from the required 
second hearing. 
 
BACKGROUND: 
 
Area:     2.2 acres  
Current Zoning:   Planned Unit Development (PUD)  
Comp Plan Designation: Regional Activity Center  
Existing Land Use:   Undeveloped  
Proposed Land Use:   Multifamily residential  
Surrounding Uses:  North  – Jackson Creek Shopping Center 
    West – AMC movie theater 

South – Single-family residences (Bittner Woods/Shadow Creek) 
East – Multi-family Apartments (College Park at Campus Corner) 
and retirement community (Red Bud Hills and Autumn Hills) 

 
REPORT: This 2.2 acre property is located on the north side of Moores Pike just east of the 
intersection with College Mall Road. The property is zoned Planned Unit Development. The 
property is currently undeveloped and has several mature trees and emerging canopy species 
scattered throughout the property. The property had previously been used by a single family 
residence, but the residence was removed in 2000 when the property was rezoned. 
 
This site was rezoned in 2000 (PUD-03-00) from RS3.5/PRO6 to a Planned Unit Development 
to allow for a mixture of medical and office uses. A district ordinance and a specific list of uses, 
as well as prohibited uses, was approved with that petition. In 2003, an amendment (PUD-15-03) 
was approved to the PUD adding “climate-controlled storage” to the list of permitted uses as well 
as a final plan for an office building and separate climate controlled warehouse, however that 
project was never constructed. A site plan was later approved in 2013 (PUD-40-13) for a multi-
tenant building, however that was also not constructed and the property has remained 
undeveloped. 
 
The petitioner is requesting to amend the list of uses within the PUD district ordinance to allow 
for “multi-family dwelling units”. The petitioner is proposing to adopt a density of 17.48 units 
per acre and maximum building height of 60’ for this property, the remaining development 
standards would be those of the current RH zoning district standards for site plan review. No site 
plan approval is being requested or given at this time and a site plan must come back to the Plan 
Commission for approval if this amendment is approved. The petitioner has submitted a potential 
building elevation and site plan. The proposed site plan shows a 4-story building with 48 two-
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bedroom units, 28 one-bedroom units, and 4 studio units for a total of 80 units with 128 
bedrooms. Parking is being provided in a parking area with 62 parking spaces. There would be 
one drivecut on Moores Pike to provide access for the site. 
 
COMPREHENSIVE PLAN: This property is designated as Regional Activity Center in the 
Comprehensive Plan. The Comprehensive Plan notes the following about the intent of the 
Regional Activity Center area: 
 

• …district is a large commercial area that provides high intensity retail activity. 
• Regional Activity Centers contain higher intensity uses such as national retailers, offices, 

food services, lodging, and entertainment. 
• The district may also incorporate medium- to high-density multifamily residential uses. 
• The main purpose of the district is to provide semi-urban activity centers that 

complement, rather than compete with, the Downtown district. 
• The district is expected to change with increasing activity though infill and 

redevelopment. 
• Incorporating multifamily residential within the district is supported. 
• Less intense commercial uses should be developed adjacent to residential areas to buffer 

the impacts of such development. Multifamily residential and office uses could likewise 
serve as transitional elements. 

• Redevelopment within the district should be encouraged to grow vertically, with the 
possibility of two- or three-story buildings to accommodate denser office development, 
residential multifamily, structures parking, and improved multimodal connectivity. 

 
The proposed use of the property for multi-family residences is somewhat consistent with the 
Comprehensive Plan (although a mixed-use building would be preferred). The Comprehensive 
Plan encourages two- or three-story buildings, so the proposed 4-story building would not be in 
keeping with the design guidelines. In addition, the proposed 60’ height limit exceeds the 
expected height limit of this area. 
 
PRELIMINARY PLAN: 
 
List of Permitted Uses: The list of permitted uses was set forth in the 2000 initial rezoning and 
amended in 2003. The petitioner is proposing to retain this list and add “dwelling, multi-family”. 
The list of existing permitted uses as outlined in previous approvals includes: 
 

Permitted Uses: 
• Climate controlled storage *added in the 2003 amendment 
• Business Professional Office (including, but not limited to- Accounting, Consulting, 

Legal, Real Estate, and Insurance) 
• Corporate Offices 
• Government Offices 
• Contractor’s Offices (subject to the “Further Restrictions” as outlined below) 
• *Medical Offices 
• *Dental Offices 
• *Clinics 

 
*These uses are limited to 16,000 square feet. If mixed use is requested, then the 
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maximum gross square footage allowed would be 32,000 sq. ft., with all (*) uses 
square footage being doubled when calculating the total square footage. For 
example, 8,000 sq. ft. of medical office space and 16,000 of professional office 
space would be allowed in this PUD under the calculation [8,000(2) + 
16,000=32,000] 

 
 Specifically Prohibited Uses: 

• Veterinary Clinics 
• Bureau of Motor Vehicle Offices 
• Post Offices 
 

Further Restrictions on Permitted Uses: 
• No outdoor storage of equipment or materials 
• No warehouse/garage space is permitted  

 
The petitioner is proposing to add “dwelling, multi-family” to the list of approved uses. No other 
changes to the use list are proposed. 
 
Residential Density: The Comprehensive Plan designates this area as a Regional Activity Center 
and calls for medium- to high-density multifamily residential in the Regional Activity Center 
designation. The proposed site plan shows a possible bedroom and unit count of 48 two-bedroom 
units, 28 one-bedroom units, and 4 studio units for a total of 80 units with 128 bedrooms. Using 
the UDO defined DUEs, the 2-bedroom units count as 0.66 units, the one-bedroom units count as 
0.25 units, and the studio units count as 0.20 units. There are 39.48 DUEs proposed, which based 
on the 2.2 acre lot size results in a density of 17.48 units per acre. 
 
Height and Bulk: The petitioners are proposing one, four-story building. The original PUD had 
very specific development standards for setbacks and building height. The building height was 
limited to 30’ in height. The petitioner is proposing to use the RH zoning district standards with a 
modification to allow the proposed 60’ height.  The proposed height of 60’ would exceed both 
the height of the PUD and the RH district. The Department has concerns that the proposed 60’ 
height limit would not be in character with the surrounding area or Comprehensive Plan. 
 
The approved setbacks in the PUD versus the RH district are as follows: 
   

 Current RH District 
 Building Front 65’ 15’ from proposed 

ROW  
 Building Side 

(East) 
25’ 15’ 

Building Side 
(West) 

10’  
*reduced with the 
2003 amendment  

15’ 

  Building Rear 25’ 15’ 
Parking Front 

 
75’ 20’ behind building 

Parking Side (East) 12’ 10’ 
Parking Side (West) 8’ 10’ 

Parking Rear 18’ 10’ 
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Height 30’ 50’ *requested to be 
allowed a 60’ height 

 
 
Parking, Streetscape, and Access: The property has approximately 180 of frontage on Moores 
Pike. A possible total of 62 parking spaces are proposed for the 128 bedrooms. This equals 0.48 
parking spaces per bedroom. The UDO does not have a minimum number of required parking 
spaces for this location, only a maximum of 1 parking space per bedroom. A new 8’ wide asphalt 
multi-use path will be constructed along the Moores Pike frontage. The site has one access point 
on Moores Pike that will be widened with this petition to allow two-way traffic. A passing blister 
was required along the south side of Moores Pike with previous approvals and is still being 
evaluated. This would be installed within the right-of-way if deemed necessary by the City 
Transportation and Traffic Engineer. 
 
Bicycle Parking and Alternative Transportation: The development has 128 proposed 
bedrooms. The UDO requires one bicycle parking space for every 6 bedrooms for a total of 22 
required bicycle parking spaces. Compliance with this requirement will be reviewed with the 
development plan approval. This is not located on a Bloomington Transit route. 
 
With all of the previous approvals, an internal sidewalk connection was required through this 
property linking the Redbud Hills/Autumn Hills buildings to the east to the Jackson Creek 
Shopping Center to the northwest. A pedestrian easement was recorded along the northern 
property line as well to provide for that future connection. The Plan Commission required the 
Autumn Hills development to the east to install a sidewalk stub and staircase at the common 
property line with the intent that a pedestrian connection through this petition site would be 
installed at the time it came forward for site plan approval. That sidewalk connection and 
staircase were installed and stubbed to the common property line. Staff has inspected the site and 
determined that the most appropriate location for the sidewalk connection would still be to 
follow the existing topography along the east and north property lines to connect to Jackson 
Creek Shopping Center. This connection has been shown on the site plan and would be installed 
at the development plan stage. 
 
Architecture/Materials: The petitioner proposes to meet RH architectural standards. This 
request would remove the 30’ height limit as part of the current district ordinance and use the 
proposed 60’ height limit. The building will have one main entrance on the east side of the 
building with an additional entrance on the south side of the building facing Moores Pike. The 
Department has concerns that the south side of the building lacks appropriate pedestrian interface 
with Moores Pike and would like to see that improved through additional architectural 
regulations added to the District Ordinance. 
 
Environmental Considerations: The petition site has a large area of mature canopy trees along 
the north side of the property. The petitioner will be setting aside the required amount of tree 
preservation to meet the UDO requirements. There were limited provisions in the initial rezoning 
that dealt with the removal or replacement of trees that died during or after construction, this is 
outlined under item #3 in the staff report from the 2000 rezoning. The petitioner is proposing to 
place the remaining undeveloped north portion of the property in a Conservation Easement. No 
additional sensitive or protected environmental features are present on the site.   
 
Housing Diversity: The petitioner has not yet made any commitments or proposal for providing 
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a diverse housing mixture with this project.   
      
Lighting: While a specific lighting plan has not been submitted, the PUD required that the front 
parking area be lighted with maximum 36” tall bollard lighting. The Department still believes 
this is appropriate for the front parking area adjacent to the building and closest to the single 
family residences to the south. 
 
Stormwater: Preliminary approval has been submitted for the proposed stormwater management 
plan. A stormwater detention/water quality pond is being shown to meet detention and water 
quality improvement requirements.  
 
Utilities: There is an existing water line along Moores Pike, and a sanitary sewer line has been 
stubbed on the east side of the property.  Both are adequately sized to accommodate this 
development. 
 
Neighborhood Input: The Department has received many letters of concern from adjacent 
neighbors. These have been included in the packet. 
 
20.04.010 Planned Unit Development Districts 
The Planned Unit Development District of the UDO states that the purpose of the Planned Unit 
Development (PUD) is to encourage flexibility in the development of land in order to promote its 
most appropriate use; to improve the design, character and quality of new developments; to 
encourage a harmonious and appropriate mixture of uses; to facilitate the adequate and economic 
provision of streets, utilities, and city services; to preserve the natural, environmental and scenic 
features of the site; to encourage and provide a mechanism for arranging improvements on sites 
so as to preserve desirable features; and to mitigate the problems which may be presented by 
specific site conditions. It is anticipated that Planned Unit Developments will offer one (1) or 
more of the following advantages: 
 

(a) Implement the guiding principles and land us policies of the Comprehensive Plan; 
specifically reflect the policies of the Comprehensive Plan specific to the neighborhood in 
which the Planned Unit Development is to be located; 
(b) Buffer land uses proposed for the PUD so as to minimize any adverse impact which 
new development may have on surrounding properties; additionally proved buffers and 
transitions of density within the PUD itself to distinguish between different land use 
areas; 
(c) Enhance the appearance of neighborhoods by conserving areas of natural beauty, and 
natural green spaces; 
(d) Counteract urban monotony and congestion on streets; 
(e) Promote architecture that is compatible with the surroundings; and 
(f) Promote and protect the environmental integrity of the site and its surroundings and 
provide suitable design responses to the specific environmental constraints of the site and 
surrounding area. 
(g) Provide a public benefit that would not occur without deviation from the standards of 
the Unified Development Ordinance. 

 
20.04.080(h) In their consideration of a PUD District Ordinance and Preliminary Plan, the Plan 
Commission and Common Council shall consider as many of the following as may be relevant to 
the specific proposal. The following list shall not be construed as providing a prioritization of the 
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items on the list. Each item shall be considered individually as it applies to the specific Planning 
Unit Development proposal. 
 

(1) The extent to which the proposed Preliminary Plan meets the requirements, standards, 
and stated purpose of Chapter 20.04: Planned Unit Development Districts. 
(2) The extent to which the proposed Preliminary Plan departs from the Unified 
Development Ordinance provisions otherwise applicable to the subject property, 
including but not limited to, the density, dimension, bulk, use, required improvements, 
and construction and design standards and the reasons why such departures are or are not 
deemed to be in the public interest. 
(3) The extent to which the Planned Unit Development meets the purposes of this Unified 
Development Ordinance, the Growth Policies Plan, and any other adopted planning 
objectives of the City. Any specific benefits shall be specifically cited. 
(4) The physical design of the Planned Unit Development and the extent to which it: 
(A) Makes adequate provision for public services; 
(B) Provides adequate control over vehicular traffic; 
(C) Provides for and protects designated common open space; and 
(D) Furthers the amenities of light and air, recreation and visual enjoyment. 
(5) The relationship and compatibility of the proposed Preliminary Plan to the adjacent 
properties and neighborhood, and whether the proposed Preliminary Plan would 
substantially interfere with the use or diminish the value of adjacent properties and 
neighborhoods. 
(6) The desirability of the proposed Preliminary Plan to the City’s physical development, 
tax base and economic well-being. 
(7) The proposal will not cause undue traffic congestion, and can be adequately served by 
existing or programmed public facilities and services. 
(8) The proposal preserves significant ecological, natural, historical and architectural 
resources. 
(9) The proposal will not be injurious to the public health, safety, and general welfare. 
(10) The proposal is an effective and unified treatment of the development possibilities 
on the PUD site. 

 
In addition, when reviewing whether or not a specific land use is appropriate within a PUD, 
Section 20.04.020 states that the permitted uses shall be determined in consideration of the 
Comprehensive Plan, the existing zoning district designation of the area being rezoned to a 
Planned Unit Development, the land uses contiguous to the area being rezoned to a Planned Unit 
Development, and the Development Standards and Design Standards of the Unified 
Development Ordinance. 
 
ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington 
Environmental Commission (EC) has made 3 recommendations concerning this development: 
 

1.) The Petitioner should work with staff to revise the Landscape Plan to at least meet the 
minimum standards of the UDO. 
 
Staff Response: The petitioner shall submit a landscape plan showing compliance with 
the UDO during the review of the development plan stage prior to the issuance of a 
grading permit. 
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2.) The Petitioner should incorporate best practices for green building.  
 

Staff Response: Although not required, the Department encourages the petitioner to 
incorporate as many green building practices as possible. 
 

The Department has the following concerns: 
 
-Is the proposed land use amendment to allow multi-family residences appropriate for this 
location? 
-Are the RH zoning district standards with requested modifications, appropriate for this location? 
-Has the building architecture and pedestrian interface been appropriately designed along the 
Moores Pike frontage? 
-What public benefit is being provided that could not occur without deviation from UDO 
standards? 
-How is the project implementing the comprehensive plan? 
-How is this project compatible with the surrounding area? 
 
RECOMMENDATION: Staff recommends that the waiver from the required second hearing 
not be approved and forward this to the required September 9, 2019 hearing.  
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City of Bloomington 

Bloomington Environmental Commission 
 

 
401 N. Morton St., Suite 130 • Bloomington, IN 40402   Phone: 812.349.3423 

 www.bloomington.in.gov 
environment@bloomington.in.gov  

MEMORANDUM 
 
Date:  August 12, 2019 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: PUD-26-19:  Moores Pike Apartments  
  3201 E. Moores Pike   
____________________________________________________________________________________ 
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.   
 
This request is for an amendment to the Planned Unit Development (PUD) District Ordinance to allow 
Residential High-Density Multifamily (RH) uses.  The EC has no issue with the amendment and will 
provide detailed comments if the amendment is approved and the Petitioner comes forward with a Site 
Plan.  Below are some general comments that the Petitioner should be planning for prior to submitting 
the Site Plan. 
 
1.)  LANDSCAPE PLAN  
The Landscape Plan needs a few changes before it meets the Unified Development Ordinance (UDO) 
regulations, and can be approved.  The Petitioner must have an approved plan in place prior to being 
granted a Grading Permit.  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 nor pesticides and are water efficient once 
established.    
 
2.) GREEN/ENVIRONMENT-ENHANCING BUILDING PRACTICES 
The EC recommends that the developer design the building with as many best practices for energy 
savings and resource conservation as possible for the sake of the environment and because tenants 
expect it in a 21st-century structure.   
 
EC RECOMMENDATIONS: 
 
1.) The Petitioner shall revise the Landscape Plan to at least meet the minimum standards of the UDO. 
 
2.) The Petitioner should incorporate best practices for green building.   
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BLOOMINGTON PLAN COMMISSION    CASE #: PUD-27-19 
STAFF REPORT       DATE: August 12, 2019 
Location: 1201 W Allen St. 
 
PETITIONER: Hilltop Meadow, LLC 
   600 E Hillside Dr., Bloomington  
 
CONSULTANTS: Bynum Fanyo and Associates, Inc. 
   528 N Walnut St., Bloomington 
 
REQUEST: The petitioner is requesting a PUD amendment to allow multi-family 
residential units.  
 
BACKGROUND: 
 
Area:     5.32 acres  
Current Zoning:   Planned United Development 
Comp Plan Designation:  Neighborhood Residential 
Existing Land Use: Mobile Home Park 
Proposed Land Use:  Dwelling, Multi-Family 
Surrounding Uses: North – Dwelling, Multi-Family   

West  – Dwelling, Multi-Family 
East  – Light Manufacturing 
South – Light Manufacturing 

 
REPORT: The 5.32 acre property is located south of W Allen St. between S Strong Dr., 
and S Adams St. The property is currently developed with a vacant mobile home park. 
The surrounding properties to the south and east are zoned within a PUD (MG/PCD-9-
91) and have been developed with light manufacturing. The property to the west has been 
zoned Residential Multifamily (RM) and has been developed with multifamily dwelling 
units. The property to the north has been zoned Residential High-Density Multifamily (RH) 
and has been developed with multifamily dwelling units. This property fronts on W Allen 
St via a shared private drive.  
 
The petitioner proposes to amend the PUD to allow multi-family residences on this parcel 
rather than the original approved mobile home park use. With this amendment mobile 
homes will no longer be allowed in the PUD. The petitioner proposes to construct 48 
efficiency units, 24 one-bedroom units, 32 two-bedroom units, and 10 three-bedroom 
townhouses. This will create a total of 114 units and 166 bedrooms. The overall density 
is proposed at 8.78 DUEs per acre. An allowed maximum of 15 units per acre is being 
proposed for the PUD. There will be a proposed 11 two-story residential buildings, and 2 
one-story accessory buildings. The two buildings containing the 10 townhouses will be 
platted for individual sale. A community gardens/open space will be in the middle of the 
site directly adjacent to two of the buildings. The 10 three-bedroom townhouses will have 
a garage in the rear of the unit. There are a proposed 172 surface parking spaces for 166 
bedrooms. This equals approximately 1.03 parking spaces per bedroom.  
 
No PUD final plan approval is requested at this time. The PUD final plan must go back to 
the Plan Commission for approval. 
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COMPREHENSIVE PLAN: This property is designated as Neighborhood Residential with 
some Employment Center on the southeast portion of the parcel. The lines and edges in 
the Comprehensive Plan are intended to be fluid, so as to be flexible as areas in the City 
develop. Given the existing development on and around the site, the Department feels 
that Neighborhood Residential is the most appropriate district to analyze this proposal. 
The Comprehensive Plan notes the following about the intent of the Neighborhood 
Residential area and its redevelopment: 

 
• Primarily composed of residential land uses with densities ranging from 2 

units per acre to 15 units per acre. Single family residential development is 
the dominant land use activity for this district. Other land use activities 
include places of religious assembly, schools, small-scale commercial, and 
some multifamily housing. 

• Buildings are no more than three, but most often two stories or less and 
have natural or landscaped front, side, and rear yards.  

• Optimize street, bicycle, and pedestrian connectivity to adjacent 
neighborhoods and other 20-minute walking destinations. 

• Create neighborhood focal points, gateways, and centers. These could 
include such elements as a pocket park, formal square with landscaping, or 
a neighborhood-serving land use. 

• Ensure that appropriate linkages to neighborhood destinations are 
provided.  

• Large developments should develop a traditional street grid with short 
blocks to reduce the need for circuitous trips.  

• Support incentive programs that increase owner occupancy and 
affordability.  

 
The development of this large lot will amend an existing mobile home park PUD to allow 
a large multifamily development. The site is located within walking distance of major area 
employers. The site has direct access to W Allen St. which connects to the downtown 
and local commercial businesses. The current design of the proposal is not consistent 
with the Neighborhood Residential description in the Comprehensive Plan.  
 
PRELIMINARY PLAN: 
 
Uses/Development Standards: The petitioner is proposing to utilize the RH zoning 
district for the permitted uses and development standards, with a modification. The 
petitioner is proposing a deviation from the RH district’s maximum impervious surface 
coverage. The RH district has a maximum of 50% impervious surface coverage. The 
petitioner is proposing a maximum of 65% impervious surface coverage.  
 
Residential Density: The maximum residential density allowed in the RH district is 15 
units per acre, which is the densest by-right development allowed in the UDO outside of 
the downtown. The petitioner is proposing 166 bedrooms in 114 units for a total of 8.76 
units per acre, with a proposed maximum of 15 units per acre for the PUD. The 
Comprehensive Plan calls for 2 to 15 units per acre in the Neighborhood Residential. The 
immediately adjacent area has been developed with multifamily units, and light industrial 
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uses. 
 
 
Height and Bulk: The petitioner is proposing 11 two-story residential buildings, with a 
maximum proposed height of 50 feet. These are taken from the RH district which has a 
maximum height of 50 feet, and the proposed heights will meet those standards. 
 
Parking, Streetscape: A total of 172 parking spaces are proposed with 6 parking spaces 
designated as ADA compliant. This is a total number of parking spaces equal to 1.03 
parking spaces per bedroom. This is above the 1 space per bedroom maximum in the RH 
district. The parking spaces will be perpendicular along a proposed private street which 
will create a loop through the middle of the site.   
 
Access: There is one vehicular access point for this property. This drive is shared with 
the adjacent properties to the north and west. The petitioner is not proposing to change 
this access point.  
 
Internal sidewalks will be installed along the internal drive between the proposed parking 
and the buildings. These sidewalks will connect to an existing sidewalk which runs along 
the west side of the private drive on the northwest corner of the parcel. A new sidewalk 
connection will be created in the southeast corner of the parcel which will connect the 
property to light industrial employers to the south and east.   
 
The Department has requested that the design of the site be more in line with a traditional 
neighborhood design w parallel parking and tree plots with additional parking in the rear 
of the building as called for in the Comprehensive Plan. The petitioner did not make those 
changes.  
   
Bicycle Parking and Alternative Transportation: The proposed development will have 
166 bedrooms in 114 units. The UDO requires one bicycle parking space for every 6 
bedrooms. This development would require 28 bicycle parking spaces. The UDO requires 
multifamily residential properties with greater than 32 bedrooms to have ½ of required 
bicycle parking to be covered short-term Class II bicycle parking, and ¼  to be covered 
long term Class I facilities. No bike parking is yet shown on the plan but will be required 
at development plan stage.  
 
The site is within a 5-mintue walking distance of a Bloomington Transit bus route along 
W Allen. 
 
Architecture/Materials: The petition has utilized the RH district for architecture 
standards. The buildings will be required to meet RH architectural standards.  
 
Environmental Considerations: There are no known sensitive environmental features. 
 
Housing Diversity: The petitioner is still working on their housing diversity options and 
will have more information on this aspect by the 2nd hearing.  
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ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington 
Environmental Commission (EC) made 4 recommendations concerning this 
development, which are listed below: 
 

1) The Petitioner shall submit an approved Landscape Plan prior to being granted a 
Grading Permit. 

2) The Petitioner should incorporate best practices for green building.   
3) The Plan Commission should not concede to less pervious surface than would 

be allowed if the plan design followed UDO standards. 
4) The vegetative buffer shall be shown on the plan and protective orange fencing 

should be installed during construction to ensure that construction disturbance 
does not encroach into it either. 

 
CONCLUSION: The proposed PUD amendment will create additional dwelling units in a 
residential PUD that has existed for 39 years. While the proposal brings additional 
housing to an area with major employers nearby the design of the site is inconsistent with 
the Neighborhood Residential Comprehensive Plan Designation. The Department has 
expressed this concern to the petitioner since the June 25th Development Review 
Committee meeting. However, no changes to design to address the concerns have been 
proposed  The Department is favorable to additional housing in this area, but would like 
to see improvement from the petitioner on such issues as meeting Comprehensive Plan 
goals; appropriate street design; and diverse housing incorporation. 
 
At this time the Department has questions about the following items and is interested in 
any uncertainties the Plan Commission may have that we can address with the petition 
before the next hearing- 
 

• Adherence to the Comprehensive Plan Goals 
• Is the proposed maximum impervious surface coverage appropriate? 
• Is the perpendicular parking along the street appropriate? 
• Have enough environmentally sustainable development practices been included? 
• Is the design of the site and structures maximized for greatest environmental 

benefit? 
 

 
RECOMMENDATION: The Planning and Transportation Department recommends that 
the Plan Commission forward this petition to the required second hearing.  
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  ARCHITECTURE 

  CIVIL ENGINEERING 

  PLANNING 

 

528 NORTH WALNUT STREET  BLOOMINGTON, INDIANA 47404 

812-332-8030  FAX 812-339-2990 

 

July 8, 2019 

 

City of Bloomington Plan Commission 

401 N. Morton Street 

Bloomington, Indiana 47403 

 

Re: Dwellings LLC; Hilltop Court IV PUD Proposal 

Dear Plan Commission and City Council Members: 

Our client Hilltop Meadows, LLC. respectfully request rezoning from mobile home 

park/PUD to PUD of a 5.24-acre parcel of land located at 1201 West Allen Street.  

Existing Conditions 

The existing PUD was approved in the mid to late 1980’s for a 50-lot mobile home park. 

Over the past three decades the park conditions have deteriorate and all mobile homes 

have been removed from the property. The property has onsite sewer, water and access 

to W. Allen Street. 

With the trailers remove this vacant parcel is surrounded by intense industrial uses to the 

east and south which is part of the Thompson PUD from the  1990’s, to the north is a RH 

zoned apartment property and to the west a RM apartment property recently 

completed by this petitioner. 

Proposed PUD 

The proposal is to rezone the 5.24-acres a PUD designation and all future development 

on the property will be guided by the attached PUD District Ordinance. We have 

included a schematic site plan showing eleven apartment building, a maintenance 

structure and a leasing office. It is proposed to provide 48-efficiency units, 24 1-bedroom 

units, 32 2-bedroom units and ten 3-bedroom townhouses. Using the DUE computation, 

we have 12.95 units per acre. 

Site Design 

The proposed site has access to Allen Street via an ingress egress easement that is shared 

with the property to the west, also owned by this petitioner. The buildings will be placed 

around the site perimeter and two located in the center. A community garden will also 

occur in the center of the property and will utilize rainwater harvesting to provide for the 

gardening needs. 

Water and sewer are currently on site. Stormwater quality and retention will be provided 

at the southwest and southeast corners of the property. A multi-purpose path will 
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  ARCHITECTURE 

  CIVIL ENGINEERING 

  PLANNING 

 

528 NORTH WALNUT STREET  BLOOMINGTON, INDIANA 47404 

812-332-8030  FAX 812-339-2990 

 

circumnavigate the property and be combined with a path on the adjoining property to 

the west creating half mile circuit. The 10 townhouse units will be platted for sale. 

Sustainability 

The petitioner is planning to incorporate several environmentally conscious features and 

construction standards. Some of the considerations are: 

High-efficiency HVAC Systems 

Energy Star Appliances 

Low-flow Plumbing Fixtures 

High Albedo (Solar Reflectivity) Roofing 

Large Windows for Natural Light 

Partial “Extensive” Green Roof (approx. 1000 sf) 

PV Solar Panels 

Rainwater Capture and Reuse for Irrigation 

Recycling Collection 

Phasing 

The project will be completed in three phases.  

 

Sincerely, 

 

Jeffrey S. Fanyo, P.E., CFM 

Bynum Fanyo and Associates, Inc. 

528 North Walnut Street 

Bloomington, Indiana 47404 

Office 812 332 8030 

Attachment: PUD District Ordinance  
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Hilltop Court IV 

Planned Unit Development 

District Ordinance 

BFA Project Number 401851 

For 

Dwellings, LLC 

Prepared by: 

Bynum Fanyo and Associates, Inc 

July 8, 2019 
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PROPOSED USES: 

The proposed uses for Hilltop Court IV shall consist of a combination of efficiencies, one- and 
two-bedroom apartment units and three-bedroom townhouse units. The efficiencies, one-and 
two-bedroom units will be below the DUE square footage requirements for the computation of 
density standards. The three-bedroom townhouses will be platted in order to allow for sale and 
become owner occupied. In addition, there will be a leasing office and maintenance facility to 
service the above apartments. 

PROPOSED DENSITY: 

15 Units per acre with Dwelling Unit Equivalents as allowed in UDO Chapter 20.02. 

SUSTAINABLILE FEATURES: 

The petitioner is planning to incorporate several environmentally conscious features and 
construction standards. Some of the considerations are: 

High-efficiency HVAC Systems 

Energy Star Appliances 

Low flow Plumbing Fixtures (e.g. Dual flush toilets) 

Large Windows for Natural Light including skylights and windows in uncommon spaces 

Partial “Extensive” Green Roof (approx. 1000 sf) 

PV Solar Panels 

Rainwater Capture and Reuse for Irrigation 

Recycling Collection 

Resident composting system 

Community garden with pergola and tool shed 
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DEVELOPMENT STANDARDS: Comply with UDO Chapter 20.05, Underlying zone RH with the 
following additions. 

Lot Area (minimum)*    5,000 sf 

Lot width (minimum)    50 ft. 

Front setback (minimum)   15 ft. 

Side setback (minimum)*   15 ft. 

Rear setback (minimum)   15 ft. 

Impervious surface area (maximum)  65% 

Landscape area (minimum)   35%  

*excludes zero lot line attached townhouses 

DESIGN STANDARDS: 

Comply with UDO Chapter 20.07 

PHASING: 

The project will be developed in three phases of approximately equal numbers of units. 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-28-19 
STAFF REPORT       DATE: August 12, 2019 
Location: 300 W 6th St.  
 
PETITIONER: David Hays 
   674 S College Ave., Bloomington   
 
CONSULTANTS: Studio 3 Design Inc.  
   8604 Allisonville Rd., Indianapolis 
 
   Smith Brehob and Associates, Inc. 
   453 S. Clarizz Blvd., Bloomington 
 
REQUEST: The petitioner is requesting site plan approval for a three-story multifamily 
residential building. 
 
BACKGROUND: 
Area:     0.22 acres  
Current Zoning:   CD – Downtown Core Overlay 
Comp Plan Designation:  Downtown 
Existing Land Use:  Commercial/Surface Parking Lot 
Proposed Land Use:  Mixed-Use 
Surrounding Uses: North - Mixed-Use  

West - Commercial 
East - Mixed-Use/Parking structure 
South - Mixed-Use 

 
REPORT: The 9,583 sq. ft. property is located at the northwest corner of N Morton St. 
and W 6th St. and is zoned Commercial Downtown (CD), within the Downtown Core 
Overlay (DCO) district. Surrounding land uses include mixed-Use buildings to the north 
and south, a commercial use to the west, and mixed-use and the Morton Street Garage 
to the east. The B-Line Trail runs along the property’s west property line. The current 
structure was designated as a contributing local historic structure. The Historic 
Preservation Commission reviewed this proposal at their June 27, 2019 hearing and 
approved a release of Demolition Delay to allow for the proposed development.  
 
The petitioner proposes to remodel the current structure, and construct a new 3 story 
structure to the north of the current building. A total of 16 units and 17 bedrooms are 
proposed. 3 efficiency, and 6 one-bedroom units will be created with the proposed new 
structure. 1 efficiency, 5 one-bedroom, and 1 two-bedroom units will be created with the 
proposed remodel of the current structure. The proposed bedroom and unit count meets 
the allowed density. The current structure will also feature 5,284 sq. ft. of ground floor 
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. 1 efficiency, 
2 one-bedroom, and a portion of the two-bedroom units will be on the ground floor.  
 
 
Plan Commission Site Plan Review:  One aspect of this project requires that the petition 
be reviewed by the Plan Commission, per BMC 20.03.100.  This aspect is as follows: 
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The Plan Commission shall review: 

• Any proposal that does not comply with the development standards set forth 
in the Downtown Core Overlay District.  

• Two aspects of the project do not meet DCO standards 
 The first aspect is that the DCO requires a void-to-solid percentage 

of 60% of the total façade area of the first floor elevation facing a 
street. The petitioner is proposing a void-to-solid percentage of 20%.  

 The second aspect is the DCO requires multifamily uses with 17 
bedrooms to provide 4 parking spaces. The petitioner is proposing 
to provide no on-site parking.  

 
SITE PLAN ISSUES:  
 
Residential Density: The maximum residential density in the DCO is 60 units per acre. 
The petition site is 0.22 acres and would be allowed 6.6 dwelling units. The petitioner is 
proposing a density of 4.21 units, meeting the density requirements. The petitioner’s 
statement has mistakenly identified  
 
Non-Residential Uses on the First Floor: The petitioner has allotted at least 50% to 
non-residential uses on the ground floor of the property. The proposal meets the 
requirement. 
 
Height: The minimum height in the DCO is 35’ and the maximum height is 40’. The 
proposed height of the new structure is 36’4”. The proposal meets the height requirement. 
 
Parking: The DCO 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 four parking spaces are required for the 
proposed 17 bedrooms. The proposal will not meet parking requirements. The petitioner 
is requesting a deviation from these standards. The petitioner intends to secure a 
minimum of 4 spaces in the Morton Street Garage. This proposal will be creating 2 new 
street parking spaces where the original drive cut existed. 
 

Parking 20.03.120(c)(2)(B): An approval of deviation from the parking standards 
of the UDO is required to allow the site to have less than the required 4 parking 
spaces. The need for this deviation is driven by the small size of developable area 
on the lot and a desire to maximize useable space on the site. The department 
believes that access to spaces in a nearby garage is adequate. 

 
Access: The commercial space will continue to derive access directly from N Morton St 
and W 6th St. The residential units will be able to be accessed from both N Morton St, and 
the B-line Trail via a courtyard which connects the two access points.  
 
Bicycle Parking/Alternative Transportation: 8 bicycle parking spaces are required. A 
total of 6 bicycle parking spaces have been proposed. 4 of these bicycle parking spaces 
will be provided for residents, and will be within the courtyard. While 2 additional bicycle 
parking spaces will be provided along N Morton St.  
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Two additional bicycles parking spaces will be required in order to meet UDO standards.  
 
Architecture/Materials: The primary building materials on the new structure include brick 
veneer, split face stone veneer, and metal panels. The Department finds that the 
proposed metal panels are not highly reflective, and fit with the standards in the DCO.  
 
The DCO requires a void-to-solid percentage of 60% of the total façade area of the first 
floor elevation facing a street. The petitioner is proposing a void-to-solid percentage of 
20% for the new structure.  The 60% standard was created with commercial first floor 
space in mind and is more appropriate for those buildings. The current structure’s first 
floor, which hosts the existing commercial space, will maintain a void-to-solid percentage 
which is in line with UDO standards. The new structure will contain residential uses on 
the first floor. 
 

Void-to-solid 20.03.130(b)(2)(A): An approval of deviation from the architectural 
standard of the UDO is required to allow the first floor to have less than 60% void 
area. The need for this deviation is driven by the desired residential use of the new 
structure. The Department finds that the amount of void-to-solid ratio shown is 
appropriate for a building containing first floor residential space and the 
Department supports this deviation. 
 

The proposal meets all other architecture requirements.  
 
Streetscape: Street trees will be required along both W 6th St. and N Morton St. 
Pedestrian-scaled lighting has been installed along W 6th St. and is proposed to be 
installed along N Morton St. 
 
Landscaping: With this petition, there would be new landscaping required to be installed 
on the site. A landscape plan that meets all UDO requirements, including required street 
trees, must be submitted prior to approval of a grading permit.  
 
Impervious Surface Coverage: The DCO 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’s Land Use 

Map. 
• 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 includes 
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minor restoration to an existing historic building, and a new structure which 
is compatible with the historic scale and character of the existing building. 

• Recognize the many virtues of historic preservation, rehabilitation, and 
reuse of our historic structures. This addition will allow the preservation and 
continued use 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 20.02.370. 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 residential development. 
• 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 an 

existing 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 developing 
a surface level parking lot with residential space. 

• 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. 

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

Proposed Findings: 

• Not applicable as the property is not being subdivided. 

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

Per 20.03.100, the Plan Commission shall approve a site plan that meets all of the 
standards of 20.03.120, 20.03.130, and 20.09.140. 

• The petition meets all of the standards of 20.03.120, 20.03.130, and 
20.09.140 with the listed exceptions: 

o Void-to-solid percentage (Required: 60% Proposed: 20%) 
o Minimum Parking (Required: 4 Proposed: 0) 

 
The Department finds that both exceptions are appropriate.  
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ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington 
Environmental Commission (EC) has made one recommendation concerning this 
development.   
 

1.) The petitioner should utilize the building’s flat roof to install solar photovoltaic 
cells.  

2.) The petitioner should allocate space for recyclable materials collection.  
3.) The Petitioner shall provide a detailed description of what spilt face cast stone is, 

and explain the contradiction between the Petitioners’s Statement and the 
rendering. 

 
CONCLUSION: This petition meets the DCO Development Standards with the following 
exceptions: void-to-solid percentage, and minimum parking. It also includes various 
positive aspects related to larger City goals including compatible infill, compatible 
enchantment of 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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July 8th, 2019 
Revised July 17, 2019 
 
City of Bloomington Planning Department 
P.O. Box 100 
Bloomington, IN  47402  
 
Attn:  Mr. Eric Greulich 
  
 
RE: Hays Market  
 300 W. 6th Street  
    
PETITIONERS STATEMENT 
 
Dear Mr. Greulich 
 
Studio 3 Design is pleased to submit the attached renovations at 300 W. 6th Street 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 4 Units  4 Beds 
1 Bedroom Flat                                                   11 Units                           11 Beds 
2 Bedroom Flat 1 Unit  2 Beds 
 
                                                                16 Units                         17 Beds 
 
 
Property density: 
 
Site: .22 acre  
30 DUE’s/acre = 6.6  DUE’s allowed 
 
Studio    .20 DUE x   4 =    .80 DUE’s 
1 bed  .   .25 DUE x 11 =    2.50 DUE’s 
2 bed    .66 DUE x   1 =   .66 DUE’s 
 
 
                                                3.96 DUE’s provided   (6.60 allowed) 
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Project Location 
 
The project is located on the North side of 6th street and West side of Morton Street at the 
intersection of 6th and Morton. 
The site is bounded by a partially vacated alley to the North, the B-line trail to the West, 6th Street 
to the South and Morton Street to the East.  A parking lot currently exist on the North side of the 
building between the building and alley. 
 
Historic  
 
The existing building is on Bloomington’s Locally Designated list as a contributing structure but is 
not located in a historic district.  The project would be subject to demolition delay pending review 
by the Historic Plan Commission (HPC).  The project was taken to HPC on June 27th and the 
scope of impacts to the building were reviewed and project was approved to move forward 
without further delay. 
 
The original building sites at the corner of 6th and Morton.  An addition was added in the same 
character as the existing on the north side of the original 2 story building.  Floor levels do not 
align on level 2.  A third addition was constructed in the 1990’s on the West side of the building 
between the original building and the current B-line trail.  When it was constructed, railroad tracks 
were still present and the West façade was constructed as more of a sound barrier vs a space 
that engaged what is now the B-Line.   
 
The proposed plan shows altering the West façade to engage the trail with windows, building 
entrance and art.   
 
Project Concept 
 
The project is designed to be a transformation of the current site.  The shell of the original Historic 
buildings 6th street and Morton Street Facades will remain in tack with boarded up openings re-
opened and one additional window added off of 6th street.  The interior of the main level will be 
finished out as an office space. A two bed room townhome will be located on the West side of 
level 1 and make use of the current façade and interior stairs.  The second level of the existing 
building will be renovated into 6 apartments (5 one bedroom and 1 studio as well as the upper 
level of the two bed room townhome unit.  A full sprinkler system and 2 new code compliant 
stairways will be installed as part of the renovations. 
 
On the north side of the property, a new 3 level building with 9 single bed units will be constructed 
between the current historic building and the adjacent 4 level apartment building.  The new 
structure provides a stair step transition between the new and old along Morton street. 
 
Between the historic building and the new 3 level structure, we are removing the parking lot and 
creating an interior courtyard that spans between the B-line trail and Morton street. Twelve of the 
16 units face inward toward the courtyard and are provided with ample glass facades focused on 
the internal oasis.  The courtyard will be private to the residents and the office space with both 
groups provided with direct access from their spaces out onto the courtyard.  Gates at each end 
of the courtyard will provide direct access onto the B-line or out onto Morton Street. 
 
Along the B-line trail, the existing block wall affords no interaction with the trail. This wall will be 
opened up with 09 new windows, a new entrance that serves both the office space and the 
apartment units above and the installation of multiple raised panels for locally commissioned 
artwork.  be.  All of these changes work together to transform the blank 2 ½ story block wall into a 
dynamic and engaging façade along the B-line. 
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Parking Counts 
 
Required parking for non-residential 0 spaces 
Required parking for residential 4 spaces  
Parking provided 0 spaces on site 
Available Parking  4 spaces in City Garage across the street.  
 
Streetscape 
 
The streetscape along 6h street and Morton Street will largely stay the same.  Additional lighting 
off the building will be added to match the current goose neck fixtures to wash the sidewalk along 
Morton (room does not exist to add trees or street lights).  Along 6th street and the B-line, street 
lighting has already been added. Additional lighting and landscaping will be incorporated into the 
plans. 
 
Site Accessibility 
 
The retail/ office space currently has 1 accessible entrance at the corner of 6th and Morton 
streets.  As part of the renovations, we will be creating a new accessible entrance off of the B-
Line trail as well as a new entrance off of the new courtyard.  The new building will have 3 
apartments accessible at grade level from an accessible entrance facing the B-line trail and an 
accessible entrance facing the courtyard. 
 
Building Façade modules 
 
Not Applicable – the new building footprint width facing Morton street is less than one module. 
 
 
 
Building Height 
 
The building height is approach 34’ at it’s highest point from grade. The building is 3 levels and 
meets both the height restrictions for the district as well as the height restrictions for being 
adjacent to a 2 ½ story historic structure. 
  
 
Building Materials 
 
The existing building is limestone with wood windows, porch and trim on Morton and 6th streets.  
Copper panels, large scale wood framing and glaze as well as asphalt shingles and CMU walls 
are introduced on the North façade and alone the B-line trail.  New 2 story aluminum and glass 
storefront systems are introduced to the historic north façade and new aluminum storefront 
windows and a building entrance is introduced to the West façade along the B-line trail.  
Additionally, artwork in the form of wall mounted panels for commissioned artwork are introduced 
along the B-line Trial. 
 
On the new adjacent 3 level structure, brick is the predominant material on all sides.  Large 
storefront windows run 3 levels in height on the courtyard (south) façade. A limestone base and 
accents provide a visual connection to the existing building.  Vinyl single hung residential 
windows make up the remainder of the openings in the façade. 
 
The storefront glazing system will be interrupted at each floor line as well as capped by a metal 
panel system.  The panel selections will be a matt finish and serve as a secondary material on 
the façade. 
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Void to Solid Percentages 
 
The 20’ wide Morton street façade of the new building is the only portion of the project that would 
be subject to the requirements for Void to Solid.  The first floor of the existing building provides 
the required retail at ground level.  The portion of the new structure at ground level subject to the 
requirements functions as an apartment unit.  Providing 60% open on the Morton street façade is 
not practical nor desired for a first level apartment on a busy street. 
A waiver / deviation from the standards for this condition will be requested.  
Current percentage provided on Morton street Level 1 
Existing building: 45% 
New Building 21% 
 
Building Step Back 
 
Not applicable  
 
 
Bike Storage/ Parking 
 
We will provide the recommended spaces/ racks for 4 bikes based on UDO recommendations 
within the gated courtyard for the development.  An additional bike rack will be provided off of 6th 
street. Providing a total of 4 resident and 2 business bike parking spaces. 
 
 
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 second floor envelop 
and addition of new HVAC, plumbing, electrical and LED lighting- the building will be far more 
energy efficient than it is today. Additionally, a full sprinkler system is being added to the building 
to protect it for the future.  The addition of new windows as well as larger zones of storefront 
glazing (all energy efficient) will also greatly increase natural daylighting within the building and 
reduce the need for artificial lighting throughout the day.  
The existing parking lot (100% coverage of the north 1/3rd of the property, is being removed and a 
new courtyard zone is being developed between the existing building and a new 3 level building 
to the north.  The new building is minimal in footprint and is comprised of single bed units, all of 
which are naturally lit by large courtyard windows. 
 
 
Trash Removal 
 
Trash removal currently exist off of the North Alley and will remain there. We will work with the 
neighbors to potentially create a combined trash area. The Western half of the North Alley has 
been vacated so trash locations are limited. 
 
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 enhance the existing 
conditions: 
 

1. Building materials: The City planning department is reviewing if Metal panels (matte 
finish) represent a deviation from the standards.  The material adds a modern feel to the 
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new structure helping to differentiate it from the historical building.  The addition of the 
same material to the north façade of the historic structure ties the buildings architecture 
together but clearly reads as a new addition-not a historical component- an approach 
supported by the HPC. 

a. Metal panel percentages on each elevation of the new building 
i. East  Morton street)  11% 
ii. West (b-line)  42% 
iii. North (alley)    08% 
iv. South (courtyard)  26% 

 
2. Void to Solid: The 20’ wide section of the first floor of the new building provides 

approximately 21% void to solid in lieu of 60%.  We feel this is appropriate for this 
location as it serves as an apartment unit up against the sidewalk on Morton street.  The 
retail/ office area the fills the first floor of the historic structure (not required to meet these 
standards) is appropriately provides the desired openness and interaction with the street. 
We are requesting a deviation from the standards for the 20’ zone of the new structure. 
The upper levels are in compliance. 

 
3. Parking:  There is no retail/ office parking requirement for the site.  There is a 

requirement for residential parking.  The 17 beds onsite require a total of 4 parking 
spaces be provided for residents.  We have chosen to remove parking from the site in 
order to create a landscaped courtyard where parking once existed.  The courtyard will 
provide an outdoor oasis within an urban setting for the residents and the office users on 
site.  The courtyard will run between the B-line trail and Morton street. 
The Owner (David Hays) has confirmed with the with the City Garage, directly across 
Morton Street from the Hays building, that parking is available to rent to meet the needs 
of the requirements and provide additional spaces as desired. The office tenant is also 
looking to rent spaces in the garage for 2020. Additionally, we will be adding a few street 
parking spaces where the original drive cut was and replacing the opening with new 
pedestrian sidewalk, 
We feel the overall improvement to the physical environment with the courtyard 
outweighs the need to have parking on site and the confirmed availability of parking 
across from the site fulfills the city requirements in a manner that has less of a physical 
impact on the environment. 
We will be requesting a deviation from the standards to allow this. 
 

Utilities: 
 
Electrical:  Is currently served from pole mounted transformers off the B-line trail.  We will be 
working with Duke to determine if a transformer will need to be set to serve the building or if we 
need to add new pole locations to reroute power along the north alley.  In either case, it is our 
intention to bury the lines wherever possible. 
 
Sanitary: The current lateral goes out to Morton street- we will be toeing into this system. 
 
Domestic and fire suppression: lines will come in from Morton street for the new sprinkler system 
and new domestic water.  The lines serving the existing building will remain. 
 
Storm water: A culvert and storm line currently runs under the B-line trail and down the north alley 
to Morton street.  The current system will be tied into from our site, modifications, repairs, 
replacement of deteriorated components of the existing system will likely need replaced as part of 
the work. 
 
Gas: Gas lines are currently running on the west side (B-line) and enter the building about mid-
way down the West façade.  This service will remain. 
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Respectfully submitted, 
 
STUDIO 3 DESIGN, INC 
 

 
Tim Cover 
Architect 
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BLOOMINGTON PLAN COMMISSION   CASE #: UV-29-19 
STAFF REPORT      DATE: August 12, 2019 
Location: 901 W 1st St.  
 
PETITIONER:  Jason Hobson (Advancing Eco Agriculture) 
   1550 E. Bethel Lane Bloomington, IN 47408 
  
REQUEST: The petitioner is requesting a use variance to allow a business/professional 
office in the Medical (MD) zoning district. This use variance request requires Plan 
Commission review for compliance with the Comprehensive Plan. 
 
Background: 
 
Area:                       0.52 acres 
Current Zoning:   Medical 
Comp Plan Designation:  Mixed Urban Residential 
Existing Land Use:  Medical clinic (discontinued) 
Proposed Land Use:  Business/professional office  
Surrounding Uses: North – Surface parking lot 

West  – Residential rehabilitation clinic 
East  – Single family residences 
South – Multi-tenant light manufacturing   
 

REPORT: The 22,651 sq. ft. property is zoned Medical (MD) and is located at the 
southwest corner of W. 1st Street and W. Wylie Street. The property has been developed 
with a single family residence which has been converted into a medical office, a surface 
parking lot, and a detached garage. The surrounding properties include a surface parking 
lot to the north, a single family residence to the east, a residential rehabilitation clinic to the 
west, and light manufacturing to the south.  
 
The petitioner is proposing to relocate a portion of their current business into the current 
1,464 structure. As part of the proposed use, the petitioner would remotely make sales, 
and assist customers. The Unified Development Ordinance (UDO) classifies this use as a 
“business/professional office.” This is not a permitted use in the Medical (MD) zoning 
district, and therefore would need a use variance to be allowed in the district. There would 
be no exterior changes to the building as part of this request. 
 
As the current use as a Medical Clinic has been discontinued since May 2018, this 
proposal will be required to come into full compliance with UDO standards (20.080.060(a)).  
 
Comprehensive Plan: The Comprehensive Plan designates this property as Mixed 
Urban Residential. The Mixed Urban Residential district was intended to protect the 
existing built-out core neighborhoods while encouraging small scale redevelopment 
opportunities. This petition involves the reuse of an existing building used for a 
commercial business to continue being used for a commercial business.                         
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In addition, Policy 1.7 in the Comprehensive Plan gives guidance to “Retain, develop, 
and attract quality jobs by fostering a healthy economic climate for area employers.” 
This request expands an existing local business.  

 
CONCLUSION: The Department finds that the proposed use does not substantially 
interfere with the intents of the Comprehensive Plan. The petition will revitalize a currently 
existing commercial space, allowing for an existing employer to move into and use the 
space.   
 
RECOMMENDATION: The Department recommends that the Plan Commission forward 
petition #UV-29-19 to the Board of Zoning Appeals with a positive recommendation. 

125



126



127



 
 
 
 
 
Jason L. Hobson, CEO 
Advancing Eco Agriculture 
1550 E. Bethel Lane 
Bloomington, IN 47408 
 
July 8, 2019 
 
Bloomington Plan Commission 
401 N. Morton St., Ste. 130 
Bloomington, IN 47404 
 
Dear Commissioners: 
 
Please allow this notice to signal my intention, as Petitioner, to gain a use variance for the 
property located at 901 W. 1st St., Bloomington, IN 47403. The property is currently designated 
Medical (MD) and is owned by Dr. Jerry Jesseph, M.D. A variance will enable a change in the 
designation of this property so that, upon being granted, a lease agreement can be initiated 
with Dr. Jesseph that would enable the use this existing former medical offices to serve as office 
space for the locally based staff of an agricultural products and consulting enterprise. 
 
Advancing Eco Agriculture, LLC (AEA), for which I serve as CEO, is a farm products and services 
company headquartered in Ohio. The company has maintained a satellite office in Bloomington 
since 2012, and currently employs six local residents as soil health consultants and support staff 
who consult with remote customers via phone and internet and sell product for shipment from 
the Ohio manufacturing facility 
 
Leading Regenerative Agriculture since 2006, AEA is an $10M company which manufactures 
liquid fertilizers and plant nutrition formulas for growers ranging in size from large commercial 
growers to smaller farms and backyard gardeners in all 50 states. We make innovative use of 
cutting-edge technological tools, such as plant sap analysis and our proprietary plant nutrition 
products, that allow us to custom-formulate fertility programs for any crop type, and which 
promote enhanced levels of plant function and performance. 
 
Given the immanent relocation of the hospital to the new site, the MD designation will soon 
become obsolete. The land use portion of the Bloomington Comprehensive Plan labels this 
property as being within a Mixed Urban Residential area. Our proposal is in line with the 
Comprehensive Plan and will help maintain and enhance this neighborhood in transition. The 
building, which is consistent with the character and development pattern of the area, requires 
little to no modification for our purposes. There are several mature hardwood species on the 
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property which will be maintained and protected. There is ample off-street parking to 
accommodate the minimal needs of the proposed tenants, leaving on-street spaces adjacent to 
the property open to other residents and users. 
 
I thank all members of the Commission and the Planning staff for your consideration of this 
proposed change in land use. 
 
 
 
 
Sincerely, 
 
 
 
 
Jason Hobson, CEO 
Advancing Eco Agriculture  
812-340-2576 
jhobson@advancingecoag.com 
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