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**Next Meeting December 9, 2019        Last Updated:  11/1/2019 
 

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  
November 4, 2019 at 5:30 p.m.                       City Council Chambers – Room #115 
 
ROLL CALL 
 

MINUTES TO BE APPROVED:  September 17th & 23rd UDO minutes 
‘ 

REPORTS, RESOLUTIONS AND COMMUNICATIONS:  

CONSENT AGENDA: 

SP-35-19     Elliot R. Lewis 
  650 N. College Ave. 

Request: Site plan approval to allow the construction of a multi-family building for 33 dwelling 
units. 

  Case Manager: Eric Greulich 
 

PETITIONS: 

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 
 
SP/UV-32-19 Rimrock Companies 
  1901 W. 3rd St. & 307 S. Cory Ln. 

Request: Site plan approval and use variance recommendations to the Board of Zoning Appeals 
for larger units in the “mini-warehouse facility” use in the Commercial Arterial (CA) zoning 
district. 
Case Manager: Jackie Scanlan 

 
PUD-34-19 Curry Urban Properties 
  NW Corner of Longview Ave. & Pete Ellis Dr. 
  Request: PUD district ordinance and final plan approval to rezone 3.2 acres to PUD. 
  Case Manager: Jackie Scanlan 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-35-19 
STAFF REPORT       DATE: November 4, 2019 
Location: 650 N. College Avenue  
 
PETITIONER: Elliot R. Lewis 
   601 N 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:     0.38 acres  
Current Zoning:   CD – Downtown Gateway Overlay 
Comp Plan Designation:  Downtown 
Existing Land Use:  Commercial/Surface Parking Lot 
Proposed Land Use:  Multi-family residences 
Surrounding Uses: North – Multi-family residential  

West – Multi-family residential 
East – Business/Professional Office 
South – Single/Multi-family residential 

 
REPORT: The 16,566 sq. ft. property is located at the southeast corner of N. College Ave. and 
W. 11th St. and is zoned Commercial Downtown (CD), within the Downtown Gateway Overlay 
(DGO) district. Surrounding land uses include multi-family residences to the north and west, a 
business/professional office for Amethyst House to the east, and single and multi-family 
residences to the south. The property has been developed with a one-story retail business and 
surface parking lot. There are 12’ wide platted alleys along the south and east sides of the property. 
 
The petitioner proposes to remove the current structure and parking area to construct a 3-story 
structure. There will be 15 studio units, 15 one-bedroom units, and 3 three-bedroom units for a 
total of 33 units and 39 bedrooms. Parking will be provided on-site through a mix of 16 vehicular 
spaces on the interior of the building and 5 parking spaces in garage spaces accessed from the 
south side of the building for a total of 21 on-site parking spaces. There is also on-street parking 
along the east side of College Ave. along this property frontage. The petitioner is requesting to 
utilize the Level One Green Development Incentives for this project to allow for a 25% increase 
in density. There is currently a drivecut on both the 11th Street and College Avenue frontages that 
will be removed. The adjacent alleys will be utilized to access the parking areas. New sidewalks, 
street trees, and street lights will be installed along the property frontages as required. No ground 
floor nonresidential use is required in this section of the Downtown Gateway Overlay. 
 
Plan Commission Site Plan Review:  Two aspects of this project require that the petition be 
reviewed by the Plan Commission, per BMC 20.03.300.  Those aspects are as follows: 
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The Plan Commission shall review: 
 Any proposal adjacent to a residential use. 
 Any proposal that does not comply with the development standards set forth in the 

Downtown Gateway Overlay District.  
 Three aspects of the project do not meet DGO standards: 

 The first aspect is the DGO limits density to 20 units per acre and 
the petitioner is proposing 25.66 units per acre.  

 The second aspect is that the DGO restricts buildings to a maximum 
height of 30’. The proposed building has portions that reach a height 
of 45’. 

 The third aspect is the DGO requires that buildings over 35’ in 
height step back the portions of a building over 25’ in height a 
minimum of 15’. 

 
SITE PLAN ISSUES:  
 
Residential Density: The maximum residential density in the DGO is 20 units per acre. The 
petition site is 0.38 acres and would be allowed 7.6 DUEs. The petitioner is requesting to utilize 
the Level One Green Development Incentives to allow a 25% increase in density which would 
allow 9.5 DUEs. The petitioner is proposing 9.75 DUEs which still exceeds the allowable number 
of units by 0.25, even with the Level One Green Development Incentives. 
 

Density 20.03.330(a)(1): An approval of deviation is required to allow the proposed 
density. The DGO limits density to 20 units per acre. The petitioner is requesting a density 
of 25.66 units per acre which exceeds the 25 units per acre allowed if the Level One Green 
Development Incentives are approved. Even with the increased density, the petitioner is 
able to meet the parking requirements for the project. The department believes that the 
slight increase in proposed density is negligible and is appropriate. 

 
Non-Residential Uses on the First Floor: No ground floor nonresidential use is required in this 
section of the Downtown Gateway Overlay district. The proposed project is completely residential 
and is a permitted use. 
 
Green Development Incentives: With this project the petitioner is requesting to utilize the Level 
One Green Development Incentives. It is up to the Plan Commission to approve the utilization of 
these incentives. They are proposing to recycle at least 50% of the existing construction/demolition 
debris, purchase at least 10% of the building materials within 500 miles of the project site, use 
permeable pavers for at least 50% of the interior parking and drive aisles, provide 100% of the 
required bicycle parking as covered and/or long-term storage, and are located within ¼ mile of a 
Bloomington Transit stop. In addition to those, they are providing additional bicycle parking 
beyond the minimum required, are providing 1,000 square feet of a green roof, capturing 
stormwater runoff from the roof to irrigate the green roof, providing on-site recycling, using a 
white reflective roof to minimize heat dispersion, and utilizing only native species for all 
landscaping. The Department believes that petitioner should be granted approval of the Green 
Development Incentives for this project. 
 
Height: The maximum height in the DGO is 30’. The maximum proposed height of the new 
structure is 45’ at the southeast corner of the building. The building is 37’ tall along the 11th Street 
frontage. There is approximately 12’ of elevation change across this property which makes it 
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difficult to design a three-story building across the site and stay within the height limit of the 
district. The petitioner addresses the difficulties in designing a three-story building in their 
petitioner statement. 
 

20.03.330(b)(2) Height: An approval of deviation is required in order to allow the 
proposed 45’ tall building. As mentioned, there is 12’ of grade change along this property. 
The Comprehensive Plan and the UDO intended for three-story structures to be constructed 
within this overlay district. The petitioner has designed a three-story building for this 
property, with a 4-story portion of the south side of the building featuring parking below 
the building. The proposed new UDO outlines a design standard of 3 stories with a 
maximum height of 40’, which this project complies with using the proposed definition for 
measuring height in the draft UDO. In addition, the petitioner has met the building height 
stepdown requirement for constructing next to a historic structure, so this would not have 
a negative impact on the adjacent historic structure to the south. Both properties to the north 
have been developed with three-story structures that range in height from 40’ to 47’ tall, 
so the proposed height of this building would not be out of character with adjacent 
buildings. The Department believes the increase in height for this building is appropriate. 

 
Parking: For residential uses, no parking is required for bedrooms 0-10, 0.5 parking spaces are 
required for bedrooms 11-20, and for any bedrooms above 20, 0.8 parking spaces are required. 
Based on the 39 bedrooms with this project, there are 20 vehicular parking spaces required and the 
petitioner is proposing 21. The proposal will meet the minimum parking requirements.  
 
Access: There will be a drivecut removed from each street frontage with this project. Access to 
the parking areas will be achieved through the adjacent platted alleys. The existing drivecuts will 
be replaced with tree plots and sidewalks.  
 
Bicycle Parking/Alternative Transportation: Based on the 39 bedrooms, there are 7 bicycle 
parking spaces required. The petitioner is proposing 16 bicycle parking spaces. Four bicycle spaces 
along the perimeter of the building along 11th and College, 4 covered spaces within the interior 
courtyard, and 8 covered and secured spaces within the interior of the building. This petition 
exceeds the minimum number of bicycle parking spaces required.  
 
Architecture/Materials: The primary building materials on the structure include brick, glass, and 
cement board siding.  
 
The DGO requires a void-to-solid percentage of 40% for the ground floor and 20% for the upper 
floor. Due to the change in grade along the College Avenue frontage there will be sections of 
exterior that are a solid wall. The petitioner has shown art work along this section to improve the 
view of the blank wall. 
 

20.03.340 Void-to-Solid Ratio: An approval of deviation from the minimum required 
void-to-solid ratio is required for a portion of the façade along College Avenue. The DGO 
requires a minimum of 40% of void-to-solid along the first floor. Due to the change in 
grade along College Avenue and the lack of any residences or improvements behind a 
portion of a proposed blank wall, the building will not be able to meet the void-to-solid 
ratio along a portion of College Avenue. Due to the small section of wall that prevents this 
façade from meeting the requirement and the incorporation of artwork in this area, the 
Department believes the design is appropriate.  
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The proposal meets all other architecture requirements.  
 
Streetscape: Street trees, new sidewalk segments, and street lights will be required along both 11th 
Street and College Avenue. These have been shown on the site plan. 
 
Landscaping: With this petition, there would be new landscaping required to be installed on the 
site. A landscape plan that, including required street trees, has been submitted. Some revisions to 
the plan need to be made prior to issuance of a grading permit. In addition, the petitioner has 
committed to using native species for all landscaping.  
 
Impervious Surface Coverage: The DGO allows for 75% impervious surface coverage. The 
proposed project meets this through the use of permeable pavers and landscaped areas. 
 
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.  
 Help meet current and projected regional housing needs of all economic and 

demographic groups by increasing Bloomington’s housing supply with infill 
development, reuse of non-residential developed land, and developments on vacant 
land if it is at least partially surrounded by existing development. 

 Encourage redevelopment that complements and does not detract from the 
Downtown’s historic, main-street character (Goal 4.1). 

 This petition accomplishes the above goals by redeveloping an underutilized 
property with a new multi-family residential project that features a wide range of 
green development features. The proposed building has unique architecture that 
contributes to the diversity of buildings within the downtown. The incorporation of 
a diverse housing mix also accomplished many goals of the Comprehensive Plan 
to provide a diverse housing mix for the community. 

(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 with residential dwelling uses. 
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 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 bicycle parking beyond the UDO minimums. 

 The project does intensify the use of under-utilized properties by developing a 
surface level parking lot with residential space. 

 The incorporation of the proposed green development aspects helps decrease 
possible negative environmental impacts. 
 

(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 20.03.310, the Plan Commission shall approve a site plan that meets all of the standards 
of 20.03.330, 20.03.340, and 20.09.120. 

 The petition meets all of the standards of 20.03.330, 20.03.340, and 20.09.350 with 
the listed exceptions: 

o Void-to-solid percentage  
o Building Height Stepback 
o Density 
o Height 

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

1.) The Petitioner shall revise the Landscape Plan to meet the minimum standards of the 
UDO and provide additional details regarding construction of the rain garden. 
 
Staff Response: The Department will review this to insure compliance prior to issuance 
of a grading permit. 

 
2.) The petitioner should allocate space for recyclable materials collection.  

 
Staff Response: The petitioner has committed to providing on-site recycling. This will 
be insured with the building permit review. 
 

3.) The Petitioner should reconstruct the two alleys using “green alleys” practices 
 
Staff Response: Although not required, the Department will review incorporating this 
comment with the grading permit review. 
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4.) The Petitioner should apply green building and site design practices, which provide the 

public benefit of fighting climate change. 
 

Staff Response: The petitioner has included a high level of green development practices 
with this project. 

 
CONCLUSION: This petition meets the DGO Development Standards with the following 
exceptions: void-to-solid percentage, density, height, and building stepback. As discussed in those 
individual sections, the proposed deviations are minor and still allow for a three-story building that 
matches surrounding building heights and respects the stepdown that is required adjacent to a 
historic structure. The petitioner is meeting all of their on-site parking requirements as well. The 
incorporation of the additional green development features also adds a significant benefit to this 
project. In addition, the petitioner is committing to setting aside a portion of units within the 
building to be used for workforce housing. It also includes various positive aspects related to larger 
City goals including compatible infill, compact urban form, the addition of housing stock, and 
innovative design. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission adopt the proposed findings and approve the site plan with the following conditions: 
 

1. A completed green building worksheet must be approved prior to issuance of a grading 
permit.  

2. The petitioner shall provide on-site recycling as committed to in their petitioner statement. 
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City of Bloomington 

Environmental Commission 
 

2                                                             Phone: (812)3493423 
www.bloomington.in.gov 

e-mail: environment@bloomington.in.gov 

draft MEMORANDUM 
 
 
Date:  November 4, 2019 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: SP-35-19,  The Bailey 
  650 N. College Ave. 
 
 
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.   
 
1.) LANDSCAPE PLAN  
The Landscape Plan needs revision and some explanation before it meets the Unified Development 
Ordinance (UDO) regulations, and can be approved.  The Petitioner must have an approved 
Landscape Plan in place prior to the issuance of the required Grading Permit.  Please include 
additional details regarding the rain garden slopes and plants. 
 
2.) RECYCLABLE SPACE 
The EC recommends that space be allocated for recyclable-materials collection, which will reduce the 
facility’s carbon footprint and promote healthy indoor and outdoor environments.  Recycling has been 
an important tradition in Bloomington for decades, and has many benefits in energy and resource 
conservation while contributing to Bloomington’s environmental quality and sustainability, and is a 
community expectation for new structures.   
 
3.) GREEN ALLEYS 
The EC views the restoration of both alleys after construction is finished as a great opportunity to 
install “green alley” features.  Green alleys add to the sustainability of an urban environment by 
improved drainage through pitching, grading, swales, and permeable pavement for water infiltration;  
use of reflective, high albedo pavement instead of asphalt; and installation of native pollinator-
attracting vegetation.  For additional details on green alleys, please see The Chicago Green Alley 
Handbook at https://nacto.org/wp-content/uploads/2015/04/green_alley_handbook_chicago.pdf. 
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4.) GREEN/ENVIRONMENT-ENHANCING BUILDING PRACTICES 
The Petitioner is requesting the use of the Level 1 Green Building Incentives to increase density by 
25%.  The EC recommends that the Petitioner submit the Green Building Worksheet and the 
supporting materials required so the goals requirements can be verified.  Such supporting materials 
shall include, but isn’t limited to the following. 
 
a. Information regarding how recycling and/or salvaging at least 50% of non-hazardous construction 
and demolition debris will be measured. 
 
b. Proof that the building materials have been extracted, harvested, recovered, or manufactured within 
500 miles of the project site for a minimum of 10% (based on cost) of the total materials value. 
 
The Petitioner has committed to four simple green building practices to gain the density incentive, but 
the EC recommends that they commit to others as well.  The Petitioner states in the Petitioner’s 
Statement that they plan to follow minimum building code, and they are considering some additional 
practices without commitments.  The EC recommends incorporating all of the green building practices 
available, including some specific ones listed below.   
 
c. Reduce the Heat Island Effect:   The roof material should have a minimum initial Solar Reflective 
Index (SRI) of 0.65, and an aged index of 0.55.  SRI is a value that incorporates both solar reflectance 
and emittance in a single value to represent a material's temperature in the sun.  SRI quantifies how 
hot a surface would get relative to standard black and standard white surfaces.  It is calculated using 
equations based on previously measured values of solar reflectance and emittance as laid out in the 
American Society for Testing and Materials Standard E 1980.  It is expressed as a fraction (0.0 to 1.0) 
or percentage (0% to 100%).   This can be achieved by choosing a membrane that is not only white, 
but also embedded with reflective material.  Please provide specific details regarding the type of white 
membrane roofing material you propose. 
 
d. Solar Energy Generation:   Install solar photovoltaic cells to reduce the use of greenhouse-gas 
emitting pollutants, which harm the environment and contribute to common health problems such as 
asthma.  Using solar energy helps protect the user against volatile utility rates, adds value to the 
property, and supports the local economy.  This building is ideal for photovoltaic (PV) solar panels 
because it has a flat roof.  Solar power is now competitive with coal, especially considering the full-
cost accounting price. 
 
e. Building Envelope:   The EC recommends that the building envelope be constructed with higher 
insulation values than the minimums in the building code.  The HVAC system also should exceed 
standards for this type of structure. 
 
 

 
 
1.)  The Petitioner shall revise the Landscape Plan to meet the minimum standards of the UDO and 
provide additional details regarding construction of the rain garden. 
 
2.) The Petitioner should provide space for residential recycling. 
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3.) The Petitioner should reconstruct the two alleys using “green alleys” practices. 
 
4.)  The Petitioner should apply green building and site design practices, which provide the public 
benefit of fighting climate change.  
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September 30, 2019 
Revised 10-21-2019 
 
City of Bloomington Planning Department 
P.O. Box 100 
Bloomington, IN  47402  
 
Attn:  Mr. Eric Greulich 
 
RE: The Bailey 
 650 N. College  
    
PETITIONERS STATEMENT 
 
Dear Eric; 
 
Studio 3 Design is pleased to submit the attached apartment development, “The Bailey” for Plan 
Commission review. The following document outlines the project scope and addresses comments 
received to date regarding the project.  Please take time to review and contact us with any 
additional questions. 
 
The following petition is based on the current UDO. 
 
 
 
Project Location 
 
The project site is located at 650 N. College Ave, (SE) corner of intersection of 11th and College. 
The North side of the site fronts on 11th street (primary façade). College Street on the West side 
of the property (primary façade). The South and the East side of the property is bound by an east-
west alley running from College to Walnut and a North South alley running from 11th St down to 
10th Street. 
 
 
650 N. College Ave. 
 
Apartment Types  Count   Beds 
                         
Studio Apartment 15 Units   15 Beds 
1 Bedroom Flat 15 Units   15 Beds 
3 Bedroom Flats 03 Units   09 Beds 
 
  33 Units   39 Beds 
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Bailey Towers Petitioners Statement 
Sept. 30th, 2019 
Revised 10-21-2019 
Page 2 
 

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

Property density: 
 
Site: 125’ x 132’= .38 acres   
20 DUE’s/acre =  7.6  DUE’s allowed 
 
 
Studio  .20 DUE x 15 = 3.00 DUEs 
1 Bed  . .25 DUE x 15 = 3.75 DUE’s 
3 Bed                1.00 DUE x 03= 3.0 DUE’s 
 
                                                                                                                  9.75 DUEs used. 
Green incentives: (25% increase requested)    7.6 DUE’s allowed x 1.25 = 9.50 DUE’s  
 
 
Request for use of Green Development Incentives: 
 
We are requesting to use green incentives as outlined under the current UDO, Chapter 20.05.049 
to achieve a Level 1 Incentives for a 25% increase in density.  We will meet the following 
goals as part of our submittal: 
 
Goal 1d:  Recycling and/or salvaging of at least 50% of non-hazardous construction and  
       demolition debris.  
Goal 1e:  Utilization of building materials or products that have been extracted, harvested or 
                recovered, as well as manufactured, within 500 miles of the project site for a minimum 
                of 10% (based on cost) of the total materials value. 
Goal 2a:  Use of permeable pavement for 50% of all private driveways, pathways, and parking 
               areas. 
Goal 3b:  Provision of 100% of the required bicycle parking spaces as either long term Class 1 
                bicycle parking facilities or covered, class II bicycle parking facilities or a combination 
                of those two bicycle parking facility types. 
 
 
Project Concept 
 
The building has been developed as an urban infill project within the Downtown Gateway District. 
At 33 Units (30 of which are single bed units) it is the ideal scale for an urban infill project. The 
design is strongly focused toward the pedestrian with all curb cuts removed, parking accessed 
from alleys only and walk-up units provided along College and 11th street. 
The building will be designed in a “C” shape with the open end facing the alley. The resulting 
central courtyard will be used for surface parking that is 100% screened from the 2 primary 
streets and only accessed from the alley. 
The resulting design will eliminate multiple curb cuts along College and 11th street and provide for 
a continuous infill of a 2 to 3 story façade along the street in lieu of the current open parking lots.  
The architecture is designed to provide interest and activity along the street frontage with the 
façade broken in 25’ and 65’ modules with up to 6’ recesses at module transitions.  Walk up units 
are provided off each of the primary facades with porches and balconies tucked into the building 
recesses.  Primary entrances are provided on College Ave at the SW corner of the site and along 
11th street at the NE end of the site.  The building steps vertically at the South end to transition to 
the lower height of the neighboring historic structure. The corner of 11th and College is articulated 
with additional glazing and an illuminated translucent vertical band that rises and is capped at the 
roof line.  The overall feel of the development is geared toward a modern flair in it’s the use of 
materials and detailing. The 3 story scale of the building is broken down both in modulation on the 
street front where materials and wall plains step away from the typical rectangular box so often 
dropped into the downtown setting. 
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8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236 

 
Parking Counts 
 
Site “A”  College and 11th Street 
Required parking for non-residential 20 spaces 
Parking provided 21 spaces 
  (5) carports on lower level   
  (14) carports and (2) open air spaces on street  
  level 
 
Setbacks For 650 N College   
 
The Building is set per the current standards.  Up to the build to line on College and 11th streets 
with a min. 5’ setback along the side and rear alleys.  At the SW corner of the site (along the 
alley), the building sets back from the property line to align with the front of the neighboring 
historic buildings to the South. See Historic building section below. 
 
Green Incentives allow for the side and rear setbacks to be reduced by up to 25%. The project is 
not using these allowed reductions as part of the submittal.  A min. of 5’ setback is provided with 
the East facade exceeding that setback requirement. 
 
 
Streetscape 
 
A simple rhythm of trees in a wide (13’) landscape plot along College Ave.  The setback is too 
narrow along 11th street to allow for trees in grates to be installed. Lighting along College and 11th 
street will be from the building with the main entrance and the walk-up units each having lights at 
the door. Where possible, additional landscaping is planned along the building in zones set back 
from the property line.  
The project will incorporate walk up units along College and 11th street to further enhance the 
curb appeal and create a more inviting atmosphere.  Walk up units will in some cases have raised 
patio area and steps and in others be accessible from grade.  In each case, the units will still 
maintain an accessible entrance from the parking lot courtyard. 
 
The proposed project eliminates all of the curb cuts on College and 11th streets and allows for 
additional street parking to be infilled along the street.  The removal of the cuts makes the 
streetscape more walkable and safer for pedestrians and maintains all the vehicular traffic in the 
alley. 
 
 
Site Accessibility 
 
The site has multiple points for access.  On College Ave. a lower level access point for one 
apartment and some private parking is provided.  This building entrance has a stair connecting it 
to the parking level and apartments off the courtyard one level up (street level).  The 11th street 
entrance is ADA accessible to the street level units and parking is the central core.  The main 
parking lot is accessed off the alley.  The site provides ADA van accessible parking and an 
accessible path to the street level apartments. Access from the building via public walks also 
provides a connection to a public bus stop across the street on College Ave. 
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8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236 

Building Façade modules 
 
The building provides a rhythm of 65’ and 25’ modules along College and 11th Street with 6’ deep 
offsets at module transitions that conform to the current UDO standards.  The main façade on 
College also has a setback at the southern end (last module) that aligns with the historic building 
facade across the alley to the south. Additional steps both horizontally and vertically are provided 
with-in the major modules, breaking them down further to add interest and detailing to the 
facades along the street front as well as to provide a more human scale. 
 
Building Height 
 
The overall building height exceeds the 30’ maximum building height required under the amended 
UDO. 
The site has a significant slope – approx. 12’ of slope from NE down to SW corners. 
A typical floor to floor elevation for a 9’ ceiling height is 10’-8” to 12’-8” when a taller level one 
volume is provided.  The roof truss depth plus a minimal 12” parapet adds a min. of 4’-0” to the 
overall height.  So in a district that is set-up to allow for 3 story buildings, the min. building height 
without site slope and any added vertical articulation (flat straight roof line) is 34’-4” (10’-8” + 10’-
8” + 9’ + 4’).  A three-story building is not possible within the 30’ height limitations provided. 
Add in the fact that the building is measured from the lowest to the highest point on site and we 
start with a building that is viewed as being 46’-4” tall under the UDO.  
In actuality, we are providing a three-story building with one internal corner at the intersection of 
the alleys that is 4 levels high. Additionally, we are creating a unique and prominent feature at the 
corner of 11th and College that is still three levels but has a raised parapet. 
The surrounding buildings to this site on the North and West are 4 story structures that sit on hills 
and are taller than the proposed building by a full story and sit in the same district as the 
proposed project. 
 
A deviation from height standards will be requested for height exceeding 30’. 
  
 
 
Building Materials 
 
The building façade primary materials are a mix of modular brick, glass, and cement board siding 
The secondary material used includes metal panel, some translucent panel at the building corner.  
Primary materials carry on all 4 sides of the building.  Within the courtyard the majority of the 
facades will maintain the primary material of cement board siding. 
 
 
 
Void to Solid Percentages 
 
The UDO asks for a building in this overlay district to have a 40% void to solid ratio on the ground 
floor primary street elevation and 20% void to solid ratio on the upper floors facing a public street.  
The building is 100% residential- no commercial or non-residential is required. 
Void to solid ratios are as follows for primary facades: 
College Ave:  Level 1  is  41%,      Levels 2-3  - each exceed 20% 
11th Street:     Level 1  is  42%,      Levels 2-3 – each exceed 20% 
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Building Step Back 
 
The UDO recommends a step-back of 15’ at 35’ above grade.  Due to the excessive grade 
change there will be areas that exceed 35’ from grade to parapet.  
At the inside corner (alley intersection) the building is 4 levels and does not step back. 
The intent of the step back requirement was to maintain a 3-level appearance along the street 
front, this is further clarified under the proposed changes to the new UDO.  The one corner that 
exceeds 3 levels is over 100’ back from the street frontage and faces the alley. The remaining 
areas that exceed 35’ do so because of grade or parapet variations. 
 
A deviation from standards will be requested. 
 
 
Historic Alignment and Stepdown: 
 
To the South of our property (across the alley) is the 632-apartment building (owned by the owner 
of this proposed project). The house (632) is a historic designated structure that was added onto.  
Our new building respects the historic structure thru multiple approaches.  First, our western 
façade module, College Ave, sets back to be in alignment with the historic structure’s front porch / 
façade.  Second, our building height is well within the 14’ maximum height variation allowed 
under the UDO.  Finally, building materials and window proportions on the SW portion of the 
building pick up on the historic structure’s proportions.  
The UDO states the setback requirements are for structures immediately adjacent to a 
designated historic structure.  In this case there is a public alley separating the buildings.  This 
may be viewed as a separation that negates the need to follow the setback requirements.  
Despite this, we have maintained our structure in alignment with the designated structures and 
maintained the height of the adjacent portion of our buildings within the allowable 14’ height 
variation along the primary facades.  The rear (inside corner) of the site raises a few feet above 
the 14’ height variation.  This section is stepped back roughly 100’ from the primary façade on 
College Ave. We feel this small zone being raised does not impact the designated structures and 
should not be viewed as a deviation from standards. 
 
 
 
Bike Storage/ Parking 
 
An effort has been made to make the facility “bike friendly” through the incorporation of bike 
parking focused around the College Ave and 11th street entry points as well as from the street 
level parking lots at each building.  Bike parking has been increased above standards with the 
provision of additional covered and secured bike parking to encourage alternative modes of 
transportation by residents. 
 
Site Required: 6 Secured bike parking spaces comply with the requested green incentives 
Provided: 16 total 
  (4) total street locations at College and 11th streets 
  (4) total covered locations off main parking lot / street level apartment entrances 

 (8) total covered and secured in bike room off of College Avenue entrance and  
      accessible from primary street level parking . 
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Environmental Considerations 
 
The developer is interested in providing a building that is sensitive to the concerns of today’s-built 
environment.  The building will be designed to meet the requirements of the IECC and ASHRAE 
Standard 90.1, as well as several state-specific codes as required by the federal government.  As 
such, we are reviewing the incorporation of the following into the project: 

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

• The elimination of curb cuts on 11th Street and College Ave, allowing for larger green 
islands and street trees on College as well as enhancing the pedestrian experience and 
safety around the property. 

• High efficiency appliances and building systems. 
• Energy efficient windows with low-E glazing  
• White reflective roofing membrane for energy conservation and reduced heat island 

effect. 
• Use of larger window openings for natural day lighting of interior spaces to cut down on 

the use of artificial lighting. 
• Energy efficient lighting fixtures (LED) throughout the project 
• Extra bike parking beyond requirements 
• Recycling on site 
• The incorporation of over 1000 sf of green roof area that is viewable by the residents. 
• The incorporation of rain water harvesting to assist in watering the green roof plantings. 
• The incorporation of native vegetation in landscape zones 
• The incorporation of rain garden feature on College Ave at the main entrance 
• The use of permeable pavers on the parking Lot. 

 
 
 
Encroachments: 
 
The project will require the following encroachments with the City: 

• Street trees and pole mounted street light on College Ave. 
 
 
 
Trash Removal 
 
Trash removal has been provided off of the North- South alley.  The grade will be leveled at this 
location to assist in the roll-out of trash containers on pick-up days. The location is easily 
accessible to residents as well as the trash collection and recycling collection companies. 
 
 
 
Site Utilities 
 
Water service for domestic and fire suppression will be brought in at the SE end of the building.  
Riser room will be located in the lower level near the entrance. 
Sanitary will exit the building in the same area and tap lines in College Ave.  
Electrical will be feed from lines in the N-S alley.  A new transformer feed from the existing 
overhead lines will be provided with access off of the alley. Electrical meters will be near the 
transformer location and mounted on an exterior wall facing the alley. 
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Storm water collection will require a line to be installed from the site and run south to 10th street.  
The new storm line will serve the permeable paver zones, downspouts and general run-off on the 
site . 
 
 
Alleys: 
 
The NS alley will be re-surfaced following construction.  The alley is currently in bad shape and 
has a very steep incline at the intersection of the North – South alley and the East – West alley. 
The East West alley from College to the intersection of the N-S alley will be re-surfaced following 
construction. 
 
 
 
 
 
 
Anticipated Deviations from UDO standards 
 
We feel that the project is in alignment with all existing and amended requirements of the UDO 
and as such will only require a few deviations from standards to be addressed. 
 

• Building height above 30’.  The intention of the building height limitation was to create 
building massing along the street at 3 levels.  The proposed UDO supports this notion 
and goes one step further by recommending three level structures or 40’ along the street 
in the downtown gateway overlay. Several factors make the 30’ height limitation 
unrealistic for this site. 

o The buildings surrounding the site are predominantly 4 levels supporting the 
higher massing in the overlay 

o Floor to floor heights, especially when retail is involved require 35 to 40’ to 
achieve a 3-level building with a flat roof. 

o The grade and excessive slope (approx. 12’) would effective limit the 
development of the site to a single-story structure or at most a 2-story structure in 
some areas of the site. 

 
• Step-back after 35’ of height.  This requirement may require a deviation from standards 

(if) the building height is viewed from the lowest point on grade to the highest points on 
the building.  The site has roughly 12 feet of fall on College Ave making the 35’ regulation 
an impractical standard to apply.  The areas exceeding the 35’ limitation along the 
primary facades are no more than 3 levels, the impacts of grade and the articulation of 
parapets cause the building to exceed the 35’ height. The intent of providing a 3-level 
structure along the street front has been meet. 

 
• Density exceeding allowable DUE’s by .25 

The density allowable based on obtaining the Level 1 Green Incentives is 9.5 DUEs.  The 
current project requires 9.75 DUE’s.  Under the new UDO, density is no longer a factor. 
The density is developed based on the building footprint that fits on the site.  In this case, 
the building as designed would comply under the new UDO as a 3-level building. 
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Added Benefits being offered to both the environment and City – not required: 
 
Environmental- beyond those offered for green incentives: 
 

• Extra secured and covered bike parking beyond requirements for green incentives 
• Recycling on site 
• The incorporation of over 1000 sf of green roof area on the building’s SW Corner 
• The incorporation of rain water harvesting to assist in watering the green roof plantings 

and the rain garden below. 
• The incorporation of native vegetation in landscape zones 
• The incorporation of rain garden feature at the main entrance off College Ave. 

 
 
Unique Architecture:  
 

• The development of the primary facades into multiple modules that are broken down into 
smaller pedestrian oriented masses. (Not your typical big box that fills the surrounding 
area). 

• Walk up units both at grade and with raised entrances provide an enhanced pedestrian 
scale and vitality along the street. 

• Large tree plots on College Ave and added landscaping and gardens add to the charm 
along the street. 

• Dynamic street art on the building façade along College Ave adds interest along the 
street and highlights very well know bike race (Little 500). 

• A more modern expression that addresses the street and pedestrian 
• A translucent illuminated corner element incorporated into a prominent corner massing 

that address the vehicular traffic with a n identifiable gateway into the downtown. 
 

Alternative forms of housing: 
 

• The development has a total 33 Units and 39 beds.   
• The developer has offered to provided (4) units or 10% of the total beds for a period of 

20 years as affordable units as defined by the cost guidelines provided by City 
Administration.  

 
 
 
Respectfully submitted, 
 
STUDIO 3 DESIGN, INC 
 

 
 
Tim Cover 
Architect 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-23-19 
STAFF REPORT       DATE: November 4, 2019 
Location: 222 S. Walnut Street 
                 105 & 111 W. 4th Street 
 
PETITIONER: City of Bloomington 
   401 N. Morton Street, Bloomington   
 
CONSULTANTS: Bledsoe, Riggert, Cooper, and James  
   1351 W. Tapp Road, Bloomington 
 
   CSO Architects, Inc. 
   8831 Keystone Crossing, Indianapolis 
 
REQUEST: The petitioner is requesting site plan approval for a new parking garage in 
the Commercial Downtown zoning district. 
 
BACKGROUND: 
Area:     .8 acres  
Current Zoning:   CD – Downtown Core Overlay 
GPP Designation:   Downtown 
Existing Land Use:  Business/Professional Office / Parking Garage 
Proposed Land Use:  Commercial / Parking Garage 
Surrounding Uses: North – Waldron Arts Center 

West  – Bank / Parking Lot / Dwelling, Multi-Family / 
Bar/Restaurant 
East  – Office / Firestone Tire Company 
South – Napa Auto Parts 

 
CHANGES SINCE JULY HEARING: The petitioner has continued eminent domain 
litigation with the owner of 222 S. Walnut Street. Additionally, some of the details of the 
project have changed slightly, including the Walnut Street right-of-way design being 
modified to include bump-outs to improve pedestrian experience at the crossings. 
 
REPORT: The property is located on the west side of Walnut Street between 3rd and 4th 
Streets and is zoned Commercial Downtown (CD), in the Downtown Core Overlay. 
Surrounding land uses include the Waldron Arts Center to the north; an office building 
and Firestone Tire Company to the east; a bank with parking lot, bars, a restaurant and 
apartments to the west; and Napa Auto Parts to the south. The Downtown Transit 
Center is southeast of the property. The property currently contains a 
business/professional office building, as well as an existing City-operated parking 
garage. 
 
The petitioner proposes to redevelop this property by demolishing the existing buildings 
on site and constructing a new 6 story parking garage with commercial space and public 
amenity space on the first floor. The parking garage would contain 510 parking spaces. 
The design also includes 50 indoor bicycle parking spaces as well as a minimum of 4 
outdoor spaces, office space for City Parking Staff, and 11,189 square feet of 
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commercial space on the ground floor, as well as restrooms available to the public. The 
petitioner is proposing to include various green features, such as electric vehicle 
charging stations and solar panels. The petitioner is seeking a Silver level Parksmart 
designation. 
 
The petitioner proposes vehicular and pedestrian entrances on both 3rd and 4th Streets.  
The Unified Development Ordinance does not allow a vehicular entrance on the higher 
classified road (3rd Street), therefore the petitioner is seeking a variance from the Board 
of Zoning Appeals to allow that entrance. Additionally, the current design requires two 
variances related to the 4th Street vehicular entrance as its width exceeds the allowable 
maximum and its location is too close to Walnut Street per code. 
  
An alley runs along the west side of the property, connecting 3rd and 4th Streets. There 
is at least one business that derives primary access from the alley and the alley is often 
used by pedestrians. 
 
The petitioner does not currently own the southernmost parcel included in the request. 
However, the City is in ongoing discussions with the owner about acquisition of the 
parcel and the Legal Department has advised that moving forward with a conditional 
approval is valid. 
 
Plan Commission Site Plan Review:  Multiple aspects of this project require that the 
petition be reviewed by the Plan Commission, per BMC 20.03.090.  These aspects are 
as follows: 
 

 The petitioner is requesting waivers to multiple standards in BMC 20.03.120 and 
BMC 20.03.130. 

 The petitioner is proposing a ‘parking garage/structure’ as a primary use. 
 The petition is adjacent to a residential use. 

 
SITE PLAN ISSUES:  
 
Non-Residential Uses on the First Floor: While there is no residential component to 
the project, enclosed parking garages do not count toward the required non-residential 
ground floor space. So, this project is required to provide 50% or greater ground floor 
area of non-residential and non-parking garage space. The project meets this 
requirement with a combination of commercial tenant space, office space for City staff, 
dedicated bike parking area, and public restroom space. 
 
Build-to-Line: The UDO requires buildings in the Downtown Core Overlay to be built at 
the front property line. The proposal meets this requirement on 3rd Street. The 4th Street 
and Walnut Street facades are set back. The proposal does not meet this UDO 
requirement. 
 
Height: The maximum height in the DCO is 40 feet. The UDO defines building height as 
“the vertical dimension from the lowest point of the building, structure, or wall exposed 
above the ground surface to the highest point of the roof, parapet wall, or uppermost 
part. Chimneys, vents, mechanical equipment or utility service structures shall not be 
included in the measurement of vertical dimension.” The proposal measures 75 feet 8 
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inches tall per the UDO definition. The southeast corner of the building measures 65 
feet tall from grade to the highest point and the northeast corner measures 60 feet 11 
inches. The proposal does not meet this requirement. 
 
Parking and Surrounding Roads: No minimum number of spaces are required for 
either the commercial space in the building or the parking garage use. The petitioner is 
proposing a total of 499 parking spaces in the building. While a total number of on-street 
spaces was not submitted, the petitioner does intend to continue on-street parking, and 
is showing a ‘drop off zone’ at the north end of Walnut Street. Any changes to the right-
of-way will need Board of Public Works approval. The Department suggested bump-
outs at the intersections of 3rd and Walnut Streets and 4th & Walnut Streets to improve 
pedestrian infrastructure and better definition of vehicular lanes along Walnut Street, 
and those have been included. 
 
Access: There are two proposed vehicular accesses to the parking garage, one on 3rd 
Street and one on 4th Street. The 4th Street entrance is for three total lanes. One 
dedicated entrance lane, one dedicated exit lane, and one lane to alternate as an 
entrance/exit as needed. The UDO allows for a maximum driveway width of 24 feet on 
4th Street, and a maximum driveway width of 34 feet on any of the highest classified 
roads in the City. The petitioner is requesting a 40 foot entrance on 4th Street, which is 
comparable to the existing entrance on the current garage at this location. The entrance 
width will require variance approval by the Board of Zoning Appeals. Additionally, a 100 
foot separation from Walnut Street is required, and the petitioner is showing 50 feet. 
The entrance location will also require variance approval by the Board of Zoning 
Appeals. 
 
Because of the existing median on 3rd Street, that entrance would be right-in/right-out 
only. The UDO only allows a vehicular entrance on the lower classified road, which is 4th 
Street in this instance. The 3rd Street entrance will require variance approval by the 
Board of Zoning Appeals. Approval of this site plan is conditioned upon approval of the 
listed variances. 
 
Pedestrian access to the garage is shown in the southwest and northwest areas of the 
building, near the stair towers and pay locations. 20.03.130(b)(6) requires recessed 
entry for pedestrian entrances to help identify and demarcate these locations. The 
petitioner is requesting deviation from that standard for the entrances to the garage. The 
Department has concerns about visibility of pedestrians from vehicles using the exits, 
and recessing of the pedestrian entrances may help to alleviate that concern. The 
Department asks that the petitioner continue to work on the pedestrian entrances to 
make them more visible and to improve pedestrian visibility in those areas.  
 
Additionally, the Department would like the entrances for the commercial space(s) to 
meet the intent of the remainder of that reference, 20.03.130(b)(6)(B) & (C), by 
incorporating distinctive awnings, canopies, or something similar identifying those 
entrances. Approval of a design of that nature will be required before a tenant can 
occupy any space. 
 
An additional pedestrian entrance which should be near the indoor bicycle storage area 
would allow users to access the area without having to utilize the vehicular entrance on 
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4th Street. A condition of approval has been added to include that additional entrance.  
 
Bicycle Parking: No bicycle parking is required for the parking garage use. The 
petitioner proposes 40 indoor bicycle parking spaces on racks, with an additional 10 
bicycle parking locker spaces. The commercial space requires 4 bicycle parking spaces 
within 50 feet of the entrances. Inclusion of those 4 spaces is a condition of approval. 
Approved location and separation design of these outdoor locations will be worked out 
with staff during the grading permit process. 
 
Architecture/Materials: The proposed building is a parking garage, and as such, does 
not meet many of the DCO architectural standards that are designed to create 
compatible design in more traditionally-used buildings. Those differences are described 
below. 
 
The primary material to be used on the majority of the garage is brick. There will be 
accents included that will be limestone at the pedestrian level (first floor and header 
above) and ‘cast-in-place’ concrete accents above. The UDO does not allow cement 
block in the DCO. The petition does not meet materials requirements (use of cast-in-
place concrete). While much of this will be concealed by the large vertical louvers, the 
last module of the garage is open at the north end of the garage on Walnut Street, 
making the concrete levels quite visible. The Department prefers that that portion be 
treated in some way, and no changes were made to this area after the July Plan 
Commission hearing. A condition of approval to improve this area is still included. 
 
The northwest portion of the building also contains a large perforated metal screen wall 
to add visual interest. 
 
BMC 20.03.130(c)(1) requires a maximum façade width for each module of 65 feet for 
those sides of the buildings with frontage and a minimum façade width of 25 feet. The 
offset is to be a minimum of five percent of the total façade length, extending the length 
and height of its module. This requirement is included to provide visual interest in new 
development and discourage large monolithic buildings. The parking garage use makes 
meeting this requirement difficult, as the space needed for parking spaces and drive 
aisles is standard and cannot easily be varied. The petition does not meet this 
requirement. 
 
BMC 20.03.130(c)(3) requires that building facades over 45 feet in height shall step 
back the horizontal façade/wall plane a minimum of 15 feet from the horizontal 
façade/wall plane below 45 feet in height and above 45 feet in height. Again, the parking 
garage use makes meeting this requirement very difficult, as the spaces and aisles 
have standard lengths that need to be met. The petition does not meet this requirement. 
 
The DCO sets a minimum first floor void-to-solid requirement of 60%, consisting of 
transparent glass or façade openings, for facades facing a street. Upper stories are 
required to have a minimum of 20% void area. The DCO also requires a height-to-width 
ratio of 1.5:1 for upper story windows and the incorporation of lintels and sills. Because 
the parking garage is being designed with open air facades to facilitate increased 
natural light and air circulation, the design of the structure does not support these more 
traditional building design requirements. The petition does not meet these requirements. 
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Streetscape: Street trees and pedestrian-scaled lighting are required along 4th Street, 
3rd Street, and Walnut Street. The site plan was amended after the July Plan 
Commission hearing in order to incorporate the tree plot along Walnut Street. The total 
number of street trees for the site should be 1 tree per 40 feet of frontage, not excluding 
vehicular drive cuts. This site requires the incorporation of 14 street trees with 
separation ranging from 20 to 40 feet on center. Only 12 street trees are shown. The 
petitioner may seek incorporation of bioretention in the tree plot area along Walnut 
Street. To that end, there may be a small reduction in the number of street trees, if 
alternative plantings are approved in their place. Street tree requirements are listed a 
condition of approval. 
 
The petitioner is currently working with the Economic and Sustainability Department to 
incorporate art in the project to improve aesthetics and pedestrian experience. 
 
Impervious Surface Coverage: The Downtown Core Overlay allows for 100% 
impervious surface coverage. 
  
Pedestrian Facilities/Alternative Transportation: Sidewalk exists along 3rd, 4th, and 
Walnut Streets. The petition will meet UDO requirements to enhance those facilities with 
street trees and lighting. 
 
No additional Bloomington Transit facilities are required with the development, and the 
Downtown Transit Center is across the intersection of 3rd and Walnut from the 
development site. 
 
The north/south alley that runs along the western edge of the site currently functions as 
a pedestrian connection and access to businesses along the alley. The Department 
would like to see the alley enhanced with a combination of pedestrian-scale lighting on 
the west side of the building and improvements to either the alley or the petition site to 
allow for more clear cues that the area is pedestrian-friendly. To that end, a sidewalk 
has been incorporated on the site. 
 
Green Features: The petitioner is proposing to build the structure under the Parksmart 
Certification, to the Silver level. Some of the design aspects related to the Certification 
are the inclusion of a minimum of 10 electric vehicle charging stations with the capability 
to add more easily if demand requires; the inclusion of solar panels on the roof; excess 
bicycle parking; and an open design that allows for more natural light and passive air 
circulation. 
 
CRITERIA AND FINDINGS FOR SITE PLANS 
20.09.120 (e)(9) The staff or plan commission, whichever is reviewing the site plan, 
shall make written findings concerning each decision to approve or disapprove a site 
plan. 

(A) Findings of Fact. A site plan shall be approved by the plan commission only upon 
making written findings that the site plan:  

(i) Is consistent with the growth policies plan (Comprehensive Plan); 
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Findings:  
 The site is in the Downtown area of the Comprehensive Plan. 
 Traditionally, downtowns have served as central hubs of activity. (p. 50) 

The petition provides commercial space, as well as much needed public 
restrooms, and parking to support surrounding uses and the future 
planned expansion of development to the south. 

 The Monroe County Convention Center and surrounding properties 
present another wonderful opportunity for growth of tourism, hospitality 
jobs, and investment in Downtown Bloomington. (p. 54) The petition 
provides parking and amenities to support the future expansion of the 
Convention Center and the existing needs of Downtown businesses. 

 …Vehicular parking demands have increased relative to a limited public 
parking supply. By some metrics, a parking ‘problem’ is a good indicator of 
a vibrant downtown. (p. 52) The petition is attempting to address the 
community desire for more public parking while remaining in scale with the 
surrounding existing and future developments. 

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

The UDO includes an intent for the CD district and guidance for the Plan 
Commission in 20.02.370. The following items address those intent and guidance 
statements. 

Findings:  
 The project does serve to protect and enhance the central business 

district by expanding parking options for its customers. 
 The project does not provide high density development of mixed uses with 

storefront retail and residential dwelling uses, but does provide 
commercial space, as well as other public amenities.  

 While the building is large, the desired use necessitates such design. The 
project does incorporate some pedestrian-oriented design through first-
floor window design, 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 intensifying the existing garage and adding improved commercial and 
office space. 

 The proposal does further the Comprehensive Plan goals of sustainable 
development design through the incorporation of ground-floor non-
residential use and features such as solar panels. 
 

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

Findings:  
 The project does not meet all applicable development requirements of 

Chapter 5 related to entrances and drives and the petitioner is seeking 
variances from the Board of Zoning Appeals. 
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 (iv) Satisfies the requirements of Chapter 20.07, Design Standards; and  

Findings: 

 No subdivision is involved, so this is not applicable. 

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

The UDO includes an intent for the CSO district and guidance for the Plan 
Commission in 20.03.010. The following items address those intent and guidance 
statements 

Findings: 
 There are no immediately adjacent structures listed the City of 

Bloomington Survey of Historic Structures. 
 The project draws upon traditional design by using traditional materials 

and incorporating pedestrian scale ground floor design and development, 
while allowing for an intense use above that is community-serving. 

 The project redevelops an existing site that currently contains a defunct 
parking garage in the process of being demolished, as well as a one-story 
office building. The new development allows for more parking to support 
surrounding uses, as well as public restroom space, bike parking, office, 
and commercial space at a height greater than those of surrounding 
Overlays. 
 

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

1.) The Petitioner shall work with the Senior Environmental Planner to bring the plan 
into compliance. 
 

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

 
2.) The Petitioner shall commit to achieving a Gold Parksmart Certification. 

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

 
3.) All headers, accent courses, and cornice details shall be crafted from local 

limestone. 
 
Staff Response: Based on conversations with the petitioner, all accents at 
pedestrian level will be limestone, though origin was not specified. Requiring local 
limestone use is not a part of current UDO standards, though it is encouraged. 
 
4.) The alley behind the parking garage shall be reconstructed using ‘green alley’ 
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techniques. 
 
Staff Response: The Department encourages green practices, and does desire 
pedestrian improvements in this area. It is not required per UDO standards at this 
time. 
 
5.) The petitioner shall research the feasibility of stormwater capture using bioswales 

in the landscaped strips adjacent to Walnut Street. 
 
Staff Response: The Department believes that the petitioner has interest in 
incorporating this green feature. If so, the Department asks the petitioner to 
coordinate with the Senior Environmental Planner on its incorporation related to 
street trees. 

 
 
CONCLUSION: This petition is unique in the DCO area, as large public parking garages 
are not a common request. The site currently contains a large garage that has been 
determined to be in need of replacement. The site also contains a one-story office 
building. The proposal includes more parking than is currently available on-site, as well 
as commercial space, City office space, public restrooms, and a large enclosed bicycle 
parking area. The portions of the UDO that the petition does not meet largely relate to 
architecture and how new downtown buildings are desired to reflect traditional design. 
This parking garage is designed as a parking garage, as opposed to a faux office 
building, while incorporating pedestrian-level interest through material and design of the 
first level and prominent corners of the building. The petition also seeks to incorporate 
green development practices through the Parksmart certification process. 
 
RECOMMENDATION: Based on the findings of fact found in the report above, the 
Department recommends approval of SP-23-19 with the following conditions: 
 

1. This approval is contingent upon acquisition of the property at 222 S. Walnut 
Street. If the property is not acquired, a new petition will need to be filed for 
review and approval. 

2. The approval is contingent upon approval of the variances by the Board of 
Zoning Appeals related to entrances and drives, as listed in this report. 

3. An additional pedestrian entrance will be included near the indoor bicycle storage 
area to allow users to access the area without having to utilize the vehicular 
entrance on 4th Street. 

4. Required bicycle parking for the commercial spaces will be added to the site plan 
before a grading permit is approved. 

5. The petitioner will submit a site plan that meets the minimum street tree 
requirement. If the petitioner desires to use a portion of the tree plot area for 
bioretention to serve the site, the Senior Environmental Planner must review 
such a plan and approve any reduction in street trees. 

6. The petitioner will amend the elevations of the northernmost module of the 
Walnut Street façade to treat or cover the exposed concrete elevations. 
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City of Bloomington 

Bloomington Environmental Commission 
 

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

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

MEMORANDUM 
 
Date:  July 8, 2019 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: SP-23-19:  City of Bloomington, Fourth Street Parking Garage  
  105 & 111 West 4th St., and 222 South Walnut St.   
____________________________________________________________________________________ 
 
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 is aware that this petition addresses 
variances and waivers, but they are not related to environmental quality.  The EC reviewed the petition 
and offers the following comments and requests for your consideration.   
 
   
1.)  LANDSCAPE 
Because this site falls within the Commercial Downtown Zoning District and the Downtown Core 
Overlay District, there are few landscaping requirements; nevertheless, the plan is currently not 
compliant with Unified Development Ordinance (UDO) requirements.  The EC recommends that the 
Petitioner work with the Senior Environmental Planner to bring the plan into compliance. 
 
2.)  ENVIRONMENT-PROTECTING BUILDING PRACTICES 
The EC recommends that the Petitioner arrange to achieve a Gold Parksmart Certification instead of 
only a silver one.  Gold Certification is easy to achieve based on our review of the Parksmart 
Certification criteria.  If the city is actually committed to making this structure sustainable, this 
certification provides a reasonable and effective way to act on that commitment.  While sustainable 
practices sometimes appear to be a bit more expensive in the short term, it is widely accepted that in the 
long term they save money and resources; evidenced by the City’s decision to establish an assistant 
director and commission for sustainability, and install solar energy and obtain a LEED certification for 
City Hall. 
 
This garage was controversial throughout the community, as it also was within the EC.  Constructing it 
as sustainably as possible is the least the city can do to address the concerns of folks on both sides of the 
automobiles vs alternative transportation debate. 
 
3.)  LOCAL MATERIALS 
The EC is disappointed that the design does not contain any of the local limestone that this region is 
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famous for.  Using concrete that is limestone colored is not an acceptable replacement.  We recommend 
that all proposed masonry headers, accent courses, and cornice details be crafted from local limestone 
instead of concrete. 
 
4.) GREEN ALLEY 
The EC recommends that the alley behind the parking garage be reconstructed using “green alley” 
techniques.  The alley will no doubt be destroyed during construction and will have to be rebuilt 
anyway, so that makes it a good candidate for a green infrastructure best practice, called a green alley.   
The City of Chicago made this practice commonplace and published the Green Alley Handbook 
https://www.chicago.gov/dam/city/depts/cdot/GreenAlleyHandbook.pdf  to help other municipalities.  
Although it is narrow, this alley could benefit from some of the practices outlined in the handbook.  
Some pedestrian-friendly amenities, such as lighting on the sides of the building, landscaping, and 
functioning pervious pavement could convert this eyesore space into an inviting multi modal way. 
 
5.) BIOSWALES 
The small strips of landscaping along Walnut Street possibly could be designed to capture stormwater 
runoff.  Even though it may only account for a small amount of the local stormwater, every little bit of 
green infrastructure helps the whole.  The EC recommends that the Petitioner research the feasibility of 
stormwater capture using bioswales in the landscaped strips adjacent to Walnut Street. 
 
 

RECOMMENDED CONDITIONS OF APPROVAL 
 
1.) The Petitioner shall work with the Senior Environmental Planner to bring the plan into compliance. 
 
2.) The Petitioner shall commit to achieving a Gold Parksmart Certification. 
 
3.) All headers, accent courses, and cornice details shall be crafted from local limestone. 
 
4.) The alley behind the parking garage shall be reconstructed using “green alley” techniques. 
 
5.) The petitioner shall research the feasibility of stormwater capture using bioswales in the landscaped 
strips adjacent to Walnut Street. 
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Transmittal Letter

TO:            Jacqueline Scanlan, Development Service Manager
City of Bloomington Planning and Transportation Department
401 N. Morton Street, Suite 130
Bloomington, Indiana 47404
812-349-3423

FROM: William S. Riggert, PE

SUBJ: 4th Street Parking Garage

DATE: October 21, 2019

Jackie,

Attached, for your review and comment, please find updated plans and elevations for the November 4, 
2019, Plan Commission Hearing.

Please let us know if you have any questions or concerns and if there is time to make additional
adjustment, if need be, prior to issuing the Plan Commission Packet to the Plan Commissioner’s.

Thanks,

Bill

ec: Josh Scism, CORE
Joe Raper, CSO
Steve Aldrich, CSO
Eileen Davis, CSO
Alyssa Prazeau, CONTEXT
Dan Neubecker, BRCJ

xc: File – Project No. 10089

BRCJ 10089 4th Street Parking Garage – cob-js-001.trans_2019-10-21
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Tuesday 2 July 2017 
 
City of Bloomington 
Plan Commission 
401 N Morton St.  
Suite 130 
Bloomington IN 47404 
 
Dear Commission Members, 
 

Indiana Limestone, known to geologists as Salem Limestone, is the nation’s premier building 
stone, gracing between 50 and 75% of all limestone-clad buildings in the nation. Many of the nation’s, 
Indiana’s, and your city’s most iconic buildings are constructed of Indiana Limestone. Moreover, the City 
of Bloomington flows into the spectacular campus of Indiana University with almost all buildings south 
of the railroad line built with Indiana Limestone. 
 

Yet, in the construction of the new fourth street parking garage, renderings do not show the use 
of Indiana Limestone. What is shown is the use of masonry and precast concrete that is called 
“limestone colored.” Mr. Adam Wason informed me that at least banding with limestone is planned for 
the first floor. 
 

I am surprised by the lack or limited use of Indiana Limestone in this structure and others that 
recently have been constructed in Bloomington. What is more surprising is the City of Bloomington is 
sitting in “Limestone Country;” and with Monroe and Lawrence Counties, the City celebrates our 
limestone heritage each June. Has this been forgotten? Have we forgotten about the warm beauty, 
sense of place, and permanence that our world-class stone provides? Do we forget to promote our own 
local economy? Can we actually ask the nation to use Indiana Limestone when we do not? 
 

I encourage you to ask for a new rendering that uses real limestone from our local community. It 
may be only a parking garage, but all that daily use and pass this structure on foot or in a vehicle will just 
by looking at it know that they are at home in Bloomington, Indiana. 
 
With deepest regards, 

  
 
Todd A. Thompson 
4295 North Kinser Pike 
Bloomington, IN 47404 
(812) 332-0203 
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BLOOMINGTON PLAN COMMISSION        CASE #: SP/UV-32-19 
STAFF REPORT                    DATE: November 4, 2019 
Location: 1901 W. 3rd Street / 307 S. Cory Lane 
 
PETITIONER: Rimrock Companies 
   1000 Riverside Avenue, Suite 250 Jacksonville FL   
 
CONSULTANTS: Bynum Fanyo Associates 
   528 N. Walnut Street Bloomington 
 
REQUEST: The petitioner is requesting site plan approval for a mini-warehouse facility and a use 
variance recommendation to the Board of Zoning Appeals for larger units than allowed in the 
‘mini-warehouse facility’ use in the Commercial Arterial zoning district. 
 
BACKGROUND: 
Area:     2.93 acres  
Current Zoning:   CA – Commercial Arterial 
Comprehensive Plan 
Designation:  Urban Corridor 
Existing Land Use:  Vacant/Wooded 
Proposed Land Use:  Mini-Warehouse Facility 
Surrounding Uses: North – Vacant / Culver’s Restaurant 

West  – Dwelling, Single-Family (partially outside City limits) 
East  – Commercial 
South – Vacant / Dwelling, Single-Family (Sunset Hill, outside City 

limits) 
 
CHANGES SINCE LAST HEARING: The petition was heard at the September 9, 2019 Plan 
Commission hearing. The members present could not come to agreement on the Site Plan portion 
of the petition, so it was continued to the November hearing. The Plan Commission voted to 
recommend approval to the Board of Zoning Appeals for the use variance portion of the petition. 
At issue during the first hearing was the desirability of the use at the location in its current design, 
and the effect of such a development on the other properties in the area. Since the last hearing, the 
petitioner has provided hydrology information for Plan Commission review; amended the 
architectural materials used; and added a portion of sidewalk behind one of the buildings facing 
3rd Street. No new petitioner statement was submitted. 
 
REPORT: The property is located at 1901 W. 3rd Street and is zoned Commercial Arterial (CA). 
Surrounding land uses include vacant land and Culver’s Restaurant to the north across 3rd Street, 
single family residences to the west and south, and commercial to the east. The property is vacant 
except for a billboard at the northeast corner. There are some trees on the site, but no wooded areas 
that would require preservation. The site is part of a larger roughly 5.4 acre holding that includes 
a parcel to the south and a parcel to the west that are both outside of the City corporation boundary. 
The property largely drains to the east, falling roughly 20 feet from the northwest to the east, and 
ultimately draining to a sinkhole located to the southeast of the larger property holding. The outer 
edge of a second large karst feature is located in the southwest portion of the petition parcel. 
 
The petitioner proposes to develop this site with three mini-warehouse facility buildings containing 
41,600 square feet of storage space, as well as a 6,000 square foot office building on the petition 
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site. Six parking spaces are included near the office building. One 32,325 square foot mini-
warehouse facility building is also planned for the County parcel to the south. 
 
The Unified Development Ordinance allows 200 square feet per unit in a mini-warehouse facility. 
The petitioner is requesting a use variance to allow some 300 square foot units. The petitioner must 
receive a use variance from the Board of Zoning Appeals to allow for the larger units. 
 
Plan Commission Site Plan Review:  One aspect of this project requires that the petition be 
reviewed by the Plan Commission, per BMC 20.09.120(e)(1)(A).  This aspect is as follows: 
 
The Plan Commission shall review the following Site Plans: 

 Any nonresidential development of 25,000 square feet gross floor area or 
more; 

 
SITE PLAN ISSUES:  
Uses: The petitioner is proposing that the entirety of the site be used as a mini-warehouse facility. 
The UDO defines that use as: “a structure or group of structures containing individual storage units 
of two hundred (200) square feet or less with access to each unit only for the storage and 
warehousing of personal property. Mini-warehouses do not include activities of any kind including 
wholesaling, retailing, servicing or repair of household or commercial goods in conjunction with 
storage.” The use does not allow any outside storage. 
 
The requested use is allowed in the CA zoning district, but is not a desirable use on a major 
thoroughfare that has seen pedestrian improvements in recent years. Additionally, the location of 
the use immediately adjacent to existing residential provides little of the benefit to residential that 
a more active commercial site would offer. 
 
Parking and Access: Access is proposed from both an existing drive cut on 3rd Street and through 
a new commercial driveway cut on a parcel with frontage on Cory Lane. The site plan includes six 
(6) parking spaces immediately adjacent to the office/extra storage building on the petition site. 
Drive aisles provide access to all of the storage units on site. Gates are included at both entrances 
to restrict access. 31 parking spaces are planned near and around the building on the southern 
County parcel. 
  
Sidewalks are planned to connect 3rd Street to the two buildings closest to the right-of-way and the 
City parcel parking area. The petitioner has included one internal sidewalk to connect to the rear 
of one of the 3rd Street-facing buildings. A condition of approval is included to connect all facilities 
with sidewalks, as required by the Unified Development Ordinance (UDO). 
 
There is a Bloomington Transit bus stop on the south side of 3rd Street in front of the property 
immediately west of the petition site, as well as a stop in that same general location on the north 
side of 3rd Street. 
 
Bicycle Parking: A total of 4 Class II bicycle parking spaces are required for the development. A 
bike parking location is shown on the plan with no total spaces included. A condition of approval 
requiring the required number of spaces on the site plan has been included. 
 
Architecture/Materials: Architectural standards apply at this site because of its proximity to 3rd 
Street. The CA zoning district requires the use of particular materials for the ‘primary exterior 
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building materials’. Primary Exterior Finish Material is defined as: ‘An exterior finish that covers 
more than twenty percent (20%) of a building façade. Windows, doors, building trim, cornices, 
and similar architectural features shall not count toward calculation of the square footage of the 
building façade.’ This applies to any façade visible from a primary arterial, which 3rd Street is. 
Based on the site plan, the north, west, and east sides of the two northernmost buildings will need 
to meet the primary materials requirement. Changes were made so that the materials meet UDO 
requirements since the last hearing. 
 
Utilities: Water and sewer service is shown on the site plan connecting to existing main lines north 
of the property. Utility plans have been submitted and are under review by City Utilities. Final 
acceptance and approval from City Utilities is needed before the issuance of a grading permit. 
 
Landscaping: A landscape plan was submitted and verification of that plan will be required before 
a grading permit can be issued. The petitioner has proposed no variances from the UDO required 
landscaping.  
 
Impervious Surface Coverage: The CA zoning district maximum impervious surface coverage 
is 60% of the site. The proposal covers 61%, so the petitioners are proposing to use permeable 
pavers in the parking lot area in order to meet that requirement. 
 
Neighbor Concerns: The Department has received contact from some of the neighbors in the area 
who are not favorable to the request. Letters are included in the packet. 
 
ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington 
Environmental Commission (EC) made 2 recommendations concerning this development, which 
are listed below: 
 

1.) The Petitioner shall revise the Landscape Plan to meet, at the very least, the minimum 
standards of the UDO. 
 
STAFF RESPONSE: This is required before grading permit issuance. 

 
2.) The petitioner shall apply green building and site design practices, which provide the 

public benefit of fighting climate change. Not considering climate change in construction 
is contrary to the public interest. The Use Variance request should be denied without the 
public benefit. 
 
STAFF RESPONSE: While such green building practices are not a requirement of the 
UDO, the Department encourages the petitioner to incorporate them. 

 
CRITERIA AND FINDINGS FOR SITE PLANS 
20.09.120 (e)(9) The staff or plan commission, whichever is reviewing the site plan, shall make 
written findings concerning each decision to approve or disapprove a site plan. 

(A) Findings of Fact. A site plan shall be approved by the plan commission only upon making 
written findings that the site plan:  

(i) Is consistent with the growth policies plan (now Comprehensive Plan); 
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Proposed Findings:  
 The site is located in the ‘Urban Corridor’ area on the Land Use Map. 
 The Urban Corridor district is designed to transform strip retail and commercial 

corridors along major roadways into a more urban mixed-use district that will serve 
as an appropriate transition area from higher, more intensive uses to other districts, 
Focus Areas, and regional activity centers. (CP, 90) 

 Site design must reimagine the built context into a mixed-use district. Emphasis 
must be placed on urban design and the creation of a distinctive design style in each 
area. Site design features to consider include building to street frontages, structures 
that are multistory and pedestrian-scaled, and indoor and outdoor public gathering 
spaces. (CP, 90) 

 To transform the existing automobile-centric context into a mixed-use district, it is 
essential to provide safe and convenient access for pedestrians. (CP, 90) 

 The proposed petition does not support the mixed use, pedestrian-centric goals of 
the Urban Corridor and perpetuates single-use, auto-centric uses on one of the 
City’s major corridors. 
 

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

Proposed Findings:  
 The project meets use and basic design requirements for the Commercial Arterial 

(CA) zoning district. 
 The petitioner is requesting a use variance from the Board of Zoning Appeals to 

allow larger units in the ‘mini-warehouse facility’ use. 
 

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

Proposed Findings:  
 The project will meet the Landscaping Standards of Chapter 20.05. 
 The petitioner is requesting a development standards variance from the Board of 

Zoning Appeals to allow additional freestanding signage. 
 The site will meet all other requirements of Chapter 20.05. 

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

Proposed Findings: 

 No subdivision is involved, so this is not applicable. 

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

 All other provisions of the UDO are met with this project. 
 
CONCLUSION: This petition meets or will meet all CA zoning district Development Standards 
once landscaping changes are made. The project utilizes almost 3 acres in the City and over 5 acres 
total for a use that does not contribute to the mixed-use, pedestrian goals of the Comprehensive 
Plan. While the petition request does not support the goals of the Urban Corridor designation in 
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the Comprehensive Plan, neither through use nor design, the use is an approved use in the CA 
zoning district. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission approve the site plan based on the written findings and with the following conditions: 

 
1. The petitioner will show at least 4 Class II bicycle parking spaces on the site plan before a 

grading permit is approved. 
2. The petitioner will make required landscape plan changes to meet UDO landscape 

requirements before the issuance of a grading permit. 
3. The petitioner will add required internal sidewalks to the plan before a grading permit is 

approved. 
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City of Bloomington 

Environmental Commission 
 

2                                                             Phone: (812)3493423 
www.bloomington.in.gov 

e-mail: environment@bloomington.in.gov 

MEMORANDUM 
 
 
Date:  October 7, 2019 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: SP/UV-32-19,  Rimrock 3rd St. Storage Facilities 
  1901 West 3rd Street 
 
 
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 request is for a Site 
Plan approval and a positive recommendation from the Plan Commission to the Board of Zoning 
Appeals (BZA) for a Use Variance. 
 
1.) LANDSCAPE PLAN  
The Landscape Plan needs revision before it meets the Unified Development Ordinance (UDO) 
regulations, and can be approved.  The Petitioner must have an approved Landscape Plan in place 
prior to the issuance of the required Grading Permit.  The EC recommends the site be designed with 
diverse plantings that benefit local pollinating insects and birds, reduce the heat island effect, sequester 
carbon dioxide, and slow and cleanse rainwater.  Using native plants provides food and habitat for 
birds, butterflies, and other beneficial insects while 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 Petitioner is requesting a Use Variance to allow units that are larger than permitted in the UDO.   
Part of the intent of a Use Variance is to provide a means to approve petitions “…that will not be 
contrary to the public interest, where, owing to special conditions, literal enforcement of the Unified  
Development Ordinance will result in unnecessary hardship…” 
 
The EC believes that without features that promote climate-change protections, this request is, in fact, 
contrary to the public interest.  Additionally, there is nothing specific to this site that would impede 
building per UDO standards.     
 
The Petitioner has not committed to any green building features that create high-performance, low-
carbon structures.  The EC understands that these buildings are uncomplicated office and storage 

100



  

spaces, but believes that simplicity allows for a few, but very efficient green building practices.  The 
EC recommends incorporating all of the green building practices available, including some specific 
ones listed below.  The EC believes that without the public benefit of construction that is 
conscientious to climate change, the Use Variance should be denied.  
 
a. Reduce the Heat Island Effect   The roof material should have a minimum initial Solar Reflective 
Index (SRI) of 0.65, and an aged index of 0.55.  SRI is a value that incorporates both solar reflectance 
and emittance in a single value to represent a material's temperature in the sun.  SRI quantifies how 
hot a surface would get relative to standard black and standard white surfaces.  It is calculated using 
equations based on previously measured values of solar reflectance and emittance as laid out in the 
American Society for Testing and Materials Standard E 1980.  It is expressed as a fraction (0.0 to 1.0) 
or percentage (0% to 100%).   This can be achieved by choosing a membrane that is not only white, 
but also embedded with reflective material.   
 
b. Solar Energy Generation   Install solar photovoltaic cells to reduce the use of greenhouse-gas 
emitting pollutants, which harm the environment and contribute to common health problems such as 
asthma.  Using solar energy helps protect the user against volatile utility rates, adds value to the 
property, and supports the local economy.  This building is ideal for photovoltaic (PV) solar panels 
because it has a flat roof.  Solar power is now competitive with coal, especially considering the full-
cost accounting price. 
 
c. Building Envelope   The EC recommends that the building envelope be constructed with higher 
insulation values than the minimums in the building code.  The HVAC system also should exceed 
standards for this type of business. 
 
d. Recycling   The EC recommends that space be allocated for recyclable-materials collection, which 
will reduce the facility’s carbon footprint and promote healthy indoor and outdoor environments.  
Recycling has been an important tradition in Bloomington for decades, and has many benefits in 
energy and resource conservation while contributing to Bloomington’s environmental quality and 
sustainability, and is a community expectation for new structures.  Recycling is especially relevant at a 
storage facility, where users often sort items and discard some. 
 
 

 
 
1.)  The Petitioner shall revise the Landscape Plan to meet, at the very least, the minimum standards of 
the UDO. 
 
2.)  The Petitioner shall apply green building and site design practices, which provide the public 
benefit of fighting climate change. Not considering climate change in construction is contrary to the 
public interest.  The Use Variance request should be denied without this public benefit. 
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To Bloomington Plan Commission/Board of Zoning Appeals members:

1808 W PIPER LN
BLOOMINGTON, IN 47403

September 6, 2019

•FLOODING—As it is, our
neighborhood frequently floods—
even with small amounts of rain.
For your convenience, I have
included photos of just a couple of
areas near the would-be
development with standing water
due to rainfall. Additionally, many

I am a homeowner living near the properties located at 1901 W 3rd St. and 307 S. Cory Ln. on which
Rimrock Companies seeks to build a “mini-warehouse facility.” I and several of my neighbors have significant
concerns about the proposed development and respectfully request that this use variance be denied for four
specific reasons outlined within this letter.
 
First, for context, Indiana statute IC 36-7-4-918.4 lists five criteria which must be met, in order for a use
variance to be approved.
 
IC 36-7-4-918.4        Board of zoning appeals; variance of use
     Sec. 918.4. ADVISORY METRO. A board of zoning appeals shall approve or deny variances of use from the terms
of the zoning ordinance. The board may impose reasonable conditions as a part of its approval. A variance may be
approved under this section only upon a determination in writing that:
 
(1) the approval will not be injurious to the public health, safety, morals, and general welfare of the community;
(2) the use and value of the area adjacent to the property included in the variance will not be affected in a substantially
adverse manner;
(3) the need for the variance arises from some condition peculiar to the property involved;
(4) the strict application of the terms of the zoning ordinance will constitute an unnecessary hardship if applied to the
property for which the variance is sought; and
(5) the approval does not interfere substantially with the comprehensive plan adopted under the 500 series of this
chapter.
As added by P.L.357-1983, SEC.13.
 
I believe approval of the use variance for the proposed plan by Rimrock Companies 1) would be injurious to
public health, our safety, and the general welfare of the community and 2) would substantially, adversely
affect both the use and value of our properties. Here's how:
 
 

of us have septic systems. Regular,
excessive flooding can damage 
 
 
these and can also contribute to the release of
untreated wastewater into the environment.

By removing the mature trees and paving over
such a large amount of nearby greenspace, our
drainage issues will only worsen, potentially 
flooding our homes. In addition to the proposed development, we're all contending with an increase in
extreme weather events, thanks to climate change.
 
Dr. Rich Phillips from IU's Department of Biology has worked with the Purdue Climate Change Research
Center (PCCRC) and was recently quoted in “Under the Weather: How Climate Change Is Messing with
Monroe County” from the April/May 2019 issue of Bloom Magazine: “Essentially, where we might only have
gotten one of these [heavy rainfall] events every five or 10 years in the past, we’ll get two or three of those a
year.”

(Continued on other side.)
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•LIGHT POLLUTION—Those of us with properties closest to the would-be development are also concerned
about bright lighting. Often, such facilities feature 12-or even 24-hour floodlighting. This would be generally
disruptive—especially to our sleep. It could also decrease the resale value of our homes.
 
•INCREASED TRAFFIC AND CRIME—A nearby storage facility would also bring traffic at all hours and
would be an attractive target for criminal activity. According to a 2013 ABC News feature, “Crime rates at
self-storage units are on the rise. According to former FBI agent and ABC news consultant Brad Garrett, 'The
locking systems are extremely poor, and the ability for people to go into them twenty-four hours a day make
them ripe for people to steal items.' Further, Agent Garrett says, much of the crime does not get reported, so
crime rates are likely even higher than we 
know and cannot truly be quantified.”

•ENVIRONMENTALLY SENSITIVE

TERRAIN—Please see the city map

overlaid with karst features and natural

springs at right. (The karst map itself

comes from the November 2003 City

of Bloomington Environmental Resource

Inventory.)

 

Our neighborhood (circled in red)

happens to sit on an unusually large,

environmentally sensitive karst area.

 

Not only is this area environmentally
sensitive, but it is also among some of the
near-west side's last relatively pristine
land. It naturally helps to slow and filter
stormwater for my neighborhood, and its
mature trees serve as a carbon sink in our
changing climate. 

 
With all of this in mind, rather than grant this variance, perhaps you at the City—along with your County
counterparts—should jointly acquire these parcels and re-designate them as “No Disturbance” areas instead.
 
 
Thank you for your consideration,
 
 
 
Susan M. Brackney
    

1808 W. Piper Ln.
Bloomington, IN 47403
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BLOOMINGTON PLAN COMMISSION    CASE #: PUD-34-19 
STAFF REPORT       DATE: November 4, 2019 
Location: 105 S. Pete Ellis Drive 
 
PETITIONER: Curry Urban Properties 
   3579 E. Saddlebrook Lane Bloomington   
 
REQUEST: The petitioner is requesting a rezone from Commercial Limited (CL) to Planned Unit 
Development (PUD) and approval of a Preliminary Plan and District Ordinance. Also requested is 
a waiver from the required 5 acre minimum for a Planned Unit Development. 
 
BACKGROUND: 
Area:     3.2 acres  
Current Zoning:   Commercial Limited 
GPP Designation:  Regional Activity Center / edge of Focus Area 
Existing Land Use: Undeveloped 
Proposed Land Use:  Dwelling, Multi-Family / Commercial / Business/Professional 

Office 
Surrounding Uses: North – Dwelling, Multi-Family   

West  – Vacant / Place of Worship 
East  – Commercial 
South – Dwelling, Multi-Family 

 
CHANGES SINCE THE LAST HEARING: The Plan Commission heard the petition at its 
September 9, 2019 hearing and forwarded it to the second hearing. Few substantive questions were 
asked, and the petitioner has submitted no changes since that time. 
 
REPORT: The property is located at the northwest corner of E. Longview Avenue and S. Pete 
Ellis Drive and is zoned Commercial Limited (CL). The 3.2 acre property is currently 
undeveloped. Surrounding zoning includes Residential High Density Multifamily (RH) to the 
north, Residential High Density Multifamily (RH) and Commercial Limited (CL) to the south, and 
Commercial Limited (CL) to the east and west. The surrounding properties have been developed 
with a mix of high density multi-family residences and commercial tenant spaces with the St. Mark 
United Methodist Church just to the west of the site. This property has frontage on 3 public streets- 
E. 7th Street to the west, E. Longview Drive to the south, and S. Pete Ellis Drive to the east. There 
are no environmental constraints on this property.  
 
The petitioner proposes to create a Planned Unit Development in order to construct a 4-story, 
mixed-use building. The proposal includes an expected 19,000 square feet of commercial space, 
apartments on the upper floor and a portion of the ground floor, and a parking garage. The 
commercial use is expected to be medical office related to the new hospital campus. The 
multifamily portion of the proposal includes a mix of studio units, one-bedroom units, and two-
bedroom units for a total of 264 units. Roughly 30% of the units are expected to be two-bedroom 
units, resulting in 344 total bedrooms. The overall density is proposed at a maximum of 30 
units/acre, with 29 units/acre in the current design. The building will also contain a structured 
parking garage accessed from Longview Drive with 306 parking spaces, with 102 spaces per floor. 
The structured parking will be for the office portion of the building, as well as for the residential 
tenants. The petitioner also proposes improving up to 15 spaces of on-street parking on Pete Ellis 
Drive. 
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PREVIOUS PETITION: This is similar to a petition that was submitted for this site last year 
with some changes to address concerns about excessive bulk and lack of green design, as well as 
the addition of workforce housing on site. The southwest corner, which was the tallest location on 
site, was amended to remove a unit from that corner, so that it would be setback and visually read 
as a more appropriate size. Additionally, a module immediately east of that change along 
Longview was pushed back to create more outside green space. The petitioner is also proposing to 
build to FITWEL standards, which are described in the petitioner’s statement, but amount to 
positively effecting the health of the tenants on the property through design and programming. The 
petitioner has also come to an agreement with the Housing and Neighborhood Development 
Department to set aside 15% of the bedrooms on the site for workforce housing, which is much 
more in-line with other petitions than the previous proposal. 
 
Some Plan Commissioners had concerns about the bulk and the public benefit of the project. The 
Department recommended denial, and the petition was forwarded to Council with a negative 
recommendation and was not heard by Council. 
 
COMPREHENSIVE PLAN: This property is designated as Regional Activity Center in the 
southeast corner of the Regional Academic Health Center Focus Area. 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. 
 Changing the context of the district towards mixed use is a significant change. 
 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 Comprehensive Plan notes the following about the Regional Academic Health Center Focus 
Area: 

 The relocation of the hospital onto the Indiana University campus will allow for the 
hospital to grow and meet the needs of the region. However, there are many ancillary 
support services, businesses, and medical offices that also may relocate near the hospital. 

 
The development of this three acre parcel will add mixed use with office and multifamily 
residential to a portion of the Regional Activity Center that is not on the main commercial 
thoroughfare. With the inclusion of workforce housing, housing to support the employees of the 
Regional Academic Center is considered and included. The project will include mixed uses with a 
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building forward design and improvements to the adjacent pedestrian facilities. The proposed 
Preliminary Plan is consistent with most of the intent and development guidance of the 
Comprehensive Plan for this area. The size and massing of the building are larger than the 
Comprehensive Plan guidance suggests, but the largest corner of the site (the southwest corner) 
has been setback in order to mitigate some of the size. Additionally, the building has been planned 
15 feet from the northern property line, which is in excess of what would be required for the CL 
zoning district to mitigate effects on the neighboring high-density residential property. 
 
PRELIMINARY PLAN: 
 
Uses/Development Standards: The petitioner is proposing to utilize the Commercial Limited 
(CL) zoning district for the permitted uses and development standards for this project. The 
deviations from the CL district include requesting to allow first-floor residential uses and the 
removal of the maximum square footage limitation that exists in CL for a single tenant, which is 
currently limited to 5,000 square feet per tenant. Other deviations requested from the CL district 
include an increase in allowable density, building height, and impervious surface coverage. The 
project will meet all other development standards for the CL district. Architecture standards are 
addressed separately in this report. 
 
Residential Density: The maximum residential density allowed in the CL 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 a maximum of 30 units per acre for the PUD, with 20 units per acre for the 
current design. The proposed density is double that of the currently allowed density. The petitioner 
is proposing 264 units with 344 bedrooms. The Comprehensive Plan calls for medium- to high-
density multifamily residential in the Regional Activity Center designation. 
 
Height and Bulk: The petitioners are proposing one, four-story building to be articulated to appear 
as multiple buildings through the use of varying architectural materials, building recesses, and 
setbacks along the facades. Because of the grade change on the lot, the southwest corner has been 
pushed back, so that the corner will still appear as 4-stories, though the basement level will be 
visible. Additionally, the module immediately east of the southwest corner has been recessed to 
break up the visual weight of that corner and provide more green space adjacent to the public right-
of-way. Modulation is also used on all facades to reduce the effect of one large building. 
 
The CL zoning district has a maximum height of 40 feet. The petitioner has submitted heights 
based on proposed finished grade for the building. The highest point is in the center of the south-
facing façade, at 57 feet tall. The petitioner mitigated height concerns along the northern property 
line by setting the building 15 feet from that line. A review by the Department has found that the 
proposed massing is adequately mitigated by the proposed modulations and articulations. 
 
Parking, Streetscape, and Access: The property has frontage on 7th Street, Longview Avenue, 
and Pete Ellis Drive. A possible total of 306 structured parking spaces are proposed in a garage 
that would be located in the middle portion of the building. If an estimated 19,000 square feet of 
commercial space is installed and 1 parking space per 250 square feet of commercial space is 
allocated for the commercial component, 76 of the parking spaces would be used for the office 
uses. The result is approximately 230 onsite parking spaces for the possible 360 bedrooms. This is 
a total number of parking spaces equal to 0.64 spaces per bedroom. 
 
The petitioner is also proposing up to 15 parking spaces in the right-of-way on Pete Ellis Drive. 
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There is one vehicular access proposed into the building from Longview Avenue.  
 
There is currently a 5’ wide concrete sidewalk along Pete Ellis Drive and 8’ wide, multi-use paths 
along 7th Street and Longview Drive.  The petitioner plans to widen the Pete Ellis Drive sidewalk 
to a minimum of 6’ wide, as well as widen the 7th Street and Longview Drive 8’ multi-use paths 
to 12’ wide, concrete multi-use paths. A minimum 5’ wide tree plot will also be installed along the 
7th Street and Longview Street frontages. Along Pete Ellis Dr. the petitioner has proposed to use 
planter beds and rain gardens, along with varying shrub mixtures instead of a typical tree plot. 
These will be maintained by the Petitioner. The Department is working with the petitioner on the 
best design for the Pete Ellis Drive frontage. 
 
Bicycle Parking and Alternative Transportation: The development has 360 proposed bedrooms 
and 19,000 square feet of commercial/office space. The UDO requires one bicycle parking space 
for every 6 bedrooms and one bicycle space for each 15 parking spaces for the commercial use. 
Since the project is larger than 20,000 square feet, all bicycle parking spaces must be covered. 
They will meet current UDO bicycle parking requirements by providing both bicycle parking 
spaces along the exterior of the building as well as internal bike storage areas. Bloomington 
Transit’s eastside local 8 bus, as well as an intermittent 3 line bus both pass the property on the 
eastern side. 
 
Architecture/Materials: Due to the unique design of the building and different elements that are 
being included, it is difficult to hold the building to the design standards of one specific district. 
Instead, the proposed renderings and elevations show the amount of modulation, building design 
elements, and articulation desired to mitigate the effects of such a large building. Substantial 
modulation has been shown around the building and includes recessing portions of the upper floor 
in places, and all four-floors in the southwest corner. Materials to be used include brick and block 
masonry, metal/steel, storefront glass, stone, and fiber-cement siding. 
 
Environmental Considerations: The petition site is a grassed open space and will be almost 
entirely developed. The petitioner proposes a 66% impervious surface coverage maximum. The 
CL zoning district has a 50% maximum coverage requirement. The petitioner proposes to include 
additional plantings; vertical plantings in the garage screening; and to use a series of downspouts 
and cisterns to capture some of the building stormwater runoff and utilize it to water landscaping 
and planters, as well as for some of the proposed community garden space. These measures are 
meant to offset some of the concerns raised related to stormwater runoff created by impervious 
surfaces. 
 
The development is proposing to be built as a FITWEL building, the first in Bloomington. 
FITWEL is a building certification program that focuses on positive impacts to residents through 
design and programming at the site. 
 
Housing Diversity: The petitioner has worked with the Housing and Neighborhood Development 
Department to formulate a plan to address workforce housing on-site. A letter describing the details 
is included. 
 
ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington 
Environmental Commission (EC) made 2 recommendations concerning this development, which 
are listed below: 
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1.) The Petitioner shall revise the Landscape Plan to comply with UDO regulations. 
 
STAFF RESPONSE: This will be required at the PUD Final Plan stage. 

 
2.) The petitioner shall describe the LEED-compliant practices planned, as well as provide 

plans for the green or live wall elements being planned along with a maintenance plan for 
their future viability. 
 
STAFF RESPONSE: If the Plan Commission approves this project, then the 
Department would recommend this be incorporated into the review of the PUD final 
plan. 

 
20.04.080(h) Planned Unit Development Considerations 
 
The UDO outlines that 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 
prioritization of the items on the list.  Each item shall be considered individually as it applies to 

 
 

(1) The extent to which the proposed Preliminary Plan meets the requirements, standards, and 
stated purpose of Chapter 20.04: Planned Unit Development Districts. 

 
Section 20.04.010 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 or more of the following advantages:  
(a) Implement the guiding principles and land use 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;  
(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; and  

(g) Provide a public benefit that would not occur without deviation from the standards of 
the Unified Development Ordinance.  
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PROPOSED FINDINGS: The petition does provide some of the items listed above, 
including implementation of guiding principles in the Comprehensive Plan related to 
development and supportive commercial space in the area near the Regional Health 
Campus. Additionally, providing workforce housing options in close proximity to the 
Campus. 

(2) The extent to which the p
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. 

 
PROPOSED FINDINGS: The proposed deviations from the UDO that are outlined in 
the PUD District Ordinance are necessary to further the purpose of the PUD which is 
to provide an innovative building that is appropriately designed for this area. The 
Petitioner has attempted to address deviations related to increased building height 
through modulation and recessing sections of the building. These architectural 
elements also help break up the massing of the building as a result of the increased 
density and building size. It is completely at the Plan Commission and City Council’s 
discretion to determine whether or not the proposed deviations from the UDO standards 
are warranted. The height of the building is out of character with those that exist in the 
area today. 50 feet in height is allowed in the surrounding RH and CA zoning districts 
however, there are no nearby areas with a height greater than three stories. With a 
proposed height maximum of 57’, the proposed building may appear out of character 
with the surrounding buildings. However, modulation and setback have been included 
to mitigate the negative impacts. 
 

(3) The extent to which the Planned Unit Development meets the purp
Development Ordinance, the Comprehensive Plan, and any other adopted planning 

 
 

PROPOSED FINDINGS: The petition does further some of the goals of the UDO and 
the Comprehensive Plan, including contributing to a need for housing across multiple 
areas of the economic spectrum, from workforce housing to small-unit market rate. 
 

(4) The physical design of the Planned Unit Development and the extent to which it: 
a. Makes adequate provision for public services; 
b.  
c. Provides for and protects designated common open space; and 
d. Furthers the amenities of light and air, recreation and visual enjoyment. 
 
PROPOSED FINDINGS: The PUD provides adequate public services by improving 
the adjacent multi-use paths along 7th Street and Longview Drive and new on-street 
parking along Pete Ellis Drive. Vehicular traffic into the building will only occur at one 
access point along Longview Drive. Although the petitioner is proposing a reduced 
level of impervious surface coverage, this reduction is based on a dense, infill site 
design that would be typical of a Downtown design rather than a suburban location and 
is based on a desired overall development plan. However, while there is outdoor space 
that is specifically included for residents, the site has been designed to include outdoor 
space immediately adjacent to the right-of-way along the west and south facades, for 
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use by the public. The increased setback to the north property line provides an increase 
in separation for light and air between this and the adjacent property.  

 
(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. 

 
PROPOSED FINDINGS: This site is surrounded by high density multifamily 
residences and commercial uses. While the density proposed on this site is higher than 
surrounding properties, this type of dense infill development is encouraged when 
surrounded by appropriate infrastructure and goods and services. The site is adjacent 
to 3 public roads and is therefore well serviced. In addition, it is located in close 
proximity to several grocery stores and shopping areas, as well as is on a Bloomington 
Transit bus route. 
 

(6) The desirability of the proposed Preliminary Plan to the City’s physical development, tax 
base and economic well-being. 
 

PROPOSED FINDINGS: The provision of 264 units and 19,000 square feet of 
potential medical office space will increase the tax base to the City and provide office 
space adjacent to the new Hospital location. Additionally, a diverse housing mixture 
with this petition furthers the goals of economic well-being in related to the provision 
of a mixture of housing types for the community. 
 

(7) 
existing or programmed public facilities and services. 

 
PROPOSED FINDINGS: This site will be accessed from 3 different vehicular access 
points which will help distribute the vehicular traffic to this site. Pete Ellis Drive is 
classified as a Primary Collector and Longview Drive is classified as a proposed 
Primary Collector, these designations are indicative of highly used roads and therefore 
appropriate locations for increased density. The Department and the petitioner have 
committed to re-studying this area to insure that traffic is properly controlled through 
this corridor and the petitioner will submit a traffic study with the final plan if approved. 
 

(8) 
resources. 
 

PROPOSED FINDINGS: There are no known significant ecological, natural, 
historical or architectural resources on this site. 
 

(9) The proposal will not be injurious to the public health, safety, and general welfare. 
 
PROPOSED FINDINGS: The PUD is adequately buffered from adjacent residential 
properties and the petitioner has placed the development as far south as possible to 
reduce impacts to the adjacent residences to the north.   
 

(10) 
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PUD site. 
 

PROPOSED FINDINGS: The establishment of a PUD for this property allows a 
unique development that would not otherwise be accomplished within an existing 
zoning district and under the UDO guidelines. Creation of this PUD allows the 
necessary deviations from the UDO requirements to allow the construction of a unique 
building, and supports the goals of the Comprehensive plan related to increased 
development in this area, increased housing in general and in this area, and increased 
workforce housing. 

 
CONCLUSION: The proposed PUD does offer a unique architectural design and a range of 
benefits and features for the tenants, while also providing supportive commercial space and 
workforce housing in an area that will soon contain a large workforce generator, the new hospital. 
The project includes multiple characteristics that support the goals of the Comprehensive Plan. 
While the density is close to double that of the densest zoning district in the current UDO, the 
Comprehensive Plan supports increased density in areas that have existing infrastructure to support 
it. Additionally, the large size of the building is an issue, but the petitioner has attempted to mitigate 
those concerns by utilizing modulation on all sides, as well as setting the top floor of the building 
back at its tallest location. The Comprehensive Plan clearly encourages incorporating diverse 
housing types within the City and this PUD contributes to this goal and provides a clear public 
benefit.  
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission forward this petition to the Common Council with a positive recommendation 
including the waiver of the five acre minimum and the following conditions: 
 

1. PUD Final Plan approval is delegated to the Planning and Transportation Department staff. 
2. Prior to the issuance of a grading permit, all items in the right-of-way shall receive an 

encroachment agreement from the Board of Public Works. 
3. The petitioner will record the proposed workforce housing commitment before any 

occupancy is issued for the site. 
4. All public improvements, including but not limited to bike racks, sidewalks, and side paths 

must be located in either right-of-way or a recorded pedestrian easement. Board of Public 
Works approval for those items in the right-of-way must be obtained before any occupancy 
permits will be issued. 

5. A Zoning Commitment indicating that these improvements, as well as the rain gardens, 
will be maintained by the property owner in perpetuity must be recorded before any 
occupancy will be issued. 

6. The petitioner will submit a traffic study with the application for Final Plan approval. 
7. The petitioner shall describe the LEED-compliant practices planned, as well as provide 

plans for the green or live wall elements being planned along with a maintenance plan for 
their future viability with the application for Final Plan approval. 
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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:  October 7, 2019 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: PUD-34-19:  Curry Urban Properties, second hearing  
  100 block of Pete Ellis Drive and Longview Avenue 
____________________________________________________________________________________ 
 
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 environment-
enriching attributes.  The EC reviewed the petition and offers the following comments and requests for 
your consideration.   
 
The EC continues to believe that any PUD District Ordinance should not reduce the environmental 
protection requirements to less than the minimum Unified Development Ordinance (UDO) standards.  A 
number of years ago staff and citizens of Bloomington worked tirelessly to craft the development 
standards we now find in the Bloomington Municipal Code.  These standards went through a public 
process and were vetted by the citizenry and voted on by our lawmakers.  Although it’s time to update 
these regulations, the trend in Bloomington has been to strengthen its environmental standards, not 
weaken them.  The EC applauds the efforts made by the Petitioner to modify this development by 
adding many recommended green building and site features to the current version of their development.   
 
1.) LANDSCAPE PLAN  
The Landscape Plan needs to be revised before it meets the UDO regulations, and can be approved.  The 
Petitioner must have an approved Landscape Plan in place prior to the issuance of the required Grading 
Permit.  The EC recommends the site be designed with diverse plantings that benefit local pollinating 
insects and birds, reduce the heat island effect, sequester carbon dioxide, and slow and cleanse 
rainwater.  Using native plants provides food and habitat for birds, butterflies, and other beneficial 
insects while promoting biodiversity in the city.  Native plants do not require chemical fertilizers nor 
pesticides and are water efficient once established.    
 
2.) GREEN BUILDING PRACTICES 
The EC requests that the Petitioner describe the LEED-compliant features that are mentioned on page 8 
of the Petitioner’s Statement, and also provide the design and maintenance plans for the green or live 
wall elements incorporated into building/garage screening. 
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EC RECOMMENDATIONS: 
 
1.)  The Petitioner shall revise the Landscape Plan to comply with UDO regulations. 
 
2.)  The Petitioner shall describe the LEED-compliant practices planned, as well as provide plans for the 
green or live wall elements being planned along with a maintenance plan for their future viability. 
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PETITIONER’S STATEMENT – REVISED 8.20.19 
 
Petition:  
 

Rezone real estate identified as Lot Number 8, located in Deckard East Third Street 
Subdivision, Monroe County, Indiana consisting of 3.2 acres from CL to Planned Unit 
Development (PUD). 

 
Project Description:  
 

Petitioner petitions for rezoning of the property from Commercial Limited to a mixed use, 
Planned Unit Development.  The property currently is unimproved.  Various utility lines 
border and bisect the property.  The property is surrounded to the North by multi-family 
housing under RH zone.  East of the property fronting on North Pete Ellis Drive are 
commercial properties, developed commercial lots under CL zoning.  East of the lots 
fronting on North Pete Ellis Drive are additional multi-family housing under RH zoning.  
Southeast of the property is zoned CA.  South of the property and fronting on Longview 
Avenue are multi-family housing under RH zoning.  At the southwest corner of the 
property south of Longview Avenue is a small commercial development under CL zoning.  
West of the property fronting on East Seventh Street is a vacant, unimproved parcel.   
 
Petitioner proposes to develop a mixed-use development consisting of multi-family 
residential use on a building outlining the west one-half of the property; 1st floor 
commercial use on the building outlining the east ½ of the property and a 3-floor interior 
parking garage in the middle of the property with top floor (4th floor) residential units.  The 
buildings will be connected and constructed as a single building but with breaks and 
variations by design, by structural elements (e.g., the garage) and by façade features. The 
proposed building is projected at four floors.  The center of the property on the east and 
west sides of the garage will be developed with courtyard/open space.   
 
In an effort to provide a public benefit to the City of Bloomington, Petitioner has offered 
15% of its unit bedrooms to be set aside for workforce housing.  Two-thirds of these 
workforce housing units will be restricted to income earners whose annual income does 
not exceed 80% of the Area Median Income (AMI) while the remaining one-third of the 
workforce housing units will be restricted to those income earners making no more than 
100% of AMI.  Base rental rates will be limited to 25% of those income earners total annual 
income.  Petitioner has described this offering in further detail in the accompanying letter 
to Housing and Neighborhood Development.  
 

RESUBMITTAL MODIFICATIONS 
 
Since the initial Planning Commission hearings, the Petitioner has had follow up meetings with 
members of The Planning Administration, Bloomington Economic and Sustainable Development, 
Housing and Neighborhood Development, Planning and Transportation, and the Environmental 
Commission and has worked to address comments and concerns stemming from the prior 
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submissions and those expressed by the Planning Commission during the hearings.  The 
comments/concerns and responses from the Petitioner are outlined below: 
 

• Neighboring apartment community to the north (zoned RH) expressed concern about the 
possibility of shadows being cast upon their property due to the massing and proximity of 
the petitioner’s proposed development.   Concerns of sight lines into units from adjacent 
balconies was also raised (Cate) 

 
Petitioner Response:  Although the Petitioner could build “by right” at a 10-foot setback 
from the northern boundary of the property (the boundary adjacent to the concerned 
neighbor), Petitioner has agreed to shift the entire building in-ward from the northern set-
back, thus modifying the previously proposed set back of 7 feet to 15 feet (with exception 
of the north east corner unit which is 14 feet from the property line).  Moreover, numerous 
modulations of the building at the 4th floor will step back another 5 feet (or 20 feet from 
the property boundary) to provide relief of the building height and mass.  Additionally, 
Petitioner voluntarily eliminated numerous balconies along the north elevation in addition 
to proposing the planting of additional, large canopy trees, to accompany the existing trees 
and in order to respect the neighbor’s concerns.  Petitioner will work with neighbor for tree 
placement. 
 
Petitioner spoke with representatives of the property owner, including their Asset Manager 
and Corporate General Counsel (CGC) to clarify design, density, height, setback and other 
elements of Petitioner’s proposed development.  At the close of this communication, 
neighboring owner’s CGC stated that unless Petitioner heard from him otherwise that they 
were satisfied with Petitioner’s response.  Petitioner has received not further 
communication from CGC or neighboring owner, 
 

• Overall Building Massing seen as a concern (EC, Scanlan, Kinzie) 
• Planning Administration feels that the height of the proposed building at the southwest 

corner (7th and Longview) should be reduced  
 

Petitioner Response: Petitioner recognizes that the project is a single building (actually 3 
buildings connected) rather than separate structures, and whose massing is more consistent 
with that of urban developments.  The Petitioner is intending to provide the feeling of a 
more “urban” context to the structure in a secured, contiguous, building with conditioned 
interior corridors. Moreover, the building and exterior/perimeter improvements provide a 
“build-forward” design concept, consistent with the Comprehensive Plan. It should be 
reiterated that the subject property is within a designated Regional Activity Center and part 
of the Regional Academic Health Center Focus Area whose intent is to promote higher 
intensity uses; medium- to high-density multifamily uses; to provide semi-urban activity 
centers that complement downtown; encourage vertical growth, residential multi-family, 
denser office uses, structured parking and improved multi-modal connectivity.   
 
However, the Petitioner initially reduced the building mass by shrinking the building and 
eliminating 12 units (and 12 beds).  As noted, the northern set back was moved inward 
from the initial petition, basically doubling the set back. This also helped to increase open 
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space on the property. In numerous places along each elevation of the building, the 4th floor 
units are stepped back 5 feet.  This is done to provide some relief from the proposed, four-
story height.  Petitioner has worked with its architect to further reduce several parapet 
heights to lower the overall height in numerous areas, from 1’ to 4’.  Regarding the building 
height at the southwest corner, (previously 61’ as measured from adjacent grade to roof 
parapet, including the exposed “lower-level” of the building), the top corner unit (4th floor) 
was eliminated in its entirety, creating a “step back” of 25 feet or more which results in the 
building now “reading” as a +/- 50’ building at this corner, including the “lower-level.”  
Overall, while the building height exceeds the 40-foot restriction of CL zoning, it does 
retain a variated, articulated roofline for functional and aesthetic reasons and works though 
the challenges of the significant grade changes (over 20 feet) from the northwest to the 
southwest corner of the parcel. 
 
Additional changes were proposed to the Planning Administration regarding massing and 
modulation.  With the removal of the top corner unit, the Petitioner has redesigned the 
façade to include window planters (planter boxes) to be incorporated at the base of 
windows aligning the south and west elevations of the corner, as well as within the open, 
roof-top element. 
 
Finally, the Petitioner elected to further modulate a significant portion of the southern 
elevation of the proposed building along Longview Drive.  Between the parking garage 
and the aforementioned southwest corner module that was modified, the Petitioner has 
created a pedestrian “pocket park” or forecourt in front of the lower-level element created 
by the natural grade of the parcel.  This public forecourt was created by stepping back the 
building 17’ from the previously proposed plan.  Doing so: a) reduces four one bedroom 
units from the project; b) greatly enhances the building presentation and how it addresses 
the multi-use path across the building front; c) reduces the building massing and enhances 
the modulation; and d) creates a public amenity and pocket park which beautifies the 
streetscape and “softens” the building elevation.   
 

• Environmental concerns as to the project being below the open space requirement; 
impervious surfaces (EC, Sandberg, Cate, Kinzie, Kappas).  EC has requested the 
Petitioner redesign the building. 

 
Petitioner Response: Although Petitioner will not redesign the building, Petitioner has 
worked with the architects and engineers to reduce the building size, shrinking the building 
mass and creating open space vis-à-vis compressing the building inward, from north to 
south (more than doubling the northern set back) and from east to west to add four feet of 
additional set back from the eastern side. The resulting changes have resulted in nearly a 
25% improvement to open space compared to the Petitioner’s initial submittal.  Although 
Petitioner will not be able to reach the 50% open space request, it has improved the open 
space from 25% to nearly 34% and will be significantly exceeding the landscaping and 
planting requirements as well as the water quality requirements. 
 
Petitioner has further reduced the paved surfaces and covered area and/or has worked with 
the landscape architect to program permeable materials for pathways.  It should be noted 
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that the eastern property boundary includes a 20-foot easement for utilities.  Coupled with 
the utilities that run throughout the 15-foot Right-of-Way along Pete Ellis Drive, the 
Engineer and Landscape architect have not programmed trees (large, evergreen or medium) 
along the frontage as trees cannot be planted within 10 feet of the easement.  Petitioner will 
work through its landscape architect (Rundell Ernstberger Associates) and the city of 
Bloomington to address this along with the overall landscape plans. 
 
Petitioner will be expanding pedestrian sidewalks and paths that surround the property 
along 7th Street, Longview Avenue and Pete Ellis Drive under the direction of Bloomington 
Transportation. Additionally, Petitioner will work with the city to install back-in angled 
parking (as requested by Planning Commission and shown on the drawings) along the 
western lane of Pete Ellis Drive, which would expand the existing Right-of-Way onto 
Petitioner’s property, and into the easement.  The street frontage will be landscaped and 
hardscaped with a 6-foot sidewalk bordered on each side by storm planters within the 
sidewalk, and flow-through planters against the building which serve to collect rainwater 
from roofs of the proposed structure.  This rainwater will be harvested within cisterns and 
be used for irrigation purposes, while overflow will be directed into flow through planters 
and storm planters.  A stormwater planter / rain garden will be included within the Right-
of-Way to control storm water along the street and parking area.  Permeable pavers will be 
utilized in several portions of the project, especially along the Pete Ellis Drive promenade. 
 
While Petitioner had already planned community gardens and many of the water quality 
improvements, among other public benefits, it has sophisticated a concept landscape plan 
with its landscape architect that includes managing rain water and storm water quality via 
rain gardens, and rain water diversion and harvesting through cisterns, flow thorough 
planters and rain gardens within each of the interior courtyards.  However, the most 
compelling response Petitioner can provide is that the planting and landscape requirements 
established by the city will be significantly exceeded by Petitioner (see Concept Plant 
Schedule). 
 
Moreover, Petitioner is excited to bring Bloomington its first FITWEL Building.  FITWEL 
Certification articulates a vision for the future where every building is enhanced to support 
the well-being of its occupants, and surrounding communities. It is a new and emergent 
building certification that positively impacts occupant health and productivity through 
workplace design and operations. FITWEL’s development is led by the U.S. Centers for 
Disease Control and Prevention and the General Services Administration.  This 
demonstrates how the focus for sustainable buildings have shifted in the U.S. from green 
buildings that were “high performance” because they had a low carbon footprint to, now, 
occupant well-being and the resultant increased productivity which has been studied, and 
proven. The well-being of building occupants is increasingly being described as the number 
one driver of sustainability.  The Petitioner has volunteered to deliver the City of 
Bloomington its inaugural FITWEL Building. 
 

• Bicycle Traffic, Safety and Connectivity / Traffic along Pete Ellis Drive.  Several members 
of the Planning Commission responded to the parking along Pete Ellis as well as wanting 
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to make certain the bicycle and pedestrian paths remain safe amid the ingress/egress to the 
proposed building (Kopper, Kinzie, Wisler, Hoffman). 

 
Petitioner Response: From the onset, Petitioner has worked to promote a bicycle-friendly 
community, where this development provides connectivity.  The multi-modal functionality 
of the location and design of the project is not by accident.  Petitioner, though its third-
party professionals, has worked with Bloomington Transportation to address these 
concerns.  The result is the back-in angled parking, expanded bicycle paths and expanded 
bicycle parking to be located near the entrance of the garage and proximate to the proposed, 
expanded B-line along Longview Avenue.  Further, Petitioner will analyze best solutions 
and install safety/warning controls at parking garage ingress/egress.  Finally, should the 
project be approved by City Council, Petitioner will commission a traffic study for Pete 
Ellis Drive and the angled parking, as well as the surrounding traffic patterns, or will work 
with the city as it conducts its own traffic studies of the area in conjunction with the 
changing patterns the Hospital is sure to bring about.    
 

• Density- although not called out specifically as an issue the comments as to massing are 
consistent with density in this regard.  In fact, many members of the Planning Commission 
expressed that they welcome increased density or are in favor of increased density rather 
than sprawl. 

 
Petitioner Response: Petitioner has revised the density to be no more than 30 D.U.E per 
acre versus the prior 33 D.U.E, a 10% reduction.  The resulting 30 D.U.E is consistent with 
the density of nearly all other multi-family properties in the surrounding area (zoned RH).  
To simply achieve the density of what competing properties already have pursuant their 
zoning classification, moving to a 5-story or taller building alone would not result in a 
feasible economic model. Building to this level would change the construction class/type, 
a much more expensive proposition.   Thus, achieving even 30 D.U.E, and parking it 
adequately would be very difficult without at least a 4-story structure covering 60% or 
more of the site.  Subterranean parking would also be cost prohibitive. Separate structures 
as well as a podium structure along with stand-alone office building was studied but would 
not achieve an economic model that was feasible, nor would it significantly improve the 
open space.  Moreover, higher structures in this location would likely be viewed as 
imposing if five or more stories, considering the concern over the proposed 4-story 
structure.    

 
 
DEVELOPMENT STANDARDS SUMMARY / OUTLINE PLAN DETAILS: 
 
Commercial space:   
 

Estimated at 20,000 square feet; no less than 12,000 square feet would be programmed for 
the development 
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Multi-family residential: 
  

Studios, 1-bedroom and 2-bedroom mix.  D.U.E not to exceed 30 per acre 
 
Parking:  
 

306 garage spaces; 15 potential on-street parking spaces (angled parking along Pete Ellis 
 76 garage spaces to serve commercial use 
 

Residential parking:  230 garage spaces (.86/unit; .66/bed).   Development not to exceed 
.90/unit and .70/bed 

 
Architectural Standards:   
 

CL Zone 
 
Modifications:  first floor, commercial use space; no modulation requirement.  Modulations 
to be incorporated in final development plan 
 
Exterior Materials:     varying brick and block masonry; metal/steel; storefront glass and 
framing (commercial and potentially portions of residential building areas); fiber-cement 
composite (Hardie) siding/board and batten; stone 

 
Site plan details: 
 
 Setbacks:  varying by side and building façade (see site plan diagram) 
 
  North side: 14 feet at NE Corner, 15 feet or more elsewhere (modified from 7’) 
  East side: 24 feet (modified from 20’) 
  South side: 4.5 feet (southwest corner) to 22 feet (modified from 9’) 

West side: 4.5 feet at point of 7th street curve; varying distance 7 feet minimum for 
remainder 

 
Garage entrance:  
 

Longview Ave. 
 
Uses:  
 

CL zone permitted uses 
 Modification:  add first floor multifamily residential use 
   No Maximum floor space for a single tenant 
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Basic PUD development: 
 

1. Dedicated commercial space, expected to be 19,000 square feet on the east side, fronting 
on S. Pete Ellis Drive.  This space will be flexible in total area 

 
This space is anticipated to be medical office space and will be marketed as such  
  

2. Multi-Family residential use (mix of studio, one-bedroom and two-bedroom apartments); 
generally, the units are oriented to those seeking a more personal, single-living 
environment   

Targeted market:  staff and employees associated with the IU Health complex; 
single professionals and staff and employees associated with the offices and 
accessory businesses expected to develop adjacent to the IU Health complex 
 

3. Building height to be 4 floors.  Throughout the building, numerous portions of the 
building’s 4th floor are set back from the lower floors.  Along the eastern portion of the 
building, the length of the building along Pete Ellis Drive steps back 5 feet at the 2nd floor 
and another 5 feet at numerous areas along the 4th floor.  There remains a lower level at the 
southwest corner of the building and across Longview Drive, east up to the Parking Garage 

4. Residential buildings will allow first floor residential use (CL Zone requires 2nd floor and 
above residential use) with commercial along Pete Ellis Drive 

5. Open space (to be calculated) estimated at 34% of the lot.  This open space is below the 
current CL zoning standards, the site shape, topography, the city’s build-forward design 
preference and the economic feasibility of the project necessitate this open space design; 
however, Petitioner is proposing to: a.) exceed landscaping and plantings requirements, b.) 
include plantings vertically with green elements in the garage screening, c.) exceed rain 
water quality issues with multi-function water harvesting, flow through planters and rain 
gardens, d.) include numerous sustainable practices including community gardens as well 
as delivering the first FITWEL Building in Bloomington, and e.) bring numerous public 
benefit to the project including re-locating and improving current sidewalk paths, as 
necessary, at Pete Ellis, Longview and 7th street (all three sides) with multi-use paths  

6. Parking – The building will include a four-story structure that is central to the building 
design.  This portion of the building will also serve the project with mixed uses, housing 
three stories of parking garage with a 4th floor residential component.  Parking garage will 
be interior to the development with the commercial and residential use building(s) 
wrapping around the courtyard with parking lot/parking garage interior to the courtyard. 
Parking garage to extend to the development line along the north property line  

7. Exterior finish materials:  multiple types of masonry; steel; glass and composite  
 

Development Standards: 
 

Development standards applicable to the CL Zone will be used for roofs, exterior materials, 
modulations, and entrances. Development plan will specify building setbacks at each 
property line frontage  
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Building Height: 
 

The building will not exceed four stories, excepting the lower-level units at the southwest 
corner and along Longview Drive. Building height, as measured from proposed finished 
grade, varies along the length of each side: 
 
North side:   ranges from 48 to 53’ in center of building to 52’ (NE corner) and 53’ (NW 

corner) 
East side:  ranges from 49’ to 54’ in center of building to 53’ 2” (SE corner) and 52’ 

(NE corner) 
South side: ranges from 51’ to 57’ in center of building to 53’ 2” (SE corner) and 

approximately 53’ at outside SW corner  
West side: ranges from 49’ to 54’ in center of building to 53’ (NW corner) and 

approximately 53’ at outside SW corner  
 

a. Architectural roof top or roof line elements to provide both form and function at no 
more than one point at the peak of any section of building that exceeds 60 feet in 
height (as measured from adjacent, proposed finished grade at that point of the 
building). 

b. The site has significant topography slope, particularly along the western border of 
the parcel.  Approximately 20 feet of grade change occurs from the point of the 
parcel that is furthest to the northwest as compared to the point furthest to the 
southwest of the parcel.  It is anticipated that the building plane at the first-floor 
level will be set at an elevation which causes the southwest corner of the building 
(at 7th Street and Longview) to be elevated + 8 feet above the parcel’s grade at this 
location.  Thus, the Petitioner has planned functional space within this “sub-level” 
of the building that will include 6 “garden” units which address the Longview street 
frontage and will be accessible internally as well as via the described “pocket park.”  
This adds a “story” to the building at the southwest elevation of the development, 
albeit below the average grade along 7th Street.  

c. Petitioner has worked extensively with Architect and Civil Engineer to reduce 
heights around building, and modulate the fourth floor with 5-foot step backs in 
numerous portions of the building while maintaining dynamic roof lines around the 
building.   

 
Unit Mix and DUE: 
 

1. The building will include a mix of Studio, One- and Two-Bedroom Units.  Projected D.U.E 
is 29 per acre. Actual development not to exceed 30 per acre.  The site is 3.2 acres. 

2. The project will house 264 units.  As roughly 30% of those units are expected to be Two-
bedroom units, the total bedroom count would calculate to 344 bedrooms, although the 
project is not a student housing community. 
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Parking: 
 

1. Up to 15 angled parking spaces will be improved along the western-most lane of Pete Ellis 
Drive, to serve the commercial spaces at that location. 

2. The internal parking garage is expected to have no more than 102 spaces per floor and no 
more than a total of 306 spaces. 

3. A portion of the first floor of the parking garage will serve the commercial spaces (Pete 
Ellis Drive portion of the building) and meet municipal parking code and count 
requirements as well as the number of spaces required by the ultimate user/tenant. 

4. Assuming 4 spaces per 1,000 square feet (assumed user requirement), and a 19,000 square 
foot user, the commercial spaces will require 76 of the total 321 spaces (15 angled, street 
spaces and 306 garage spaces).  This would leave 245 spaces for 264 units (or 344 beds).  
Excluding the street parking, this parking ratio is 229 spaces in the garage for residents or 
0.87:1 per unit or 0.67:1 per bedroom. 

 
Bicycle parking: 
 

Bike racks and bike storage will exceed requirements for CL and RH zones and will also 
serve FITWEL certification requirements, whichever is greater.  Covered, secure bicycle 
parking and storage will be housed within the garage of the building.  The petitioner is 
proposing additional public bicycle racks at various areas surrounding the building (along 
the multi-use paths) and will work with Bloomington’s share bicycle program to install a 
kiosk along the perimeter of the property. 
 

Housing:   
 

Oriented to single-living environment around the IU Health Medical Center, University, 
Service Industry, Young professional, medical/grad students, nursing students, researchers, 
interns, staff and employees of professional offices and staff and employees at the IU 
Health complex. 

 
Green Building Elements Planned: 
 

• Petitioner will be delivering Bloomington’s first FITWEL building, a new and emergent 
building certification that positively impacts occupant health and productivity through 
workplace design and operations as led by the U.S. Centers for Disease Control and 
Prevention and the General Services Administration.   

• Energy Star appliances / Energy efficient building materials / LEED compliant 

• Downspout Cisterns for on-site rain water harvesting to be used for watering landscaping 
and other exterior uses 

• Downspout flow through planters and rain gardens along perimeter and interior courtyards 

• green or live wall elements incorporated into building / garage screening 
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• Comprehensively, the property will exceed landscape and planting requirements per the 
current zoning   

• Storm water control and quality - series of cisterns, flow-through planters and storm 
planters (in sidewalk) and rain gardens are proposed along Pete Ellis drive 

• Electric car charging stations within parking garage 

• Sustainability – community vegetable and herb gardens 

• Multi-modal transportation 

 
Public Benefits: 
 

• Workforce housing to comprise 15% of unit bedroom count – Petitioner has proposed 
workforce housing commitments in a separate letter to HAND, attached and included with 
this resubmittal 

• Multi-modal transportation – proposed project is pedestrian to Bloomington’s largest work 
centers (IU Health upon completion, College Mall, Indiana University) 

o Several bus-line stops in proximity to the subject location 

o Petitioner promoting the use of bicycles and non-vehicular transportation through 
widening of paths around perimeter to multi-use paths, placement of bicycle 
parking, and public bicycle racks  

• Public Art - exterior murals / interior art displayed for public viewing (not just residents); 
viewings to be programmed 

o Petitioner proposes to commit to a 5-year program to rotate art periodically (6-
month to 1-year rotation) for public display.  Works to be commissioned with City 
of Bloomington 

o Petitioner proposes to conduct receptions and “gallery” style viewings, free to 
public (donations will be accepted for local not-for profit, art related groups) 

• Scholarship - public art to be commissioned with IU art department and will be offered to 
city art programs - works to be displayed within building (can be sold by artists) in return 
for annual scholarships or grants from Petitioner 

• Sustainability:  In addition to meeting FITWEL standards, approximately 1/3 of the interior 
courtyard space within the western courtyard will be improved with herb, flower and 
vegetable gardens - improvements will include gardening areas/plots for residents 

o Petitioner proposes to program monthly events or demonstrations using the planted 
foods and flowers; such as making floral arrangements; cooking with the harvested 
vegetables and herbs with local chefs, etc.  

o Gardens will be irrigated with harvested rainwater from the cistern system 
Petitioner is proposing 

• “Jam Session” Room - public music room/studio will be included for use by area 
musicians, music scholars, etc. for "plug-in and play" sessions to create, share and explore 
musical interests of those within the community looking to "pick up" instruments and 
create with others 
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o Amphitheater – directly adjacent to the Jam Session, an amphitheater is planned for 
live music or other performances, free to the public 

• Bike Depot – Petitioner will work with City of Bloomington to include a public bike depot 
at the property 

• Streetscaping – Petitioner is re-locating and improving the current sidewalk along 
including a pedestrian, public forecourt (pocket park) along Longview Drive, complete 
with permeable pavers, landscaping, trees and benches.  Proposed improvements along 
Pete Ellis Drive will include a multi-use path, green and hard scaping, cisterns for water 
harvesting, rain water flow-thru planters, storm planters, and rain gardens among other 
elements.  

o Public benches will be included 

o Vegetative, floral and landscaping improvements would exceed minimum 
requirements 

 It is anticipated that “large” tree planting will not be possible along Pete 
Ellis Drive proposed improvements due to numerous utility lines and 
easement which traverses the eastern property border 

o Back-in, angled parking along Pete Ellis Drive is proposed 

o Public bicycle racks/parking will be included in the improved areas 

o Rain gardens (to be built on city ROW) along Pete Ellis are proposed 

o Permeable pavers will be incorporated into the hardscape finishes 

o Petitioner is proposing multi-function rainwater quality controls in series of steps 
commencing with harvesting, to overflow within flow-through planters and storm 
planters, then into rain gardens before flowing to city storm 

• Connectivity and Safety - Petitioner has been asked by City of Bloomington to widen 
current bicycle paths along Longview and 7th Street, and improve them as 8’ to 12’ multi-
use paths   

o Petitioner will be working cooperatively with the City of Bloomington to 
accommodate this requested safety and functionality improvement 
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