CITY OF BLOOMINGTON

PLAN COMMISSION

July 13, 2020 @ 5:30 p.m.

Zoom Meeting:
https://bloomington.zoom.us/j/98656108101



CITY OF BLOOMINGTON
PLAN COMMISSION
July 13, 2020 at 5:30 p.m. Zoom Virtual Web Conference

ROLL CALL

MINUTES TO BE APPROVED: June 2020

REPORTS, RESOLUTIONS AND COMMUNICATIONS:

PETITIONS:

SP-11-20

SP-15-20

Z0-16-20

Petitions Map:

Johnson Creamery

400 W. 7t Street

Request: Site plan approval to allow the construction of a mixed-use building with 58 dwelling
units.

Case manager: Eric Greulich

Annex Student Living

325 E. 3 Street

Request: Site plan review of two, 5-story mixed-use buildings in the (MD) DCO-UV zoning
district.

Case manager: Ryan Robling

Duncan Campbell

2300 W. Tapp Rd.

Request: Rezone of 19.73 acres from Employment (EM) to Residential Estate (RE).
Case manager: Ryan Robling

https://arcg.is/OnWP40

**Next Meeting August 10, 2020 Last Updated: 7/9/2020

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.



tel:812-349-3429
mailto:human.rights@bloomington.in.gov
https://arcg.is/OnWP40

BLOOMINGTON PLAN COMMISSION CASE #: SP-11-20
STAFF REPORT DATE: July 13, 2020
Location: 335 W. 8t Street

PETITIONER: Michael Cordaro (Johnson Creamery)
400 W. 7" Street, Bloomington

CONSULTANTS: Ratio Architects, LLC.
101 S. Pennsylvania St., Indianapolis

Smith Brehob & Associates, Inc
2755 E Canada Drive, Bloomington

REQUEST: The petitioner is requesting site plan approval to allow for the construction of a
mixed-use building with 60 dwelling units.

BACKGROUND:

Area: 1.3 acres

Current Zoning: Mixed Use Downtown (MD) — Downtown Core Overlay
Comp Plan Designation: = Downtown

Existing Land Use: Surface parking

Proposed Land Use: Mixed Use Building

Surrounding Uses: North — Office

West — Office
East — Showers Building/B-Line Trail
South — Office

REPORT: The property is located on the north side of 7th Street and extends north to 8™ Street
and is zoned Mixed-Use Downtown (MD), in the Downtown Core Downtown Character
Overlay. Surrounding land uses include offices to the north, west, and east with the Showers
office building and B-Line Trail to the east. The property currently contains a surface parking
area that is used by tenants of the Johnson Creamery office building that fronts on 7 Street.
There is a 12° wide platted alley along the west side of this property that runs north/south and
connects 7" Street to 8 Street.

This petition is being reviewed under the newly adopted UDO. The petitioner is requesting site
plan approval to allow for the construction of a new mixed-use building with 2,600 square feet of
retail space along the B-Line trail, an interior parking area with 38 spaces, and 60 multi-family
dwelling units. There will be 27 studio units, 22 one-bedroom units, 5 two-bedroom units, and 6
3-bedroom units for a total of 77 bedrooms. The interior parking garage would be accessed from
drive cuts on the alley on the west side and by an entrance on the south side of the building. The
building features a retail component on the ground floor with a plaza entryway that ties into the
B-Line Trail.

This petition is proposing to utilize two new sections of the UDO. The first is Section 20.04.110
(d)(2)(A) Sustainable Development Incentives that allows for an additional floor of building
height, not to exceed 12°. The second is to utilize Section 20.04.060(g) Adjustments to Minimum



Parking Requirements to allow for a reduced on-site parking requirement. More information is
discussed on those two aspects later in the report.

This petition is considered a Major Site Plan since it contains more than 30 dwelling units and is
required to be reviewed by the Plan Commission.

SITE PLAN ISSUES:

Non-Residential Uses on the First Floor: This site is not required to have ground floor non-
residential uses. They have proposed a 2,600 square foot retail space on the east side of the
building that faces the B-Line Trail and have shown a public plaza gathering space adjacent to
that facade to promote interaction with users of the trail.

Dimensional Standards: The build-to-range is 0 to 5 feet and a minimum of 75% of the
building must be at the build-to-range. The building is constructed almost on the north property
line and therefore meets both of those requirements. There is a 10’ minimum building setback
required along the B-Line Trail and the building meets that requirement with the approximately
15’ setback shown.

The maximum height in the DCO is 4 stories, not to exceed 50 feet. The proposed building is 5
stories and 60 feet tall. The petitioner is proposing to utilize the newly approved Sustainable
Development Incentives in Section 20.04.110(d) that allow for an additional story, but not to
exceed 12°. The UDO states that projects seeking to utilize the incentives shall demonstrate
compliance with at least four of the six qualifying criteria. The petitioner has stated that they
intend to meet sections (ii) Light Colored Hardscaping, (iii) Covered Parking, (iv) Cool or
Vegetated Roof, and (v) Solar Energy. More information on the specific details related to
compliance with each of those requirements is contained in their petitioner statement and
supporting exhibits. The Department finds that this petition has demonstrated compliance with
the four sections of the Sustainable Development Incentives listed and is eligible for the
additional height as outlined.

Parking: No minimum number of spaces are required for the commercial space, however the
residential units are required to have 56 on-site parking spaces. The site plan shows 36 parking
spaces. The petitioner is proposing to utilize Section 20.04.060(g) of the UDO that allows for
adjustments to the minimum number of parking spaces required based on five different factors.
The petitioner is proposing to utilize Section #2 (Proximity to Transit) and Section #5
(Modification of Minimum Parking Requirement Based on Parking Study) of that provision to
allow for a reduction of required on-site parking spaces.

Section #2 allows for a 15% reduction if there is a fixed transit station within % mile. There is a
fixed transit stop at 7™ and Morton which is within a % mile of this site. This 15% reduction
allows for a reduction of 8 parking spaces from the 56 required spaces, which would reduce the
number of required spaces to 48.

Section #5 allows for a further modification to the minimum number of spaces based on the
submittal of a parking demand study. The petitioner has prepared a parking demand study and
that is included in the packet. The study discusses the use of shared cars within units as well as
an expected decrease in cars for residents of the studio and one-bedroom units, and the use of



specific car sharing programs. It should also be noted that the City is currently constructing a new
public parking garage immediately adjacent to this project at the Trades District Garage. Given
the information presented in the Parking Demand Study and the location and availability of
parking spaces within a public parking garage immediately adjacent to this property, the
Department finds a further reduction of 12 parking spaces appropriate and that the proposed 36
parking spaces should be approved at this location for this project.

Since the petitioner is partially relying on a car sharing program to justify the request for a
reduction in the minimum number of on-site parking spaces required, the Department
recommends that a minimum number of parking spaces within the on-site garage be set aside for
vehicles in the ride sharing program. The petitioner has agreed to set aside 3 spaces within the
garage for vehicles in the program and a condition of approval has been proposed to that effect.

Access: There are three proposed vehicular accesses to the parking garage, two off of the alley on
the west and one on the south side of the garage. There will not be any drive cuts on 8 Street for
this project. There are no setback standards for driveways along an alley and each driveway
width does not exceed the maximum 25’ in width that is allowed.

The property is required to have one pedestrian entrance for any primary building fagade along a
public street and one pedestrian entrance per 100 feet of building frontage along the B-Line Trail.
There will be pedestrian access to the building from an entrance on the north side of the building
from 8™ Street and two from the east side of the building along the B-Line trail. The site has
approximately 150” of frontage along the Trail and is required 2 pedestrian entrances. There are
two pedestrian entrances shown along the B-Line Trail facade and this requirement has been met.
The UDO outlines specific design features for the pedestrian entrances and compliance with this
section will be required prior to issuance of the building permit. A condition of approval has
been proposed to that effect.

Bicycle Parking: The UDO requires bicycle parking be provided at a minimum of 20% per
number of vehicular spaces provided or one space per 5 bedrooms, whichever is more. Based on
the 77 bedrooms, there would be 16 bicycle parking spaces required for the residential use and 4
for the commercial use. Since there are more than 25 dwelling units, a minimum of one-half of
the bicycle parking spaces must be covered and one-quarter of the spaces must be long-term
Class I facilities. The petitioner has shown several areas for bicycle parking around the north side
of the building. Bicycle parking should also be provided along the B-Line trail facade as well.
Compliance with this section will be reviewed prior to issuance of a grading permit. A condition
of approval has been proposed to that effect.

Architecture/Materials: The building will be finished in primarily brick with masonry accents
and cast stone or stone elements. These are all permitted materials in the DCO. The overall
building features a base element that is separated from the upper floors by a masonry accent
band. There is also a masonry cap along the top of the building to define that area as well.
Additional architectural review comments are provided in a memo from Schmidt & Associates
that is included in the packet. This petition meets the Architectural standards outlined in the
UDO.

Facade Articulation: The UDO requires that building facades shall incorporate exterior
horizontal belt course design elements for the building base, middle, and cap. In addition,



exterior vertical banding is required to visually define walls and modules. The proposed building
meets these requirements with varied design elements and differences in building materials to
define the base, middle, and cap of the building. Vertical modules have been shown along the
building and include the use of different materials for the recessed modules. The maximum
allowed length of the facade modules is 65’ and a minimum 20°. The 8" Street side shows 3
modules that are 26°8” long and meets the fagcade modulation length standards. Each module is
required to offset by a minimum of 5% of the total facade length, at a minimum of 5°, and the
offset shall extend the length and height of the module. The building is 100’ long and therefore
requires the modules to be offset 5°. A 2°8” offset is currently shown and must be modified prior
to issuance of a building permit. A condition of approval has been added to that effect.

Upper Floor Facade Stepback: BMC 20.02.060(a)(5) requires that the first three stories of
building fagade in the DC character area must comply with the build-to-range and that the
portions of the building fagade facing the street above three stories shall step back from the lower
story vertical facade/wall plane a minimum of 15 feet. The submitted elevations and site plan
show compliance with this requirement.

Void-to-Solid Percentage: The DCO sets a minimum first floor void-to-solid requirement of
60%, consisting of transparent glass or facade openings, for facades facing a street or the B-Line.
The proposed building facades along both of these frontages meet this requirement.

Streetscape: Street trees and pedestrian-scaled lighting are required along the 8" Street frontage.
One street light is required along the 8 Street frontage and has been included as a condition of
approval.

Pedestrian Facilities/Alternative Transportation: A new sidewalk and tree plot will be
installed along the 8™ Street frontage and has been shown to be designed to meet the light
hardscaping requirements discussed previously. The retail space on the ground floor features an
open plaza area that merges with the B-Line trail to create a seamless interaction area. Any work
to the B-Line trail area must be coordinated with the Parks Department and City prior to
construction.

COMPREHENSIVE PLAN: The Comprehensive Plan designates this property as Downtown.
The Downtown designation “is a mixed use, high intensity activity center serving regional,
community-wide, and neighborhood markets. Bloomington must strive to improve downtown as
a compact, walkable, and architecturally distinctive area in the traditional block pattern that
serves as the heart of Bloomington while providing land use choices to accommodate visitors,
business, shoppers and residents.” Land use policies for this area state that:

Goal 4.1 Maintain Historic Character. Encourage redevelopment that complements and
does not detract from the Downtown’s historic, main street character. The building has
been designed to complement and mirror the design of the historic Showers Building and
Johnson Creamery Building.

Goal 2.3 Resilent Public Spaces: Ensure public spaces are of high quality, engaging, and
active. The design of this building and plaza space along the B-Line Trail actively
engages with the trail and creates a quasi-public space. The design of the building also
complements the B-Line Trail with the stepbacks and extended awning along the Trail.



Goal 3.2 Built Environment and Green Space: Drive increased efficiency and reduced
environmental impacts in the built environment. The incorporation of the four elements of
the Sustainable Development Incentives will reduce the heat island effect of the petition
as well as provide solar energy to reduce the building’s energy demands. These items
directly further some of the stated goals of the Comprehensive Plan to improve the site
design of buildings in the built environment.

CONCLUSION: This petition meets all of the UDO requirements for the Downtown Core
Downtown Character Overlay. This project provides a high quality building along the B-Line
Trail and the placement of the commercial space along the B-Line Trail facade allows for the
visitors to the building to actively engage between the Trail and building. The development
provides housing immediately adjacent to the developing Trades District employment area. The
incorporation of the Sustainable Development Incentives provides several environmentally
friendly design features for this project as well.

RECOMMENDATION: The Department recommends approval of SP-11-20 with the
following conditions of approval:

1.

2.

A total of 21 bicycle parking spaces are required and will need to be shown on the site
plan before issuance of a grading permit.

One street light and street trees not more than 40’ from center are required along the 8
Street frontage and will need to be shown on the site plan before issuance of a grading
permit.

Per the petitioner statement, the petitioner shall contract with a ridesharing program for
the tenants of this building and a minimum of 3 parking spaces are required to be set
aside in the parking garage for vehicles in the ride-sharing program. The Planning and
Transportation Director may approve a reduction in this amount after the building has
been occupied for more than 5 years.

Pedestrian entrance design features must be met before issuance of a building permit.

The petitioner must demonstrate that facade articulation will be met before issuance of a
grading permit for the site.



City of Bloomington
Bloomington Environmental Commission

MEMORANDUM

Date: July13, 2020

To: Bloomington Plan Commission

From: Bloomington Environmental Commission
Subject: SP-11-20: Johnson Creamery mixed use structure

400 W. 7™ Street

The purpose of this memo is to convey the environmental concerns and recommendations for conditions
of approval from the Environmental Commission (EC) with the hope that action will follow to enhance
its environment-enriching attributes. The EC reviewed the petition and offers the following for your
consideration.

COMMENTS

1.) LANDSCAPE PLAN
The Landscape Plan is not compliant at this time. The Petitioners will need to submit the acreage of
impervious surface coverage so that interior planting quantities can be calculated.

2.) LIMESTONE
The Petitioner should use locally quarried and cut limestone instead of cast concrete. Concrete has a
large environmental footprint, while the limestone is local and provides local jobs.

3.) MAINTENANCE
The Petitioner should provide a design plan and a maintenance plan for the vegetated part of the roof
including plant species, irrigation, and stormwater capture.

4.) METHODS OF VERIFICATION
The Petitioner should provide the products and methods for testing used to receive the sustainable
development incentives to verify that they will achieve the stated goals.

5.) ELECTRIC VEHICLE CHARGING

The EC recommends the Petitioner install electric vehicle charging stations. According to Climate
Central, in 2018, more than 360,000 electric vehicles were sold in the United States. That represents an
increase of 81% over 2017. The EC does not expect a one year increase in EV sales of 81% in

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




Bloomington, but new developments should prepare for some gain.
If only 5% of the spaces contained EV chargers, it would be a small start. However, the EC believes

that may be a reasonable amount to begin with. Thus, the EC recommends that at least 5% of the
parking spaces be equipped with fast-charging EV charging stations.

RECOMMENDED CONDITIONS OF APPROVAL

The EC recommends that the following list be included as conditions of approval.
1.) Provide a compliant Landscape Plan before the issuance of a grading permit.
2.) The Petitioner should use locally quarried and cut limestone instead of cast concrete.

3.) Submit to the P & T department for approval a maintenance plan for the vegetated roof before the
issuance of a building permit.

4.) The Petitioner shall provide the products and methods for testing used to receive the sustainable
development incentives to verify that they will achieve the stated goals.

5.) Provide at least 5% of the parking spaces with fast-charging EV charging stations.
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CITY OF BLOOMINGTON

City of Bloomington Project Review

Project: Johnson Creamery

Schmidt Associates Project No: Bloomington City Architect — 2017-040.JCP
Date of Project Review: May 21, 2020

Reviewer(s): Steve Alspaugh and Craig Flandermeyer

Project Location: 305 West 8™ Street (Petitioner’s Letter references 400 West 7" Street)
Original Plan Commission Submittal Date: May 4, 2020
Resubmittal Date: Not Applicable

Purpose

The comments included in this review are intended to provide project design feedback, which is
beneficial and helpful to the Project Developer and Design Team, Planning & Transportation Staff, Plan
Commission Members and City Council Members.

Project Context Review
Staff comments received for the submittal/resubmittal of this project are as follows:

e The submittal is identified as being for Site Plan Approval.

e This petition is for the parking lot to the north of Johnson Creamery building.

e This property fronts on 8th Street to the north and the B-Line trail runs along the east side of the
site.

e They are proposing a five story, mixed-use building with approximately 2,600 sq. ft of ground floor
commercial along the B-Line and 58 multi-family units (81 bedrooms) on the upper floors.

e On-site parking is being proposed in an interior parking garage for 35 vehicles. The UDO requires 57
parking spaces; however, the new UDO has 5 provisions that allow for staff level reductions and
they are requesting to utilize two of those. A conversation with Eric Greulich on 5/15 confirmed
that the parking count is no longer an issue. The proper count was achieved when it was
determined that allowable on-street parking was not included in the Design Team’s original
calculation.

e The DCO allows for a 4-story building with a maximum 50' height and this petition is proposing to
utilize the new sustainable development incentives to gain an additional story.

e Staff requests commentary on architectural design of building, and specific feedback on the
sustainable design features. The Design Team is seeking an additional floor level and an increased
building height (beyond allowable) for the incorporation of sustainable development incentives.

Our observations regarding the project site context and Staff comments are as follows:
e The project site is located on the west edge of the B-Line Trail just to the southwest of the
Bloomington City Hall in the existing parking lot to the north of the Johnson Creamery building.
e Johnson’s Creamery is a historic brick building with massing elements of one, two, and three
stories. Itis identified by street signage as a business center and appears to have been restored.
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e The building has primarily low-slope roofs with some shed roof shapes at exterior entries on the
south side of the building which are clad in galvanized metal.

e Atall brick smokestack is a prominent feature located on the north side of the existing building and
at the southwest corner of the project site.

e Thesite itself is relatively flat, with the 7% Street grade beginning to rise just west of the building.

e The surrounding building context is primarily commercial buildings and City Hall with some
residential structures. All buildings are one to two stories in height with primarily gabled or hipped
roof forms.

e The churches, commercial buildings, and City Hall are a mixture of smooth and rusticated
limestone, brick and metal exterior materials. The residential structures are horizontal lap siding.

e Two churches which appear to be historic and Fairview Elementary School are located just west
and southwest of the project site.

Reference Information with UDO District Site and Building Design Standards
e Site Overlay District: Downtown Core Overlay
e Site Zoning District: Mixed Use Downtown
] Meets Zoning District Development and Design Standards
Does Not Meet Zoning District Development and Design Standards
Review of Planning and Transportation Staff Comments:
= Do we agree with Staff assessment? We agree with the Staff Comments provided to
us as listed above. No additional assessments/comments were provided.
= s the Staff Assessment missing any items or did they not look at a given item?

e Parking Setback - Consider whether the parking adjacent to 8" Street meets
the intent of the Minimum Front Parking Setback Requirement of 20 feet
behind the primary fagade.

e Height Limitation - As indicated earlier in Staff Comments, the building is
proposed as a 5-story structure, 60 in height. This exceeds the Primary
Structure height limitation of 4 stories and 50’ in height. It is unclear how
much additional height is added by the roof monitors. It appears that they are
located along the east facade where they would primarily be viewed with the
tall smokestack. The petitioner requests the deployment of several
sustainable development incentives to gain approval for the additional story
and height.

e The project design appears to meet all other MC-DC Dimensional Standards.

Design Review Comments
Relative to the Design Standards established in UDO Section 20.04.070(d), our project design review
comments are as follows:
1. Specific Architectural Review of the Project Design
a. Are there alternative compliant options/opportunities to make the project better in that the
option:
i. Significantly enhances the visual appeal of the building;
ii. Significantly enhances the perceived quality of the building facades visible from public
streets;
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iii. Creates no adverse impacts on surrounding properties beyond those that would be
permitted if the standards in 20.04.070(d) were applied; and
iv. Strengthen the public-private interactions at the street level.

1.

The building’s plan organization at all floor levels is good. The variation of unit
sizes and their arrangement with vertical circulation and the 3-bedroom unit’s
living area offset create a good modulation to the overall facades. This adds
depth and shadow to enhance the building’s visual interest.

Unlike its neighbors, this building’s primary frontage and public space is not on
a public street, but rather that B-Line, which is a good strategic choice in this
case to better engage the street level with its primary source of pedestrian
traffic.

8% Street is the only public street that the new building fronts. Since this is a
prominent fagade with no building entries, consider utilizing a full stone
surround for the garage entry opening to enhance this elevation, like that
shown on the west elevation (alley side).

If a greater activation of the 8™ Street facade is desired, consideration could be
given to moving the residential entry from the east side of the northeast
building corner around to the north side of the same corner with an internal
rearrangement of the interior components of that corner of the building at the
street level.

The brick color shown in the provided renderings does not appear to be quite
as reddish orange in color as the existing brick color visible in the Google Earth
views. We anticipate that the Design Team’s intent is that the new brick would
generally match the existing building’s original brick blend.

One of the vertical glazing ribbons near the center of the East Elevation does
not have the stone header that the three adjacent similar openings do. We
anticipate that this is not intentional, and this opening would in fact match the
others.

Itis unclear as to the intent for the balcony railing material. Consider the
opportunity to introduce the gray metal color with a wire fabric that draws
upon the subtle accent material and color shown elsewhere on the new
building and at entry points on the south fagade of the existing building.
Consider that the use of glass guardrails may feel somewhat “slick” for this
application.

2. General Review —Site and Building Design (Purpose)

a. Review for context/compatibility with surrounding area, including a recommendation on
whether the design supports the character of the surrounding area without necessarily
looking the same.

i. The design of the proposed project is notably taller than its immediate surrounding
context. However, the UDO-allowed height of 4 stories and the opportunity to
create a better density and building proforma with an additional story through the
application of sustainable development incentives appears to be within the new
guidelines.
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The materiality of the proposed building is consistent with the quality of the
immediate context and more importantly, the adjacent Johnson Creamery Building.
Its character respects the understated nature of the historic building while adding
subtle material accents the provide more visual interest.

The existing tall smokestack gives the new project a significant iconic element and
helps to bridge the scale of the proposed building, even with the additional story, to
its site context.

b. Identlfy key features and improvements that benefit community

The proposed project’s new public plaza bridges the new building to the B-Line Trail,
increasing the significance of the plaza as the front porch of the development.
Access to the retail space and the residential entry are both off the plaza, but
sufficiently separated.

The delivery, service and refuse spaces serving both the retail space and the
apartments are discretely located at the southeast corner of the building and
accessed off the alley.

c. Incorporation of best practice green elements

i.

ii.

fii.

Review sustainable design initiatives included in the site and building design and
identify any other opportunities to further sustainability within the design
Design and construction practices that are sustainable and adaptable to multiple uses
for extended building lifecycles
Protect and enhance the long-term market value of property within Bloomington
1. The proposed project is seeking an additional floor through the application of
sustainable design incentives, Option 1. This incentive requires that four of six
listed initiatives be met.
2. The project proposes to achieve:
a. Light colored hardscape with an SRI of greater than 29 for more than
80% of the project hardscape.

i. Calculations for the overall area and individual surface types
have not been provided with their SRI values to determine if
this initiative is satisfied.

b. Covered parking

i. The parking is located under the building, however data on the
roof of the structure is not available.

c. Cool or vegetated roof with a combination of photovoltaic, vegetation
and low slope membrane with a SRI value greater than 82 for over 70%
of the roof area.

i. Specifics of the roof areas and SRI values of the different
proposed materials have not been provided.

d. Solar energy covering a minimum 35% of the roof area

i. Specifics of the renewable energy system and the area to be

covered have not been provided.
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3. The project narrative indicates the above initiatives are to be included in the
project. Through renderings it appears there is space to achieve the desired
outcomes. However, the specifics to determine compliance are not outlined
in the submitted documents.

d. Review of Site Design (Not Requested as part of this Design Review)
i. Potential safety issues/concerns with the site design
ii. Features that promote human and pedestrian-scale designs
iii. Logical vehicular access and flow around the site to ensure practicality, safety and
whether it makes sense
iv. Minimize negative impacts of on-site activities to adjacent uses

Connectivity to surrounding community context and infrastructure (Not Requested as part of this
Design Review)

a. Review for connectivity with transportation to nearby services and amenities
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Peerless Development T 630.712.2400
peerlesscap.com

|l Peerless

June 29, 2020

Michael Cordaro

Peerless Development
Principal + Founder

E Michael.Cordaro@gmail.com
T630.712.2400

Petitioner’s Statement — 400 West 7' Street, Bloomington, Indiana

The proposed development at 400 W Seventh Street is a 64,500 square foot, five story mixed use building
consisting of housing and retail components. The site is part of the larger Johnson Creamery property area and
will be located on the north end of the site where a parking lot currently exists. It is bound by 8«street to the
north, the B-Line to the east and an alley to the west. The existing Johnson Creamery building and associated
smokestack will not be altered as part of this project. The first level of the building will consist of covered
parking for residents, 2600 square feet of retail space fronting the B-Line, an entrance lobby for residents and
service / mechanical area. Floors 2-5 will be residential units and limited amenity indoor and second level
outdoor rooftop spaces for residents. The total unit count is 60 units — 27 studios, 22 one bedroom units, 5 two
bedroom units, and 6 three bedroom units. The architecture of the building is meant reference the character of
the surrounding area, specifically the adjacent Johnson Creamery building and the Showers Building. To that, it
is a primarily brick exterior with masonry accents and cast stone or stone elements incorporated into the
design. The building steps back 15 feet along 8«street at the 4«level. This creates a datum line that scales down
the mass of the building, creating the impression of a three story building along the street. The fourth, fifth
levels change exterior materials to wide 2’x12’ plank fiber cement panels to further reduce the building scale.
Roof monitors similar to the ones on the Showers building are utilized to capture elevator overrun equipment,
bring daylight into the top level of the building and provide angled roof surfaces for photovoltaic panels.
Windows at the residential level are in a regular punched pattern and recall the industrial sash type found in
building around the site while a larger storefront opening on the first level opens the interior retail space
toward the B-Line.

To meet the requirements of the sustainable development incentives and allow for increased height, the
project will include the following sustainable elements into the design:

1. Light Colored Hardscaping — through the use of concrete work and pavers, more than 80% of the
horizontal hardscaping will have an SRI of greater than 29. 2. Covered Parking — On site parking will be
completely under a roof with a combination of photovoltaic solar panels, vegetation and membrane
surfaces with an SRI higher than 32.
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Peerless Development T 630.712.2400
peerlesscap.com

|l Peerless

3. Cool or Vegetated Roof — The roof of the proposed project will be a combination of photovoltaic solar
panels, vegetation and low slope roofing materials with an initial SRI of greater than 82. This will constitute
more than 70% of the total roof area of the project.

4. Solar Energy — A solar photovoltaic system will cover more than 35% of the roof area of the proposed
project.

The garage program is designed as such that it will eliminate spaces that are backing out onto the public
right of way. To understand the parking needs for the building, we contracted the firm Desman to perform a
shared parking analysis. In their study, they have provided evidence on ways to reduce the required parking
amount by implementing a car sharing program. The program requires a partnership with a car sharing
company like Zip Car, and by implementing such program, the evidence suggests that we can eliminate
between 16 to 20 spaces. The development team plans to implement the program and the parking amount
provided will satisfy the parking needs for the building. We have attached the study for your reference.

We look forward to partnering with the City of Bloomington on this project.

Sincerely,

M Al

Michael Cordaro
Founder + Principal
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MEMORANDUM
DATE: June 22,2020
TO: Ryan Cohen
Peerless Development
FROM: Gerald Salzman
Kalyani Agnihotri
RE: Johnson Creamery Development - Shared Parking Study - Bloomington, IN

The purpose of this memorandum is to summarize the findings of a shared parking study conducted by
DESMAN for the mixed-use development known as the Johnson Creamery at 400 W. 7" Street in
downtown Bloomington. The project site is adjacent to the City Hall and less than 1000 feet from the
County Courthouse Square. The project will consist of approximately, 62 apartment units, and 2,550
square feet of retail space.

A shared parking analysis was conducted to determine the potential parking demand for the
development. The Urban Land Institute (ULI) 3" edition (2020) of Shared Parking adjusted to downtown
Bloomington auto ownership patterns was utilized in performing the shared parking analysis. The ULI 3™
Edition of Shared Parking uses a significant amount of national information for estimating parking
demand. ULI defines shared parking as parking spaces that can be used to serve two or more individual
land uses without conflict or encroachment. They define that in order to share parking two conditions
must exist:

“Variations in the accumulation of vehicles by hour, by day, or by season at the individual land
uses, and”

e “Relationships among the land uses that result in visiting multiple land uses on the same auto
trip”.

In addition to the ULl data, this analysis relied in part on data obtained from Parking Generation, 4"
Edition, and American Community Survey 2018 data on census tract level.
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Methodology
The Shared Parking analysis consisted of four steps:

1. Identification of the development assumptions

2. Development of a shared parking model based on local conditions
3. Applying the land use assumptions to the model

4. Ildentifying the peak month, day and hour of parking demand

Assumptions

The projected land use for the development are shown in Table 1.

Table 1 - Land Use

Land Use Number | Units
Studio 27 DU
1 Bedroom 22 DU
2 Bedrooms 5 DU
3 Bedrooms 6 DU
Reserved Spaces 0 Spaces
Retail (<400 ksf) 2,550 SF GLA

Source: Peerless

Some key assumptions were made as part of the shared parking study which deal with modal split, non-
captive ratios, categorization of land uses, and possible reserved spaces in the garage. The non-captive
ratio is an estimate of the percentage of parkers at a land use in a mixed-use development or district who
are not already counted as being parked at another of the land uses. An example of this would be if an
employee of a retail store went to eat at a restaurant on-site, no additional parking demand is generated.
Modal split is the percentage of persons arriving at a destination in different modes of transportation
other than by car. Among the modes that may be available are public transportation, bicycles, carpools
and vanpools, walking, and other means.

Modal split and non-captive ratios were applied to the ULI shared parking analysis. The modal split and
auto ownership percentages are based on American Community Survey 2018 data. The U.S. Census Data
has been collected at a census tract level, focusing on census tracts of and around the site. Table 2 shows
the auto ownership for rental residents in the five Census tracts surrounding the site in Bloomington, IN.
The average auto ownership in the downtown area for rental units was 1.35 spaces per unit.
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Table 2 —Auto Ownership for Bloomington, IN
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Description No. of Units
Total Renter occupied Units 7701
Dwelling Units with 0 vehicles 1271
Dwelling Units with 1 vehicle 3593
Dwelling Units with 2 vehicles 1819
Dwelling Units with 3 or more vehicles 1018
Weighted Average of Vehicle Ownership 1.35/unit

Source: American Community Survey, 2010-14

Census Tracts: 1, 6.01, 6.02, 16 and 4.01 Monroe County, IN.

The minimum parking requirements for the given land uses shown in Table 1 were derived from the City
of Bloomington’s Unified Zoning Ordinance, Chapter 20.10, Table 04-9 which specifies the minimum
number of permitted parking spaces by land use. The summary of minimum parking requirements for

the uses listed in Table 1 can be found in Table 3.

Table 3 — Minimum Number of Permitted Parking Spaces by Land Use According to Local Ordinance

Land Use Number Units Ratio ';:rak(::f Re dI:::ircl)sritls%
Studio 27 DU 0.5 14 11

1 Bedroom 22 DU 1 22 19

2 Bedroom 5 DU 1.5 8 6

3 Bedroom 6 DU 12 10
Reserved spaces 0 spaces 0 0 0

Retail 2,550 Sq. Ft. 0

Total 55 47

Source: Bloomington, Indiana - Code of Ordinances- Title 20 - UNIFIED DEVELOPMENT ORDINANCE- Chapter 20.04.110.

Shared Parking Analysis

A shared parking analysis was performed for the development based on the shared parking model. The
land use assumptions were based on the program described in Table 1 and auto ownership based on the

US Census Bureau data in Table 2. Other assumptions are listed below.

The key assumption in the shared parking analysis is derived from the projected auto ownership for the
rental units. While the Census data suggests that an average ownership of 1.35 per DU can be expected,
we believe that to be appropriate only for 2- and 3-bedroom units. We believe that the ratios presented

in the UDO for efficiencies and 1-bedroom units of 0.50 and 0.90 are more appropriate.

Based on these ratios, the peak demand would be 52 spaces. The analysis assumes that retail demand will
share vacant residential spaces when not in use and that visitors will park on street or in adjacent public
spaces. The detailed, original shared parking summary is provided in the Appendix.




DESHAN :

However, based on discussions with the development team, we believe that the location of the site in
downtown and the specific orientation of the project within the market can permit a further reduction.
Recent research by Professor Robert Mack as published in Urban Land provided evidence that the
provision of each car share space (CarGo, Zip Car etc.) in residential settings eliminates the need for 20
parking spaces. The development team is providing car share space and is targeting low car ownership
tenants. We added a reserved car share space and reduced the parking ratios in the final shared parking
analysis to reflect a reduction in demand of 18 tenant spaces. The analysis shows that the projected
parking demand is 33 spaces on a weekday and 34 spaces on a weekend.

Table 4 presents the results of a shared parking analysis for a weekday and weekend for all the land uses
proposed in the development.
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STRUCTURAL ENGINEERS

I] E S M A N PLANNERS
| PARKING CONSULTANTS
Design Management RESTORATION ENGINEERS
GREEN PARKING CONSULTING

Conclusion

Based on the above analysis and the City’s Zoning Ordinance, there is a strong case to be made that the
number of parking spaces required to be provided for the Johnson Creamery development should be
reduced, to 34 spaces provided that no spaces are reserved for tenants and that at least one car share
space is provided.

20 N. CLARK STREET, 4th FLOOR, CHICAGO, IL 60602 www.DESMAN.com PHONE 312.263.8400 FAX 312.263.8406
BOSTON CHICAGO CLEVELAND DENVER FT. LAUDERDALE HARTFORD NEW YORK PITTSBURGH WASHINGTON D.C.
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Page 8 of 8

Article from Urban Land (https://urbanland.uli.org/development-business/developers-reduce-
parking-via-car-sharing/)

This article appeared in the Summer issue of Urban Land on page 64.

Increasingly, cities are using parking policies to
stimulate shared mobility through alternatives to
personal ownership of automobiles. In the recent
adoption of its 2040 plan that permits duplexes
and triplexes in most single-family-detached
zones, the city of Minneapolis commits to “lead
by example in city-cwned parking facilities by
supporting carpocls, vanpoels, and ghared
miobility wehicles which encourage private
parking facility owners to do the same.” Car
sharing generally refers to a flaet of vehicles
offered for short-term rental by private or
nonprofit companies.

The city of Austin, Texas, amended its zoning
code to reduce minimum off-street parking
requirements by “twenty (20) spaces for every
car-sharing vehicle provided in a program that
complies with its requirements” under which it
approves binding contracts between developers
and car-sharing companies to gain reducticns of A ‘!' i .
up to 40 percent of required off-street spaces. L
Mick Vetach, a market specialist for carZgo, & car- "y i1
sharing service owned by Daimler AG, the
Stuttgart, Germany—based sutomobile company,
says that on just three Austin projects alone,
Austin developer Linceln Ventures reduced
parking spaces by 160. He says that at about
$35,000 per structured parking space, that
equates to about 55.6 million.

seska ess o

Property Mumber of MWumber of Parking Carago
name units Spaces ratle  spaces

Ruckus 4b ¥ ado 1 0 167 012

Ruckus 2.0 67 84 15 2 4 39 Q.35

2204 San

Antonio 166 193 116 5 00 567 034
79 34 115 8 160 973 032

And he notes that in about three years, the Austin
pregram eliminzted the need for about 1,100
parking spaces, saving developers over 538.5
million. Lincoln Wentures’ 2204 San Antonic is an
18-story student housing project located in a
dense urban neighborhood one block fromi the
University of Texas at Austin. Its two Ruckus
projects are seven-story-tzll student housing
buildings about two blocks from that campus.
Vetsch says that university neighborhoods are
one of the prime locations for car sharing not
only for their density and limited parking. but also
for their younger demegraphic groups, who seek
a less car-centric lifestyle. He says that
sometimes several students gather together to
use car2go for one-way trips to a commen
destination. Vetach notes that cities like Austin
do not have frequent transit service during
nighttime when many students rewurn from
avents.
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Chapter 20.04: Development Standards & Incentives
20.04.060 Parking and Loading

Table 04-10: Maximum Vehicle Parking Allowance
DU = dwelling unit sq. ft. = square feet

Use Maximum Vehicle Parking Allowance
Farm produce sales No limit
Real estate sales or model home No limit
Seasonal sales No limit
Special event No limit

(f) Accessible Parking

(1) Accessible spaces shall be provided and designed as required to meet the requirements of the
Americans with Disabilities Act (ADA) and the Indiana Building Code (I1BC).

(2) Each accessible space shall be located adjacent to an access aisle and as close as reasonably
practicable to the building entrance most accessible for the disabled.

(3) All accessible spaces shall be striped and have vertical signs identifying them as accessible spaces.

(4) Required accessible spaces shall count towards the number of maximum parking spaces permitted,
unless the maximum allowed number of parking spaces is 25 spaces or less.

(g) Adjustments to Minimum Parking Requirements

The amount of vehicle parking required pursuant to Table 04-9: Minimum Vehicle Parking Requirements,
may be adjusted by the factors listed in this Section 20.04.060(g). These adjustments may be applied as
part of the calculation of parking requirements and do not require discretionary approval by the City.

(1) Shared Parking Facilities

(A) Generally

i.  When reviewing a shared parking proposal, the City Planning and Transportation
Department shall consider any additional reductions in minimum parking requirements that
might otherwise apply pursuant to subsections (2) through (5) below, but such additional
reductions shall not apply to further reduce the shared parking requirements approved by
the City Planning and Transportation Department.

ii.  Where a minimum number of parking spaces are required by Table 04-9: Minimum Vehicle
Parking Requirements, the owners of two or more properties may join together to provide
the required parking spaces for their respective uses. Upon request by the owners and after
review of the request, the City Planning and Transportation Department may authorize the
shared use of parking facilities subject to the following:

iii. Inashared parking arrangement, each property shall provide a minimum of 60 percent of
the individual parking requirements provided in Table 04-9: Minimum Vehicle Parking
Requirements. In no case shall the total combined parking spaces be less than 120 percent
of the greater individual parking requirement.

iv. Any property using shared parking facilities shall be located within 600 feet of such parking
facility, using established sidewalks and crosswalks where available.

Bloomington, Indiana - Unified Development Ordinance 150
Adoption Date: January 14, 2020
Effective Date: April 18, 2020
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Chapter 20.04: Development Standards & Incentives
20.04.060 Parking and Loading

(B) Shared Parking Agreement
The property owner seeking leased spaces shall provide a recordable zoning commitment to
the Planning and Transportation Department stating that in the case where leased spaces are
no longer available, that an adequate parking alternative will be provided.

(2) Proximity to Transit
Except for single-family, duplex, triplex, fourplex, mobile home, and manufactured home residential
uses, the minimum parking required for development within one-quarter mile, measured radially in a
straight line, of a fixed transit station shall be reduced from those shown in Table 04-9: Minimum
Vehicle Parking Requirements by 15 percent.

(3) Affordable and Senior Housing
The minimum number of required vehicle parking spaces for multifamily residential structures shall be
reduced by 35 percent if:

(A)  The multifamily residential structure qualifies for the affordable housing incentives pursuant to
Section 20.04.110 (Incentives)

(B) A minimum of 75 percent of the dwelling units are restricted for lease or sale by persons 65
years of age or older.

(4) On-Street Parking
Any on-street parking space in which more than one-half of the area of the parking space abuts the
subject property, may be counted toward the minimum number of required vehicle parking spaces on
a one-to-one basis, subject to the following:

(A)  On-street parking may not be used to meet the minimum off-street parking requirements for
single-family, duplex, triplex, fourplex, mobile home, and manufactured home residential uses;

(B)  On-street parking that is subject to residential parking permit restrictions or other time
restrictions shall not be used to meet any minimum vehicle parking requirements for any use;

(C)  Each on-street parking space may only be counted once toward the parking requirements of
the abutting lot, regardless of the number of individual buildings or tenants on the lot.

(D)  On-street parking spaces shall be available for general public use at all times. No signage or
actions limiting general public use of on-street spaces shall be permitted.

(E)  No development or use approved with an on-street parking credit shall be considered
nonconforming if the on-street parking is later removed by City action and the remaining off-
street vehicle parking does not meet the minimum off-street parking requirements of this
chapter.

(5) Modification of Minimum Parking Requirement Based on Parking Study
If a petitioner submits a parking demand study demonstrating that anticipated off-street vehicle
parking demand for the proposed development, use, or combination of uses will be less than that
calculated from Table 04-9: Minimum Vehicle Parking Requirements, and the City Planning and
Transportation Department determines that the information and assumptions used in the study are
reasonable and that the study accurately reflects anticipated off-street vehicle parking demand for the
proposed development, use, or combination of uses, the City Planning and Transportation
Department may authorize a reduction in required off-street parking spaces based on that study.

Bloomington, Indiana - Unified Development Ordinance 151
Adoption Date: January 14, 2020
Effective Date: April 18, 2020
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Chapter 20.04: Development Standards & Incentives
20.04.110 Incentives

vi. Payment contribution rates.

(d) Sustainable Development

(1) Purpose
The Comprehensive Plan recognizes sustainability as a key component of nurturing Bloomington's
environmental integrity. The following incentives are intended to encourage the use of sustainable
development, rehabilitation, and retrofit practices in Bloomington beyond the baseline standards
required by this UDO.

(2) Eligibility
Projects seeking the sustainable development incentives established in Section 20.04.110(d)(3) shall
meet the qualifying criteria established in 20.04.110(a), shall be located on a previously developed
lot(s) served by water and sewer utilities for at least five years prior to construction of petitioner’s
project, and shall satisfy one of the following two options below:

(A) Option1
Projects seeking the sustainable development incentives established in Section 20.04.110(d)(3)
shall demonstrate compliance with at least four of the following six qualifying criteria:

i. Storm Water
The development site shall provide low impact development stormwater management by
installing permanent infiltration or collection features (e.g., swale, culvert outfall, rainwater
cistern) that can retain 100 percent of the runoff from at minimum, the 95th percentile (80th
percentile for development in the MD zoning district) of regional rainfall events, based on
the daily rainfall data and the methodology in the U.S. Environmental Protection Agency
(EPA) Technical Guidance on Implementing the Stormwater Runoff Requirements for
Federal Projects under Section 438 of the Energy Independence and Security Act or a
successor or replacement document issued by the EPA.

ii. Light Colored Hardscaping
At least 80 percent of horizontal hardscaping materials shall be installed with a solar
reflectance index (SRI) of 29 or greater. The SRI shall be calculated in accordance with
ASTM E1980. A default SRI value of 35 for new concrete without added color pigment may
be used instead of measurements.

iii. Covered Parking
1. A minimum of 75 percent of parking spaces shall be provided under cover. Any roof
used to shade, or cover parking shall:
[a] Have a three-year aged SRI of at least 32 (if three-year aged value information is
not available, use materials with an initial SRI of at least 39 at installation); or
[o] Be covered by energy generation systems, such as solar thermal collectors or
photovoltaics.
2. Parking calculations shall include all existing and new off-street parking spaces that are
leased or owned by the project, including parking that is outside the project boundary

but is used by the project. On-street parking in public rights-of-way is excluded from
these calculations.

3. Parking spaces within a parking structure shall count toward meeting this standard.

Bloomington, Indiana - Unified Development Ordinance 215
Adoption Date: January 14, 2020
Effective Date: April 18, 2020
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Chapter 20.04: Development Standards & Incentives
20.04.110 Incentives

iv. Cool or Vegetated Roof
Provide a roof meeting the standards in subsections (1), (2), or (3) below. Roofs containing
vegetation must follow landscaping standards pursuant to subsections 20.04.080(c): General
Landscaping, 20.04.080(d): Permitted Plant Species, and 20.04.080(e): Prohibited Plant
Species.

1. Cool Roof
Install a cool roof on at least 70 percent of the total roof surface using roofing materials
that have an aged SRI equal to or greater than the values in Table 4-21. If aged SRl is
not available, the roofing material shall have an initial SRI equal to or greater than the
values in Table 4-21.

Table 04-21: Minimum Solar Reflectance Index (SRI)

Slope Initial SRI Aged SRI
Low-sloped roof <212 82 64
Steep-sloped roof > 2:12 39 32

2. Vegetated Roof
Install a vegetated roof on at least 70 percent of the total roof surface using native or
adapted plant species. Vegetated roofing shall comply with ASTM E2400-06: Standard
Guide for Selection, Installation, and Maintenance of Plants for Green Roof Systems.

3. Combination Roof
Install a combination cool roof and vegetated roof, with each portion meeting the
applicable standards in subsections 1 and 2 above, and together covering at least 70
percent of the roof surface.

v. Solar Energy
Install on site solar photovoltaic system covering an area anywhere on the building or lot
equal to or greater than 35 percent of the total roof area of all primary buildings, or an area
equal to or greater than an amount required to provide 40 percent of estimated annual
average electricity used in all primary buildings. Other renewable energy devices may be
used in place of on-site solar panels so long as evidence of equivalent electricity generation
capacity is provided.

vi. Building Efficiency
Design the project to achieve improved building energy performance beyond the minimum
required building code standards by:

1. Demonstrating that the project qualifies for a minimum of 15 points from the LEED v4.1
BD+C Optimize Energy Performance credit; or

2. Demonstrating that the project qualifies for a minimum of 100 points from the
Assessing Energy Performance standards, as provided in Section 3.3.1.1 of the Green
Globes for New Construction v1.5 Technical Reference Manual.

(B) Option 2
Projects seeking the sustainable development incentives established in Section 20.04.110(d)(3)
shall submit proof that the project is being reviewed and expects to receive certification by the
following verified third-party sustainability programs:

Bloomington, Indiana - Unified Development Ordinance 216
Adoption Date: January 14, 2020
Effective Date: April 18, 2020
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Chapter 20.04: Development Standards & Incentives
20.04.120 Operation and Maintenance

Silver Certification by the U.S. Green Building Council (USGBC) Leadership in Energy and
Environmental Design (LEED) rating system;

Silver Certification by the Home Innovation National Green Building Standard (NGBS) Green
Certified rating system;

Petal Certification by the International Living Future Institute Living Building Challenge (LBC)
rating system; or

Three Green Globes Certification by the Green Building Initiative (GBI) Green Globes
Certification rating system;

Another verified third-party sustainability program producing equal or greater sustainability
benefits to at least one of the programs listed in subsections (i.) through (iv.) above, as
determined by the Planning and Transportation Director.

(3) Sustainable Development Incentives

(A) Single-Family, Duplex, Triplex, and Fourplex Uses

(B)

Single-family, duplex, triplex, and fourplex residential projects in the R1, R2, and R3 zoning
districts that satisfy the sustainable development criteria in Option 1 or Option 2 above shall
be eligible for the reduced bulk requirements established in Section 20.04.110(c)(5)(A)
(Reduced Bulk Requirements).

Single-family, duplex, triplex, and fourplex residential uses that satisfy the sustainable
development criteria in Option 1 or Option 2 above shall not be eligible for additional
primary structure height.

All Other Uses
Projects that satisfy the sustainable development criteria in Option 1 or Option 2 above shall be
eligible for additional primary structure height as established below:

One floor of building height, not to exceed 12 feet, beyond the maximum primary structure
height established for the zoning district where the project is located, as identified in
Section 20.04.020 (Dimensional Standards).

Projects that qualify for the affordable housing incentives in Section 20.04.110(c) (Affordable
Housing ) in addition to the sustainable development incentive in 20.04.110(d)(2) shall be
eligible for the additional incentive height described in Section 20.04.110(c)(5)(B)iv.

20.04.120 Operation and Maintenance

(a) Siltation and Erosion

)

Sedimentation basins and other control measures necessary to meet the requirements of Section
20.04.030(d) (Siltation and Erosion Prevention) shall be maintained by the property owner during
construction.

Any site stabilization measures shall be maintained by the property owner in perpetuity.

Sediment shall be removed to maintain a depth of three feet.

Bloomington, Indiana - Unified Development Ordinance 217
Adoption Date: January 14, 2020
Effective Date: April 18, 2020
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BLOOMINGTON PLAN COMMISSION CASE #: SP-15-20
STAFF REPORT DATE: July 13, 2020
Location: 325 E. 3" St. & 403 E. 3" St.

PETITIONER: Annex Student Living (Joy Skidmore)
409 Massachusetts Ave. Ste. 300, Indianapolis

CONSULTANTS: Smith Brehob & Associates Inc.
2755 E. Canada Dr. Ste. 101 Bloomington

REQUEST: The petitioner is requesting a site plan review of two 5-story mixed use buildings in

the MD-UV.

BACKGROUND:

Area: 0.8 acres (East — 0.4 acres & West — 0.4 acres)
Current Zoning: MD - UV

Comp Plan Designation: = Downtown

Existing Land Use: Dwelling, Multifamily

Proposed Land Use: Mixed-Use

Surrounding Uses: North — Commercial

South — Commercial (East) and Mixed-use (West)
East — Dwelling, Multifamily
West — Mixed-Use

REPORT: The properties are located at the northeast and northwest corners of E. 3™ St. and S.
Grant St. and are zoned Mixed-use Downtown (MD) and are within the University Village
Downtown Character Overlay (UV). Surrounding properties to the north are also zoned MD — UV
and include commercial uses (restaurant). The property to the east is also zoned MD — UV and has
been developed with multifamily dwellings (Colstone Square). The property to the west is also
zoned MD — UV and has been developed with a mixed-use building. The properties to the south
are zoned MD — DE. The property to the southeast has been developed with a commercial use, and
the property to the southwest recently received approval for the construction of a mixed-use
building. The western portion of the site features parcels which fall within the Restaurant Row
Local Historic District as well as a building which has been designated as contributing on the
Bloomington Historic Sites & Structures Survey. No development is proposed on these parcels
and the contributing structure is to remain.

The petitioner has designed the project to achieve the Tier 2 Affordable Housing Incentives
20.04.110 (c). The petitioner proposes to construct two new 5 story structures, one on the northeast
corner and one on the northwest corner of the 3 St. and Grant St. intersection. The east building
will contain a total of 53 units (57 beds), and the west building will contain a total of 49 units (53
beds). A total of 65 studio, 29 one-bedroom, and 8 two-bedroom units will be created throughout
the development. The east building will feature 4,425 sq. ft. of retail space on the ground floor
which is 75% of the 5,908 sf. total ground floor. The west building will feature 2,565 sq. ft. of
retail space on the ground floor which is 61% of the 4,627 sq. ft. The east building will contain a
total of 24 interior parking spaces; the west building will contain a total of 21 interior parking
spaces and 5 on-street parking spaces along S. Grant St. A driveway cut on S. Grant St. will be
closed with this development.
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MAJOR SITE PLAN REVIEW 20.04.110(b)(3)(B): Major site plan approval is required for all
projects, which qualify for the affordable housing incentive, and contain more than 50 dwelling
units. The proposed development contains 102 dwelling units, and will be utilizing Tier 2
affordable housing incentives in order to increase maximum building height, and a lower the
minimum parking requirements.

SITE PLAN ISSUES:

Non-Residential Uses on the First Floor: The site is required to have at least 50% of the ground
floor be dedicated to nonresidential uses, excluding parking, because of its frontage along E. 3rd
St. The proposed development meets this requirement. 75% of the east building’s ground floor
will be dedicated to nonresidential, and non-parking, uses. 61% of the west building’s ground floor
will be dedicated to nonresidential, and non-parking, uses.

Height: The minimum height in the MD-UV is 25’ and the maximum height is 3 stories, not to
exceed 40°. The proposed highest height of the east building is 5 stories at 64’ from average grade.
The proposed highest height of the west building is also 5 stories at 64’ from average grade. The
project will meet Tier 2 affordable housing incentive standards which allow the height of primary
structures to be increased by two stories, not to exceed 24°, beyond the maximum primary structure
height in the MD-UYV district. With the incorporation of the incentive, the proposal meets the Tier
2 height requirements.

Parking: The MD-UV district requires a minimum of 0.5 parking space per studio dwelling unit,
1 space per 1-bedroom dwelling unit, and 1.5 spaces per 2-bedroom dwelling unit. The east
building would be required to provide 38 parking spaces. As it contains 34 studio, 15 1-bedroom,
and 4 2-bedroom dwelling units. The west building would be required to provide 33 parking
spaces. As it contains 31 studio, 14 one-bedroom, and 4 two-bedroom dwelling units. The project
will meet Tier 2 affordable housing incentive standards which allow the minimum number of
required vehicle parking spaces for multifamily residential structures to be reduced by 35 percent.
With this Tier 2 reduction in required vehicle parking spaces the east building is required to provide
19 spaces, and the west building is required to provide 18 spaces. The project is proposed to
provide 24 on-site spaces in the east building, and 21 on-site parking spaces in the west building
with 5 on-street spaces on. S. Grant St. The proposal exceeds the Tier 2 minimum vehicle parking
requirements.

Access: The east building will feature 3 pedestrian entrances. The nonresidential uses will derive
access from an entrance along S. Grant St. The parking structure will derive access from a shared
entrance along E. 3rd St., and a shared entrance along S. Grant St. The residential dwellings units
will derive access from a shared entrance along E. 3rd St, and a shared entrance along S. Grant St.

The west building will feature 4 pedestrian entrances. The nonresidential uses will derive access
from an entrance along S. Grant St., and an entrance along E. 3rd St. The parking structure will
derive access from an entrance along E. 3rd St., as well as a second shared entrance along E. 3rd
St. The residential dwellings will derive access from a shared entrance along E. 3rd St.

The east building will feature a single vehicular entrance at the northwest corner of the property
with a drive cut along an alley to the north of the property. The drive cut appears to widen the
existing platted alley, as opposed to turning off the alley east of its intersection with S. Grant St.
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This drive cut may be required to be modified in order to meet entrance and drive standards, but
this general location will be utilized. The petitioners are proposing the further improve the alley in
order to grant the building vehicular access.

The west building will feature a single vehicular entrance at the northwest corner of the property
which derives access from an alley to the north of the property. The existing driveway on S. Grant
St. will be closed and the sidewalk and street tree pattern will be completed.

Bicycle Parking/Alternative Transportation: Developments in the MD-UV district are required
to provide bicycle parking, for residential uses, at 20% of the provided vehicle parking spaces or
one space per 5 bedrooms whichever is more. The east building will be required to provide 11
bicycle parking spaces for the residential dwellings. The west building will be required to provide
10 bicycle parking spaces for the residential dwellings. Both buildings will meet their minimum
requirement for bicycle parking.

Developments in the MD-UV district are required to provide bicycle parking, for commercial uses,
at 10% of'the provided vehicle parking spaces; with a minimum of 6 bicycle parking spaces being
provided. The east building provides no dedicated commercial parking. The west building provides
no dedicated commercial parking. The east building contains 2 bicycle parking spaces for
commercial uses. The west building contains 7 bicycle parking spaces for commercial uses. The
east building will be required to provide an additional 4 bicycle parking spaces. A condition of
approval has been included for clarification. The west building exceeds the minimum number of
required bicycle parking spaces.

Architecture/Materials:
Primary Building Roof Design: The proposed east and west buildings will feature flat
roofs with parapets. This design is permitted in the general MD-UV area.

Upper Floor Facade Stepback: The proposed east and west buildings will feature a 15’
stepback on the floors above the third story along W. 3 St. and S. Grant St. This meets
the required stepback for developments in the MD-UV.

Windows and Doors on Primary Facades: The general MD-UV district requires that
50% of primary fagades utilize transparent glass or framed facade open areas consisting of
display windows, entries and doors. The current designs of the east and west buildings both
satisfy this requirement.

Primary Pedestrian Entrances: The MD-UV district requires that primary pedestrian
entrances provide at least two architectural design features from the list on Table 02-27.
Each of the entrances will feature canopies. The commercial entrances along S. Grant St.
will feature a landscaped patio area with outdoor seating for at least eight persons. The east
building’s W. 3" St. entrance will feature an entry door recessed at least four feet from the
sidewalk edge. The west building’s W. 3™ St. entrance will feature an entry door recessed
at least four feet from the sidewalk edge. While the primary pedestrian entrance design
meets minimum MD-UV district standards, the Department encourages additional
architectural design features on the S. 3™ St. frontage that could make the design more
pedestrian friendly.
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Primary Building Articulation: The MD-UV district requires primary building
articulation for facades. Both the east and west buildings will meet the minimum
modulation along E. 3" St. and S. Grant St.

Facade Materials: The primary building materials for both the east and west building
include brick veneer. The secondary materials for both the east and west building include
fiber cement panels. These are both permitted fagade materials in the MD-UV.

Street Trees: Street trees will be required along both E. 3™ St and S. Grant St. A minimum of one
canopy tree shall be planted per 40 feet of property that abuts a public right-of-way. The proposed
site plan meets this requirement. The City’s Urban Forester will need to be consulted about the
species of street trees which can be utilized with this development.

Landscaping: With this petition, there would be new landscaping required to be installed on the
site. A landscape plan that meets all UDO requirements, including required street trees, must be
submitted prior to approval of a grading permit. A condition of approval has been included for
clarification.

Impervious Surface Coverage: The general MD-UV allows for 85% impervious surface
coverage. The east building is proposed to cover 85% of the lot in impervious surfaces. The west
building is proposed to cover 80.9% of the lot in impervious surfaces.

Tier 2 Affordable Housing Incentive Criteria: Tier 2 Incentives require that at least 60 percent
of the total gross area of the building be dedicated to residential dwelling units; and a minimum of
7.5 percent of the total dwelling units are income-restricted permanently to households earning
below 120 percent of the HUD AMI for Monroe County, Indiana; and a minimum of 7.5 percent
of the total dwelling units are income-restricted permanently to households earning below 80
percent of the HUD AMI for Monroe County, Indiana. The developer is working with the Housings
and Neighborhood Development Department to ensure compliance with these requirements.

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

1.) Provide a compliant Landscape Plan before the issuance of a grading permit.

2.) Provide at least 5% of the parking spaces with fast-charging EV charging stations.

3.) Submit to the P&T department for approval the design plans and a maintenance plan for the
green roof before the issuance of a building permit.

4.) Design the structures with some green building practices.

5.) Provide space to stage recyclable materials.

CONCLUSION: This petition meets the MD-UV development standards with the following
exceptions: maximum height, minimum required vehicle parking, minimum required bicycle
parking, and minimum on-site landscaping requirements. The project will satisfy the Tier 2
affordable housing incentive criteria which will allow the project to achieve the proposed extra
height, and reduced number of vehicle parking spaces. The east building will be required to provide
an additional 4 bicycle parking spaces in order to meet UDO standards, and a compliant landscape
plan will be required before a grading permit will be issued. The Department believes that with
the aid of the incentives, the development provides much needed housing for a wide array of
tenants in an ideal location, while meeting the design and aesthetic goals of the UDO.
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RECOMMENDATION: The Planning and Transportation Department recommends that the Plan
Commission adopt the proposed findings and approve SP-15-20 with the following conditions:

1. This project is approved pursuant to compliance with the Tier 2 Affordable Housing
Incentive criteria, as outlined in the petitioner statement and this report, and will have to
meet all requirements association with such Incentives.

2. The petitioner will provide the additional required number of bicycle parking spaces for
the commercial uses in the east building on the site plan prior to the issuance of a grading
permit.

3. A landscape plan that meets all UDO requirements, including required street trees, must be
submitted and approved prior to issuance of a grading permit.



66

City of Bloomington
Bloomington Environmental Commission

MEMORANDUM

Date: July 13, 2020

To: Bloomington Plan Commission

From: Bloomington Environmental Commission
Subject: SP-15-20: Annex Student Living

3" and Grant Streets

The purpose of this memo is to convey the environmental concerns and recommendations for conditions
of approval from the Environmental Commission (EC) with the hope that action will follow to enhance
its environment-enriching attributes. The EC reviewed the petition and offers the following for your
consideration.

Comments

1.) LANDSCAPE PLAN
A compliant Landscape Plan shall be approved prior to the issuance of a grading permit.

2.) ELECTRIC VEHICLE CHARGING

The EC recommends the Petitioner install electric vehicle charging stations. According to Climate
Central, in 2018, more than 360,000 electric vehicles were sold in the United States. That represents an
increase of 81% over 2017. The EC does not expect a one year increase in EV sales of §81% in
Bloomington, but new developments should prepare for some gain.

If only 5% of the spaces contained EV chargers, it would be a small start. However, the EC believes
that may be a reasonable amount to begin with. Thus, the EC recommends that at least 5% of the
parking spaces be equipped with fast-charging EV charging stations.

3.) ROOF

The plan depicts portions of the roof as “green roof.” Please provide the details of the design, plants,
irrigation, and stormwater capture, as well as a maintenance plan for the green roof. The Petitioner shall
submit a detailed maintenance plan to the Planning and Transportation (P&T) Department for approval.

4.) SUSTAINABLE/GREEN BUILDING PRACTICES
The EC is disappointed that the Petitioner has not committed to any green building practicing except for
showing some green roof in a rendering. The Petitioner’s Statement says the developer is interested in

401 N. Morton St., Suite 130 ¢ Bloomington, IN 40402 Phone: 812.349.3423
www.bloomington.in.gov
environment@bloomington.in.gov
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reviewing a few practices, but that is meaningless. Furthermore, to list under Environmental
Considerations that the building shell will meet minimum performance requirements is misleading.

5.) RECYCLING

Space should be provided to accommodate material intended for recycling, just the same as for trash.
Recycling has been common practice in Bloomington for many years, and has become the convention.
Residents of multi-family complexes continuously complain about their apartments not providing
recycling. It is now as expected as providing for trash removal.

Recommended Conditions of Approval

The EC recommends that the following list be included as conditions of approval.
1.) Provide a compliant Landscape Plan before the issuance of a grading permit.
2.) Provide at least 5% of the parking spaces with fast-charging EV charging stations.

3.) Submit to the P&T department for approval the design plans and a maintenance plan for the green
roof before the issuance of a building permit.

4.) Design the structures with some green building practices.

5.) Provide space to stage recyclable materials.
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City of Bloomington Planning Department
P.O. Box 100
Bloomington, IN 47402

Attn: Mr. Ryan Robling
Re: Annex Bloomington

PETITIONERS STATEMENT - Architectural

Dear Mr. Robling,

The Annex Group is pleased to submit the attached apartment development The Annex 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.

Apartment Types Count Beds

East Building

Studio 34 Units 34 Beds

1 Bedroom 15 Units 15 Beds

2 Bedroom 4 Units 8 Beds
53 Units 57 Beds

West Building

Studio Apartment 31 Units 31 Beds

1 Bedroom 14 Units 14 Beds

2 Bedroom 2 Units 4 Beds
49 Units 53 Beds

Property density:

The project seeks to provide workforce housing units on both sites. This type of housing is not regulated
from a standpoint of density under the UDO and is governed by massing and overall height of the building.
The calculated density of the project is outlined below based on the unit counts outlined above.

East Building West Building
Site: 17,437 sf = .4 acres Site: 13,588 sf = .31 acres
Units/ acre = 133 Units/ acre = 158
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Project Location

The project is located at the corner of 3 Street and Grant Street in the University Village Downtown
Character Overlay District. The surrounding land use includes commercial buildings to the east and west
of the sites (on 3 Street) and Restaurant Row on 4™ street north of the alley. Commercial buildings are
located immediately south of the sites on 3™ Street with a multifamily residential building southeast of the
site on 3™ Street. The lot currently has several small one and two story buildings of commercial and
apartment rental buildings which will be removed to allow for the proposed development.

The proposed project/ sites do not include any land parcels or structures that are designated Historic or
Contributary Historic structures.

Project Concept

The project is being designed to provide workforce housing for the City of Bloomington, IN. The site
constraints are a heavy influence in the project design and are reflective in the proposed building design.
The project meets the requirements for Tier 2 Incentives as has included 2 additional stories above the
allowable 3 in the UDO.

The project sites have severe slopes across and the project will require the use of the 64 ft allowable
building height in order to provide the interior residential ceiling heights set by market conditions and the
required ceiling heights of retail spaces on the ground floors.

The building elevations are reflective of the UDO massing and articulation requirements, which in turn also
have influenced the placement of units and distribution of units within the massing. Enclosed parking has
been provided for each building and access to the parking has been aligned with existing curb cuts and
traffic patterns. On street parking has also been provided on Grant Street that can support the proposed
retail uses.

The building massing conforms to the required “Build to Range” and “Building Step backs” of the UDO
MD-UV and Downtown Core Character regulations. The primary building materials on the lower 3 floors is

a combination of masonry (brick) and glazing (storefront).

Non-Residential space - Retail

Retail space is required in the University Village Downtown Character Overlay District to be 50% of the
ground floor footprint that is “not” dedicated to parking. The project meets this requirement and an outline
of this is provided below:

East Building Retail = 4,425 sf (75%)
Ground Floor (excluding parking) = 5,908 sf West Building
Annex Bloomington — Petitioner Statement June 29, 2020

The Annex Group Page 2
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Ground Floor (excluding parking) = 4,327 sf
Retail = 2,565 sf (61%)
Parking Counts (Table 4-9, 4-10)

72

The proposed project has provided parking that meets or exceeds the requirements of the UDO. Since the
project qualifies as a Tier 2 Incentive, a 50% reduction of required parking is allowable through Tier 2
incentives. The commercial use proposed has no minimum parking requirements under the UDO but the
project has provided 5 on street parking spaces to support this use.

Parking totals for each site are as follows:
East Building

Required = 19 spaces
Provided = 24 spaces

Windows (Table 02-26)

West Building
Required = 18 spaces
Provided = (26) 21 spaces + 5 Street Spaces

Windows and doors on the primary fagade of each building have been designed to exceed the required
percentage of openings. Windows on the ground floor (minimum 60% of wall area) are configured in
storefront sections that reflect the historic character of the city and are proportioned to work with the

module design of the facade.

Windows and doors located in the upper floors (minimum 20% of wall area) and within the residential units
meet or exceed the proportion of 1.5 times the width of the window unit and the primary window type is a
double hung unit. picture units are sometimes combined with the double hung units to increase the
amount of daylight into the residential units. Exterior doors within residential units are sliding doors in

either double or triple door configurations.

East Building

Ground Floor (facing the street) = > 50% of
wall area

Upper Floors (facing the street) = > 20% of
wall area

West Building

Ground Floor (facing the street) = > 50% of
wall area

Upper Floors (facing the street) = > 20% of
wall area

Annex Bloomington — Petitioner Statement
The Annex Group

June 29, 2020
Page 3
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Parking Garage

Enclosed parking is located on the ground level of each building and provides the required parking spaces
for the residential uses. The 20’-0’ parking setback is not required for enclosed parking.

East Building

Parking access is from Grant Street and utilizes an existing curb cut serving the unimproved alley north of
the site. The parking area in this building is partially underground and fully enclosed and provides for ADA/
Van accessible spaces required by code.

West Building

Parking access is from the existing alley on the north side of the site. The alley is currently one way from
Grant Street west. Vehicles will enter the garage from the east and exit the garage to the west using the
alley. The parking garage is partially enclosed and fully above grade. Openings have been provided on
the east and west side of the garage to allow for natural ventilation of the parking garage to meet building
code requirements.

Site Accessibility

Each building provides for accessible entrances to the retail and residential buildings. Entrances are
located adjacent to the public right-of-way for public access to the retail and residential. Private access to
the residential units via an interior parking garage also allows for accessible routes from accessible
parking spaces to the building lobby.

No commercial parking is required but on street parking has been provided on the west side of Grant
Street to support the retail spaces in both the East and West Buildings.

Accessible curb cuts are provided at the intersection of 3@ and Grant Streets adjacent to the project sites.

Annex Bloomington — Petitioner Statement June 29, 2020
The Annex Group Page 4
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Building Facade modules

The building designs proposed provide the required modulation of building facades.

East Building

3" Street; Building width = 122.83 ft
Modules; 50 ft; 24.67 ft; 48.17 ft
Offset; 6.17 ft (5%)

Grant Street; Building width = 129.25 ft
Modules; 40.17 ft; 50 ft; 19.83 ft; 19.33 ft
Offset; 11 ft (8.5%); 25.17 ft (19.5%); 18 ft (14%)

West Building
31 Street; Building width = 132.17 ft
Modules; 50 ft; 32.17 ft; 50 ft

Grant Street; Building width = 54.25 ft
Modules; 38.5 ft; 15.75 ft

Building Height

The project sites have severe slopes generally from a high point on the Southeast corners of the sites and
a low point on the Northwest corners of the sites. The change in grade is approximately 9 ft on each site.
Building height per the UDO is measured from the average grade elevation of each site to the top portion
of the building fagade.

All entrances to the building have been coordinated with the existing/ proposed grades adjacent to or
within the right-of-way (ROW). Portions of the interior space within the building may be above or below the
exterior grades due to the sloping site conditions.

East Building

The average grade elevation of the east site is 753.25 ft. The proposed building is proposed to have a
maximum building height of 5 stories / 64 ft (3 stories/ 40 ft base zoning + 2 stories/ 24 ft Incentive)
measured from the average grade elevation. This height shall be to the highest point of the roof parapet.

West Building

The average grade elevation of the east site is 745.00 ft. The proposed building is proposed to have a
maximum building height of 5 stories / 64 ft (3 stories/ 40 ft base zoning + 2 stories/ 24 ft Incentive)
measured from the average grade elevation. This height shall be to the highest point of the roof parapet.

Annex Bloomington — Petitioner Statement June 29, 2020
The Annex Group Page 5
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Building Materials

All street and non-street facing facades of the proposed project have the following “allowable
and “secondary” materials listed in Table 02-29 for the DC district;

primary”

East Building
Primary materials proposed: brick veneer
Secondary materials proposed; fiber cement panels

West Building

Primary materials proposed: brick veneer
Secondary materials proposed: fiber cement panels

Building Step Back (20.02.060.a.5.b)

The Downtown Core Overlay requires that any building over 3 stories step back a minimum of 15’ from the
face of building below. The project is utilizing Tier 2 incentives and includes 2 additional stories above the
maximum 3 story limit for this zoning district.

The proposed project includes 15 ft step backs from the face of building below at all portions of the
building facades facing Grant Street and 3™ Street. This step back occurs at the 4" and 5" floors of each

building.

Portions of the buildings not located or facing Grant Street and 3™ Street are not governed by this code
requirement.

Bike Storage/ Parking

Both buildings meet the requirements an no variation for this requirement is being requested. The project
proposes to meet the required bike parking count in each building as Class | bike parking.

East Building West Building

Required/ Residential = 12 spaces Required/ Residential = 10 spaces
Required/ Commercial = 0 spaces Required/ Commercial = 1 space
Provided = 12 Spaces Provided = 11 spaces

Annex Bloomington — Petitioner Statement June 29, 2020

The Annex Group Page 6
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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. As such, we are reviewing the incorporation of the following into the project:

e “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.
Energy efficient “Energy Star” appliances.

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

Building shell and demising wall insulation that meets or exceeds the code required minimum
performance requirements.

Build to Range (Table 02-18)

The UDO Downtown Core Overlay requires that 70% of the building fagade be located within the “Build to
Range” of 0-15 ft.

East Building
The east building meets this requirement.

Seventy percent (70%) of the building fagade adjacent to Grant Street is located within the “Build to
Range” zone. One Hundred (100% of the building fagade adjacent to 3™ Street is located within the “Build
to Line” zone

West Building
The west building meets this requirement.

One Hundred percent (100%) of the building fagade adjacent to Grant Street is located within the “Build to
Range” zone. One Hundred (100% of the building fagade adjacent to 3™ Street is located within the “Build
to Range” zone

Annex Bloomington — Petitioner Statement June 29, 2020
The Annex Group Page 7
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Building Entrances

East Building

The building has met the requirements of the UDO by providing a entrance on each fagade facing a public
street. The retail space located on Grant Street and has the primary entrance in the middle of the building
facing the street. Th residential entrance is recessed from the street in order to allow for the required
amount of pervious surface area but also faces the street as required.

The residential building also has a secondary entrance that is located on 3 Street and is located mid-
building.

West Building

The building design has met the requirements of the UDO by providing an entrance on each fagade facing
the street. The retail entrance has been located on Grant Street and relates to the retail space provided in
the east building as well as a continuation of the retail long 4™" street/ Restaurant Row.

The residential entrance is located on 3™ Street. The residential entrance is located so it can allow direct
access from the parking garage and exterior of the building.

All entrances are accentuated with canopies and glazing per the UDO requirements and Design
Guidelines.

Encroachments:

The project will require the following encroachments with the city:

e East building - First Floor canopy into 3™ Street ROW up to 6 ft and a minimum height of 7ft above
finished grade.

e East building — First floor canopy into the Grant Street ROW up to 6 ft and a minimum height of 7 ft
above finished grade.

e West building — First Floor canopy into the 3™ Street ROW up to 6 ft and a minimum height of 7 ft
above finish grade.

o West building — First floor canopy into the Grant Street ROW up to 6 ft and a minimum height of 7
ft above finished grade.

Trash Removal

Trash removal has been provided off the north alley for both sites. Trash rooms are located within the
buildings and shall be removed for pickup only.

Anticipated Waivers

Annex Bloomington — Petitioner Statement June 29, 2020
The Annex Group Page 8
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i -~ Annex Bloomington - 3rd & Grant -

i s SITE SUMMARY - EAST LOT .L 7
l »
1 Location Bloomington, IN 2
Proposed Uses Mixed Use Retail and Parking - Type |/ Residertial - Type V.
Zoning MD-UV Mixed Use-University Village Overlay
Proposed Same
Site Area 17437 ¢
i 040 AC
Total DU 530U
Density 132.40 DUE/AC
- [UNIT SUMMARY - EAST LOT
Residential Area Unit Counts by Level Project Totals
Average Net Total | Total | Total Net
Rentable. Unit | Bed | Rentable
. Unit Type 0 BA AreaNRSF | L1 14 | 15 |count|count| Area %
N S—— Studio BO-1€ 1 1 450 3 3] 14 1 6300 2642
f | ELISTING 1 ¥ L 1 1 45| FY Y I 2670]  11.32%]
v 2 STORY i =N ~ | 1 1 520 oo oo 7%
N.IC. i i A v S =~ P 1 1 40| 2[ 1080) 3.77%]
| ! - — _ 1 1 490) 2[ 2 980] 3.77%|
1 1 580) 2l 2 1160 3.77%]
H i . Studio BO-7€ 1 1 570 1 2] 2 1190 3779
] - Studio B0-8E 1 1 420 i1 2] 2 sa0] 3779
i
TRASH - i L] i 1 300) 1 o 1 1 o 4 3200 7.55%|
_ 1 1 715] ) 2 4 4 2860 7.55%|
| ‘J/ — 1 1 740) 1] 11 740 1.89%]
J\” ‘ﬂ bot 1 1 750) 2| 2f 4 4 3000| 7.55%|
_ \ _ i 1 1 680] 1] 2f 9 1360| 3.77%|
/ i 2Bed B2-1€ 2 1 1,200 I P 2400| 3.77%|
= SURFACE 2BedB22¢ 2 1 983| i 1 2 4 1970 3.77%]
/
_ LOT 7 R ﬂ 15| 16| 11] 11] 53] 57 31780 100%|
| \ ﬁ |
A i L | =
_ ﬁ L | I |AREA CALCULATIONS - EAST LOT
i L T Gross | Residential| Parking | Retsll | Common | Efficiency Terrace®
7 i i 1 Floor SF NRSF GSF GSF SF % GSF.
_ ] i 13724 7816 4562 1346
! i i vy _ _ 11226 9441 1785  8a% 1150
M LI VA 11226 9441 1785 sa% 9|
_ \ / | 8360 6793 »mﬂA 81% o
%M L _ 8360, 6793 1567 81% o|
| o i \ / Total 52896 32068 7816 as62 8050 o
T %M = = _ Not Included
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Annex 3rd & Grant - Zoning Criteria East Lot -
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Annex Bloomington - 3rd & Grant

'SITE SUMMARY - WEST LOT.

Location
Proposed Uses

Bloomington, IN
Mixed Use Retail and Parking - Type | / Residential - Type V

Zoning MD-UV Mixed Use-University Village Overlay
Proposed Same
Site Area 13588 SF
0.31 AC
Total DU 49 DU
Density 157.08 DUE/AC
'UNIT SUMMARY - WEST LOT
Residential Area Level Project Totals
Total | Total | Total Net
Unit | Bed Rentable
Unit Type BD BA 2 3 4 L5 | Count | Count Area
Studio BO-1W. 1 1 5| 5| 5| 5 20, 20| 9100
Studio BO-2W. 1 1 1) 1] 1 1 4 4 2020
[StudioBO3W 1 1 i 2[ 2 1000|
|Studio BO-4W 1) 1] 2 1140|
Studio BO-5W. 1 1 1] 1] 2 2| 1020|
Studio BO-6W 1 1 1 1 2 2| 990)
|1Bed B1-1W 1 i 1 1150| X
[1Bed B1-2W 1 i 1 1680| X
1Bed B1-3W 1 1 1370]  4.08%|
1Bed B1-4W 1] 1] 1550 X
1Bed B15W i 1 1540
1Bed B1-6W 1 1 1] 1] 2 1380|
1Bed B1-7W 1 1 d 1 1 855
|2 Bed B2-1W. 2 2 1) 1] & 4 2290
|2 Bed B2-2W. 2 2 1 1 2 4 1920 .
| 1] 1a] 10 11| as[ s3] 29,005 100%|
Gross. Residential Retail ‘Common Efficiency Terrace*
Floor % GSF.
L1 1671
L2 1834 82%
[5) 1834 8%
L4 1371 83%
LS 1371 83%
Total 8081
Not Included
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Annex 3rd & Grant - Zoning Criteria West Lot
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BLOOMINGTON PLAN COMMISSION CASE #: Z0-16-20
STAFF REPORT DATE: July 13, 2020
LOCATION: 2300 W. Tapp Rd.

PETITIONER: Duncan Campbell
2300 W. Tapp Rd., Bloomington

REQUEST: The petitioner is requesting to rezone 19.73 acres from Employment (EM) to
Residential Estate (RE).

BACKGROUND:
Area: 19.73 acres
Current Zoning: EM
Comprehensive Plan
Designation: Employment Center
Existing Land Use: Dwelling, Single-Family (Detached)
Proposed Land Use: Dwelling, Single-Family (Detached)
Surrounding Uses: North — Vacant
South — Vacant Quarry (Monroe County)
East —Park

West — Vacant

REPORT: The 19.73 acre property is located at 2300 W. Tapp Rd. The property is currently
developed with a State historically designated single-family dwelling. The surrounding properties
to the north and west are vacant and are both zoned within PUDs, RS/PUD/BL/PCD-64-94 (North)
and PUD-06-06 (West). The property to the east is zoned Employment and has been developed
with a City of Bloomington Park (Clear Creek Trail). The property to the south is owned by the
petitioner and is outside of the City of Bloomington’s jurisdictional boundaries. The nearest
residential properties is Regency Adams Village and is to the northeast of the property at 2182
W. Tapp Rd. The property fronts on W. Tapp Rd.

The petitioner is requesting to rezone the property from Employment (EM) to Residential Estate
(RE). The property was annexed by the City of Bloomington and zoned Quarry (QY) as the
property and surrounding areas have historically featured stone quarries. The property’s zoning
designation changed to EM in April 2020 as part of the Conversion Map and adoption of the
current UDO. The rezone is requested in order to allow for construction of an addition to the
currently existing single-family dwelling on the property. The historic, current, and proposed use
of the property is “Dwelling, Single-family Detached” which is not a permitted use in the EM
district. Because the current use is not permitted in the EM district it is considered legal
nonconforming and cannot be expanded. The currently existing structure has been in existence
since 1855.

COMPREHENSIVE PLAN: This portion of W. Tapp Rd. is designated as ‘Employment Center’
in the Comprehensive Plan. The intent of the district is to provide locations for business and
professional offices, light assembly plants, flex-tenant facilities, and research and development
centers. The Comprehensive Plan acknowledges minor oversights may arise from its “broad
brushed” approach to land use mapping and as such intends for flexibility while evaluating parcel-
level considerations. The Department feels that while the Employment Center designation is
suitable for many of the surrounding parcels and uses, it may not be suitable for this individual
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property. The Comprehensive Plan contains the following goals and policies as guidance when
determining land use:

Goal 2.2 Preservation: Preserve assets of historical, architectural, archaeological, or
social significance.

Policy 5.2.3: In historic neighborhoods and districts, preserve or enhance authentic design
characteristics, such as building form, by encouraging new or remodeled structures to be
historically compatible with the neighborhood and adjacent structures. Design elements
from the prevailing existing neighborhood fabric should be utilized in new building and
renovation, even if the overall building design is more contemporary.

Historic Preservation: To enhance our sense of community, to preserve the stories of
older cultures found in the landmarks and landscapes we visit, and to protect the memories
of people, places, and events honored in our local monuments and markers. Historic
preservation can apply to individual buildings or neighborhoods and is an essential
component to maintaining the unique character of our community.

The Comprehensive Plan also gives guidance on protecting historic and environmental resources:

Comprehensive Plan Purpose: The plan should be used to assist the mayor, City Council,
Plan Commission, and City staff to ensure that development decisions are balanced with
the protection and conservation of natural, cultural, and historic resources according to
public preferences and input.

Vision Statement Principle 9: Nurture a resilient, environmentally responsible
community by judiciously using our scarce resources, enhancing our natural assets,
protecting our historic resources, and supporting a vital local food system.

Vision Statement Principle 12: Recognize the many virtues of historic preservation,
rehabilitation, and reuse of our historic structures.

Goal 3.4: Increase the areas of native shrubs, trees, and herbaceous plants to increase
ecosystem services associated with green infrastructure, including improved soil, air, and
water quality and increased carrying capacity of pollinators, birds, and other wildlife.

The Comprehensive Plan also gives guidance which aligns with the specific and general goal of
allowing residents to age in place that this petition is attempting to achieve:

Vision Statement Principle 3: Meet basic needs and ensure self-sufficiency for all
residents.

Goal 1.2 Health & Safety: Support programs and strategies that sustain and enhance the
health and safety of residents and visitors.

Policy 4.4.5: Encourage special design qualities such as universal design, 1-2 bedroom
limits, adequate storage space, and use of sustainable and enduring materials, that promote
housing which is built for all citizens and for a range of ages and affordability options.
Policy 5.3.2: Enable seniors to remain in their own homes to “age in place”.....

Policy 5.3.3: Support home modifications (e.g. Universal Design standards) for non-
student-oriented, multifamily housing to accommodate the needs of older adults and
people with disabilities, including designs that allow for independent living, various
degrees of assisted living, and/or skilled nursing care.
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The proposed rezoning from EM to RE will allow the site to achieve the listed goals. The property
has been used as a single-family dwelling for 165 years and is within a State of Indiana historic
district (Borland House and Furst Quarry State Listed Historic District). The property features a
large wooded area which has been untouched by development. The proposed addition would allow
for the petitioner to stay in their home and age in place, continuing his stewardship and protection
of'the home and its surroundings.

ISSUES:

Dimensional Standards: The RE district has a minimum rear building setback 60 feet. The current
structure is set back 60’from the rear property line. The proposed addition will encroach 35’ into
the rear building setback, and will require a variance in order to be constructed. The property to
the south of the site is owned by the petitioner and is outside of the City of Bloomington
boundaries.

Accessory Uses and Structures: The RE district allows for accessory structures with a maximum
cumulative footprint of 50% of the square footage of the primary structure. The current primary
structure is 2,077 square feet. The maximum footprint for an accessory structure on this property
is limited to 1,038 square feet. The site currently features 3 existing accessory structures with a
cumulative footprint of 3,366 square feet, which is 2,328 square over the maximum allowable for
the property. A variance will also be required to legitimize the existing accessory structures on the
site.

20.06.070(b)(3)(E)(i)(1) ZONING MAP AMENDMENT PLAN COMMISSION REVIEW
AND RECOMMENDATION:

[a] The recommendations of the Comprehensive Plan;

Proposed Finding: The Comprehensive Plan designates this property and surrounding area as
‘Employment Center.” When determining future land uses for the City the Comprehensive Plan
did not attempt a parcel-level evaluation and instead attempted to identify larger portions of
the city where land uses could be most suitable. This approach can cause some outlier parcels
to be inadvertently identified as districts that are not compatible with their built environment
or environmental characteristics. That is especially the case for properties containing sensitive
historic structures. This property has been used as a single-family dwelling for more than 150
years, and will very likely continue to be used as such in the future due to its characteristics
and historic classification. This proposal would allow for the current use to be permitted within
the proposed district and help ensure the long term preservation of the historic structure on the

property.

The Comprehensive Plan gives guidance to land use decisions throughout the city. This
guidance includes goals which seek to preserve unique historic properties throughout
Bloomington. This property contains a historic structure that is over 150 years old and is within
a State of Indiana historic district. The Comprehensive Plan also gives guidance to enhance
health and safety for the city’s residents. The proposal would allow for an expansion to the
existing use allowing the current residents to build an addition which will help them age in
place.

[b] Current conditions and character of structures and uses in each zoning district;
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Proposed Finding: The current condition of structures and use on the property align with RE
district standards. The UDO has identified the purpose of the RE district as:

The RE district is intended to provide residential development on large lots while
allowing for limited agricultural and civic uses and protecting sensitive
environmental resources

The current use as a single-family dwelling on a 19.73 acre heavily wooded property would be
suitable within the RE district. The historic residence on the property would be a permitted use
within the RE district and be allowed to continue and expand as a legal use.

(A) The most desirable use for which the land in each zoning district is adapted;

Proposed Finding: The property contains a historic single-family dwelling which is unique
and should be preserved. The historic nature of the property makes for a single-family use to
be the most desirable use for the property, as its loss would be detrimental to the character of
the city. The property is heavily wooded and the RE district would help further protect
environmental assets within the city.

(B) The conservation of sensitive environmental features;

Proposed Finding: The property is heavily wooded. The RE district would allow for the long
term conservation of this wooded area, as it would limit the use of the property to largely
single-family and light agricultural uses. The proposed rezone would also have a protective
effect on the property even if the surrounding properties develop in the future.

(C) The conservation of property values throughout the jurisdiction; and

Proposed Finding: The property is currently developed with a single-family dwelling and has
caused no detrimental effects to the surrounding property values. The property to the north and
west are currently vacant. The property to the east is home to Clear Creek Trail. The property
to the south is owned by the petitioner, is outside of the City’s jurisdictional boundaries, and
is a vacant quarry. No negative effects are expected as a result of this rezoning.

CONCLUSION: The Department promotes rezoning a property which has unique historic and
environmental characteristics which should be preserved. The Comprehensive Plan gives guidance
which supports the preservation of both historic and environmental features, as well as giving
guidance to help assist residents continue to live in their homes and age in place. When this
property was annexed by the City it carried forward the zoning from Monroe County because the
property was in the former Areas Intended for Annexation. However that designation, Quarry, was
a historic remnant of the former quarry property to the south because they have often been under
single ownership. While Quarry was consolidated into Employment with the Conversion Map, the
designation is not appropriate for this large residential property. The current zoning district does
not allow for the expansion, or any development, of the current and historic use. While the
Comprehensive Plan does identify this area as ‘Employment Center’ this is a result of using the
existing zoning as a guide and the desire to not make granular decisions about individual properties
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and instead focus on broad strokes for large areas of the city. Parcel-level changes were not part
of the Conversion Map process, but the possibility that some would need to be addressed was
anticipated for the Zoning Map process. There are residential land uses in the area with Regency
Adams Village and other single-family houses less than half a mile from the property. The
Department believes that aligning the zoning with the use that will best protect the historic
structure and the surrounding property is in line with the intents of the Comprehensive Plan. The
rezone to a single-family district will also require future uses on surrounding properties to be
setback further than they would otherwise be required to if this property were to remain zoned EM,
further protecting the historic and environmentally sensitive property. Allowing the rezone will
allow the desired addition, improving the chance of long-term stewardship and care of the site,
while allowing the long time owners to age in their home.

RECOMMENDATION: Based on the findings of fact in the report, the Department recommends
forwarding this petition to the Common Council with a positive recommendation with the
following conditions:

1. The proposed addition to the structure must receive a variance from the Board of Zoning
Appeals in order to encroach into the rear building setback.

2. The property must receive a variance from the Board of Zoning Appeals in order to
legitimize the existing accessory structures on the property.
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PETITIONER’S STATEMENT

Request to rezone 19.73 acres from Employment (EM) to Residential Estate (RE)

Duncan Campbell & Cathy Spiaggia, owners/petitioners
2300 West Tapp Road
Bloomington, IN 47403

We purchased this 19.73 acre site, a portion of the original 1830’s Edward
Borland farm, in 1986, and two years later purchased an additional adjoining 32
acres of the original farmstead. The 19.73 acres was annexed into the City in the
early 2000’s; the 32 acres remain under County jurisdiction.

The 19.73 acre parcel that we bought included the original 1830’s Borland
house, an 1855 English threshing barn, a garage constructed from limestone
quarried on the property, and a few of the original farmstead’s outbuildings. The 32-
acre site included seven inactive limestone quarries, a quarry blacksmith shop, and
most of the early quarrying equipment, including fully rigged derricks.

At the time of our original purchase, the seller owned over 200 acres of the
historic Borland Farm, which at one time included over 1500 acres in Perry
Township. The seller subdivided this land in the mid-eighties into three large
divisions: what is now the Surgery Center, our 52 acres, and an intermediate parcel
of approximately 100 acres. The entire site was zoned Quarry.

The Borland brothers came to Bloomington shortly after statehood in 1818
from western Pennsylvania. The oldest brother, James, was a surveyor and was
subsequently appointed by President James Monroe as the Seminary Agent for
Perry Township, responsible for the sale of designated Seminary lands retained in
federal ownership (Perry Township) to support the founding of land grant colleges,
the future Indiana Seminary. James platted the first downtown lots in Bloomington,
Spencer, Martinsville, and other nearby towns, and his name graces all of the
earliest land transactions in Bloomington and Perry Townships. Edward, James’
younger brother, was a mason and master builder who participated in the
construction of the early Indiana Seminary buildings, Monroe County’s first brick
Courthouse, the Wylie House, and several other early masonry structures in
Bloomington. A third brother, John, founded one of Bloomington’s earliest
newspapers.

All three brothers served the newly founded Indiana Seminary in various
ways, James as its first treasurer, and Edward as a member of the Board of Trustees.
John later succeeded James as treasurer. All three, and their offspring, also actively
farmed. The Edward Borland family owned and occupied the Borland Farm for over



a hundred years, until 1930, when a granddaughter sold a large portion of the
original homestead to Carl Furst, a quarry operator with sandstone quarries in
southern Ohio and limestone quarries in Bedford, Indiana.

The Furst Quarry Company operated quarries on our property from 1930,
until sometime in the mid 1970’s, when they closed their mining operations. During
that time two generations of the Jackson family occupied the Borland House and
served as quarry superintendents for Carl Furst. The 19.73-acre parcel that we
purchased from Carl Furst’s daughter was never quarried, but was maintained as a
residence for the superintendents and their families. After the quarries ceased
mining operations, the Furst daughters leased the home to family friends until 1985,
a year before our purchase.

We are the third owners of this historic property, and the Borland house has
been in continuous use as a residence for 190 years. We have lived in and
stewarded the Borland House for 34 years, during which we carefully and
accurately restored and maintained the house, barn, and grounds, and preserved
and interpreted the quarry infrastructure. Our entire property, including the quarry
ground, is listed on the Indiana Register of Historic Sites and Structures.

Our Petition requests changing the zoning of the 19.73-acre parcel from
Employment (EM) to Residential Estate (RE). The Quarry zoning was changed to
Employment zoning as a conversion map change in the very recent past--April,
2020--in order to more appropriately encourage the development of employment
opportunities along West Tapp Road. We were living on our property at the time,
and had been for over three decades, privileged as a legal, nonconforming
residential use under the Quarry designation, a use that continued after the map
change to Employment. We did not object to the alteration because we did not
believe it affected our residential status. However, neither Quarry nor Employment
zoning would allow us to expand our residential use, since it was nonconforming.

We are now 75 years old, healthy and active members of the community, and
wanting to age in place and stay in our home as long as possible. To that end, we
carefully designed an historically compatible addition that would locate an
accessible bathroom and laundry on the first floor, enclose the outside entrance to
the cellar, and create a space for a ground floor bedroom should we become unable
to use the stairs, or require greater accessibility. An addition would allow us to
remain stewards of the house and grounds we have so carefully restored, and
continue to enjoy the fruits of our considerable efforts. Accordingly, we requested a
building permit to add an addition. It was at that point that we learned of the
restriction on expanding our residential use, and it became clear that we would
need to request a rezone.

As we explored options with the Planning and Transportation Department,
Residential Estate appeared to be the most appropriate zoning for the continued
and future use of a property that has in reality been in residential use since the

105
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1830’s, and at least in our tenure was never intended for development as anything
else, much less employment. As stated in the UDO, the RE district is intended to
provide residential development on large lots (greater than 2.5 acres) while
allowing for limited agricultural and civic uses and protecting sensitive
environmental resources. Our lot clearly exceeds the 2.5 acre required minimum,
but also quite adequately meets the additional standards. We conduct limited
agriculture in the form of a large organic garden for food production, small-scale
dead wood timber harvesting (mostly ash trees lost to the ash borer), the
eradication of invasive species, the protection of extensive wetlands and flood plain
areas, as well as the obvious built environment preservation of the Borland House,
barn, and outbuildings. During a recent Carbon Footprint survey, we learned that we
are not just carbon neutral, but carbon negative.

In addition, although not specific to the 19.73 acre lot in question, we have
extended our stewarding to the historic quarry acreage, and Duncan provides both
educational sessions and active tours of the quarry areas to patrons of Visit
Bloomington, stone carver guilds, industrial archaeologists, and state and local
conference participants as an active advocate for the history of the Indiana
limestone industry. Moreover, as a professional historic preservationist and
educator prior to retirement, Duncan has used the Borland Farm restoration as an
illustration of best practices to numerous students of preservation, historic barn
tour patrons, and the preservation interests of the greater community.

Thank you for considering our petition for rezone and concurring with us

that our continued occupancy and stewardship of this important property serves
the greater good.

Submitted, June 24, 2020,

Cathy Spiaggia and Duncan Campbell
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LEGAL DESCRIPTION OF PROPERTY - WE CANNOT COMPLETE YOUR APPLICATION WITHOUT THIS!
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GUARDS.
ey
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PORLAND HOUSE
2200 Tapp Road
Ploomington, Indiana

Remodeling/ Addition to

PROJECT:

PLAN NOTES |

(1) TYPICAL EXTERIOR WALL: LAP SIDING OVER HOUSE WRAP, OVER 5/8" @D 2" RGD INSULATON
SHEATHING, ON 2¢6 D, STUDS, @ 16" O.C.. FILL VOID WITH
FIBERGLASS BATT INSULATION, WITH VISQUINE'VAPOR BARRIER, WITH ({2) ATTIC VENT TUNNEL w/ FIBERGLASS BATT INSULATION (12° MIN)
1/2 GP. BD.
(2) PRE-FINSHED STANDING SEAM WETAL ROOTING, OVER W, R. GRACE, (3) CONTNUOUS RIDGE VENT
"CE AND WATER SHELD", ON 5/87 WD ROOF DECKING, w/ CLIS, 0 (f) GUTIERS & DOWSPOUTS TO MATCH EXSTIG.
N TOP OF 212" RAFTER & 16" 0C.
ICE AND WATER SHELD FLASHING AND TERMINATION SYSTEM,
VN, 8 ABOVE FACE OF ROOFING. PROVIDE SURFACE NTD. ICE AND (9 e OF waL sEvonD
SNOW CUARDS. (@) CIP 2'x2'x12" FIG PAD. w/ 16’x16” CMU PIER, w/ 2-#5
@ NEW WOOD, INSULATED DOUBLE HUNG WINDOWS. ﬂ%mm\mm.@muoﬁk&m;\%uzﬂ\ NEW BEAM
1/ 0=
(D) 26 CELING JOISTS/COLLAR TE w/ 12° FBEROLISS BATT NSUATON () DVERLA® OF FLDOR OISTS.

(5) ‘SOFFIT AND CONTINUOUS SOFFIT VENT.

(8) &' (NOM.) Tul JOISTS, APA PRI-60 8 16° 0.C., W/ MANUFACTURES

Revision g1 05712720
RECOMMENDED BLOCKING, AND RIM JOISTS. o o4 /0s720]
(7) CIP. CONCRETE SPREAD FODTNG, w/ (2) #5 CONT. REGAR, g | Review #% 2,/06/20]
HORIZONTAL, TYP. Revisw #3 01/25/20
(8) " PERIMETER CONT. DRAN PIPE. SET IN GRAVEL, Y. o | Review 52 57,/08,/18
@ 12" CMU FDN. WALL, w/ "EXTERIOR" SURFACE APPLEED MASTIC TYPE, Review #1 06/25/19
WATER-PROFFING, v/ #5 ANCHOR BOLTS, (2'-0" MIN. LENGTH), © o. | Berteons & Submimtons Date
#-0" 0.C, TP,
Draviag Tae

@ & CUU FON WALL v/ "SHOT SIRFACE" LIESTONE VENEER AITS

w/ "EXTERKR" SURFACE APPLIED MASTIC TYPE. WATER-PROFFING, w/ BUILDING

1/2" ANCHOR BOLTS, (2'=0" MIN. LENGTH), @ #'-0° 0.C., TYP.

(D) & ML VAPOR BARRIER OVER 4" COMPACTED GRANULAR FILL SECTION

Sheet Kumber:
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