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**Next Meeting January 2021        Last Updated:  12/11/2020 
 

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.   
 

CITY OF BLOOMINGTON 
PLAN COMMISSION  
December 14, 2020 at 5:30 p.m.                    
 
https://bloomington.zoom.us/j/92271731937?pwd=M1p0MFlXVVR1a1picGtLT0pZck9udz09 
 
ROLL CALL 
 

MINUTES TO BE APPROVED:   October 2020 
‘ 

REPORTS, RESOLUTIONS AND COMMUNICATIONS: 

Appoint Hearing Officer 

Sign Fee Amendment 

PETITIONS: 

PUD-17-20 McDoel Business Center, LLC 
  300 W. Hillside Drive 

Request: Amendment to the preliminary plan and district ordinance for the Thomson PUD to 
allow 88 multi-family dwelling units and 21 single-family lots on Parcel E. 
Case manager: Eric Greulich 

 

ZO-23-20 Bill C. Brown Revocable Trust 
  3100 W. Fullerton Pike 

Request: Rezone 87 acres from Planned Unit Development (PUD) to Mixed-Use Corridor (MC). 
Also requested is a waiver from the required second hearing. 

 Case manager: Eric Greulich 
 

ZO-25-20 Bill C. Brown – Trustee 
 300 S. State Road 446 
 Request: Rezone 
 Case manager: Ryan Robling 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
GIS MAP LINK: https://arcg.is/1qPLKO 
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CITY OF BLOOMINGTON 
LEGAL DEPARTMENT 

MEMORANDUM 
 

 
This memorandum may contain confidential information. If you are not the intended recipient of 
this memorandum, you may not read, disclose, copy, or distribute this memorandum.
 
TO:  Plan Commission 
FROM: Michael Rouker, City Attorney 
RE:  Waiving Fees – Sign Applications 
DATE: December 14, 2020 
 

MEMORANDUM 
 

 As the Commission may recall, during its June 8, 2020 meeting and then again during its 
September 14, 2020 meeting, the Plan Commission exercised its authority under Section 
20.06.040(c)(3)(E) of the Unified Development Ordinance to waive sign application fees for  
temporary signs ($75 per application) and permanent signs ($125 per application). The sign 
application fee waiver was part of a package of temporary measures designed to mitigate the 
impact of the ongoing pandemic on the Bloomington business community. The package of 
measures included, in addition to waiver of sign application fees, temporary road closures from 
the Board of Public Works to allow parklets and a relaxation of merchandising encroachment 
requirements from the City Council. The measures have been popular, and the response from the 
business community has been positive. 
 

These proactive steps to assist our local businesses were originally put into place during 
the week of June 8, 2020, and were designed to sunset on September 30, 2020. In September, 
they were extended through December 31 of this year. As the pandemic continues, the City and 
business community have requested that these measures be further extended. This month, the 
City Council will consider a resolution to extend the relaxation of sign and merchandising 
encroachment requirements, and this Commission is being asked to consider a motion to further 
extend the waiver of sign application fees through August 6, 2021, the same date through which 
the Council will be asked to extend its measures. 
 

Therefore staff respectfully requests that the Plan Commission, pursuant to its authority 
under Section 20.06.040(c)(3)(E) of the Unified Development Ordinance, extend the waiver of 
sign application fees for temporary and permanent signs through August 6, 2021. 
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CBLOOMINGTON PLAN COMMISSION   CASE #: PUD-17-20 
STAFF REPORT – Second Hearing    DATE: December 14, 2020 
Location: 300 W. Hillside Drive 
 
PETITIONER: McDoel Business Center, LLC 
   300 W. Hillside Dr., Bloomington, IN 
 
CONSULTANT: Tabor/Bruce Architecture & Design, Inc. 
   1101 S. Walnut St., Bloomington 
 
REQUEST: The petitioner is requesting an amendment to the preliminary plan and district 
ordinance for the Thomson PUD to allow 19 townhomes and 104 multi-family residences on 
Parcel E.  
 
BACKGROUND: 
Area:     3.7 acres  
Current Zoning:   Planned Unit Development 
Comp Plan Designation:  Urban Corridor and Switchyard North Focus Area  
Existing Land Use: Office and Warehouse 
Proposed Land Use:  Mixed Use  
Surrounding Uses: North – Warehouse (Storage Express)   

West  – Single family residences (McDoel Neighborhood) 
East  – Switchyard Park 
South –  Crosley Warehouse (community center)  

 
CHANGES SINCE FIRST HEARING: At the first hearing the petitioner proposed a site plan 
that featured a mix of multi-family residences with 88 dwelling units and 21 single family lots. 
The Plan Commission expressed a desire for more dwelling units on the property and urged the 
petitioner to pursue a site plan with more units and less single family residences. The petitioner 
revised the proposed site plan to remove the single family residences and is instead proposing 4 
townhome buildings with a total of 19 units in the townhome buildings. In addition, the petitioner 
did not have full renderings for any of the proposed buildings at the first hearing. These renderings 
have now been prepared and submitted. 
 
REPORT: The site is located at 300 E. Hillside Drive and is zoned Planned Unit Development 
(Thomson PUD). The petition site is at the east end of the Hillside Drive stub and includes a 2.85 
acre property on the north side of Hillside Drive and a 0.85 acre property on the south  side of 
Hillside Drive. Surrounding zoning includes the Thomson PUD to the north and south, Residential 
Small Lot (R3) to the west, and Mixed Use Institutional (MI) to the east. The surrounding 
properties have been developed with a mix of single family residences to the west, a storage 
warehouse to the north, Crosley Warehouse (community center) to the south, and the Switchyard 
Park to the east. This site has been developed with a 150,000 square foot warehouse that has a 
property line about 2/3 through the warehouse and a surface parking lot. The northern 1/3 of the 
warehouse, which is owned separately and contains Storage Express, is not part of this petition.  
 
The petitioner is proposing to remove the southern 2/3 of the warehouse and redevelop the property 
north of Hillside Drive with several buildings, including a four-story, mixed-use building with 
5,000 square feet of commercial space, 18 internal parking spaces, and 30 units; a five-story, 
mixed-use building with 2,000 square feet of commercial space, 16 internal parking spaces, and 
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32 units; and 4, three-story owner-occupied townhome buildings with a total of 19 units. A surface 
parking lot behind the units with 60 parking spaces would span all of the development north of 
Hillside Drive to be used by the residents. The property to the south of Hillside Drive would feature 
a five-story, multi-family building with 42 units and 90 internal parking spaces. The bottom two 
floors of the building south of Hillside Drive would be entirely parking. A 5’ wide tree plot and 5’ 
wide sidewalk from this site to Rogers Street has been shown along the north side of Hillside 
Drive. No sidewalk or tree plot on the south side of Rogers Street has been shown yet. The 
petitioner has committed that the mixed-use and multi-family buildings will be LEED silver 
certified. The townhome buildings will also be built to a comparable requirement. Each building 
will have a minimum of 15% of the units set aside for affordable housing as required by the UDO. 
 
One of the main continuing areas for discussion with this petition has been the desired housing 
type, density, and building design along the Switchyard Park. Last year, at the request of the 
Administration, a conceptual design for the redevelopment of two large areas adjacent to 
Switchyard Park was envisioned by the design consultant of Switchyard Park. One of the two areas 
in the study was this location. The other location in that study is the area where Night Moves was 
located and Meineke currently exists on S. Walnut Street. The desire of the Administration was to 
explore redevelopment opportunities of these important properties. The study aimed to provide a 
guide for appropriate development that would place as many eyes as possible on the trail for 
security, provide optimal utilization of a public open space and park, add housing stock to the 
community, and provide high quality development along a major open space and trail system 
reflective of the City’s substantial investment in the Park. The Consultant’s design showed four 
story buildings along the entire frontage of the park with the 4th floors stepped back. The design 
also showed buildings directly facing the trail. A commercial component along the ground floor 
of the buildings is also desired to provide services to the residents, neighborhood, and trail users. 
The plan scaled back to two stories closer to the neighborhood to the west with a parking area 
along the back for further separation from the neighborhood. Although that study and conceptual 
design was an internal request and not a publicly approved document, it showed a design that 
complimented the Switchyard Park and its purpose was to envision a development that placed an 
appropriate design and density along the Park.  
 
The petitioner’s redesigned site plan more closely matches that document and desire to place more 
units along the Switchyard Park. The location of this property directly on the Switchyard Park 
creates an important need for architecture and interaction along the facades facing the Park and the 
Department feels that possible additional improvements can be made to the townhome buildings 
to improve the look of them along the Park façade. 
 
COMPREHENSIVE PLAN: This property is designated as Urban Corridor and within the 
Switchyard North Focus Area. The Comprehensive Plan identifies several characteristics and 
provides land use guidance for this area.  
 
Additional guidance specifically includes- 
 
•  The City is making a long-term investment in the Switchyard Park, and redevelopment 

efforts along the Park must focus on capitalizing on both the direct and indirect benefits of 
that commitment. These interests must serve multiple needs related to entrepreneurship, 
employment, single family and multifamily housing, and green building. 

•  Increases in residential density around the Switchyard Park are strongly supported for both 
market rate and sustainably affordable units.  
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•  Secondarily, locations should also utilize the underlying Land Use District designations 
within this chapter and apply the Transform theme for approvals.  

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

•  Ensure that appropriate linkages to neighborhood destinations are provided. 
 
One of the predominant themes throughout the Comprehensive Plan is the need to add housing 
stock to meet the community’s housing needs. Especially housing for families and young 
professionals. The Comprehensive Plan is clear that areas adjacent to Switchyard Park should be 
planned with increased residential densities, for the benefit of a wide array of residents, not a select 
few.  
 
 
PRELIMINARY PLAN: 
 
Uses/Development Standards: A specific zoning district has not been stated to govern any of the 
proposed buildings or lots, other than stating the MN district list of land uses shall be allowed. 
This must be corrected prior to the next hearing. A proposed property line is shown running 
through the bicycle storage building and should be adjusted, likewise with some of the proposed 
parking spaces.  Neither the site plan nor subdivision plat are being approved at this time, only the 
standards that will govern those later approvals. A 14’ landscaped buffer yard is shown along the 
west side of the development to provide a landscape buffer between this development and the 
single family neighborhood. No specific details or requirements have been submitted for this 
landscape buffer area yet and must be submitted prior to the next hearing. 
 
Parking, Streetscape, and Access: The petitioner is showing a 24’ wide parking aisle running 
through the site with perpendicular parking spaces on either side. The parking aisle connects to 
Hillside Drive and stubs to the north property line for future extension once the adjacent property 
to the north redevelops. A roundabout is shown interior to the parking area to meet Fire Department 
needs. There is a 5’ wide sidewalk and 5’ wide tree plot proposed along the north side of Hillside 
Drive that would connect from Rogers Street to the Park, although this is an off-site improvement, 
this is essential to connecting this development to Rogers Street. No sidewalk or tree plot are 
shown along the south side of Hillside Drive along the property frontage and must be shown. There 
are 4 internal pedestrian connections, including a central courtyard, shown to connect this 
development to Switchyard Park. Approval from the Parks Department must be received prior to 
any work on Park’s property. 
 
Alternative Transportation: This petition would be required to meet all of the standards of the 
UDO for bicycle parking and would require one bicycle parking space per five bedrooms. The 
Department encourages the petitioner to incorporate several areas of covered bicycle parking 
spaces along the Park frontage for the residents of the development.  
 
Architecture/Materials: Renderings of all of the proposed buildings have been submitted and are 
included in the packet. The Department believes that additional improvements can be made for the 
portions of the townhome buildings facing the Switchyard Park. Additional renderings were 
submitted after the revision deadline that show balconies along the trail and better entrance design, 
however the Department wants to insure a high level of design and pedestrian interaction along 
the Park facades. Another concern of the Department is the bottom two floors of the building 
proposed south of Hillside Drive. The bottom two floors of that building consist entirely of parking 
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with no active ground floor use, especially along the Park façade. This should be modified to 
include a different use along the trail façade. A brief description of the exterior finishing materials 
has been listed, however this list should be amended to specifically state what the approved exterior 
finishing materials are and to prohibit EIFS as a primary material.  
 
Environmental Considerations: There are no known environmental constraints on this property. 
 
CONCLUSION: The Department has concerns regarding the current design of the petition, 
specifically the sections of the townhomes facing the Switchyard Park and the ground floor of the 
building on the south side of Hillside Drive. The Department has reiterated multiple times the need 
for improvement to the rules for the interface of buildings at this location, adjacent to the B-Line. 
The facades facing the trail should look like front entrances, not after thoughts, as we have seen 
done successfully in other development along the B-Line. While there have been substantial 
improvements made to the petition since the previous hearing, some additional work is needed to 
improve the buildings as noted before making a recommendation to the Council. In addition, 
design standards must be included in the district ordinance to govern setbacks, building materials, 
and building design.  
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission forward this petition to the January 11, 2021 hearing. 
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City of Bloomington 

Bloomington Environmental Commission 
 

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

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

MEMORANDUM 
 
 
Date:  August 10, 2020 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: PUD-17-20:  W. Hillside Warehouse redevelopment  
  300 West Hillside Drive, Tract E of Thomson PUD 
____________________________________________________________________________________ 
 
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 request is to amend the Preliminary Plan and District 
Ordinance for the Thomson PUD to allow 88 multi-family dwelling units and 21 single-family lots. 
 
The EC applauds the Petitioner for requiring all structures in this PUD to be designated LEED for 
homes and LEED silver (the lowest) rating for the commercial buildings.  Redeveloping this much of a 
neighborhood using these requirements is what the citizens of Bloomington want to see for our 
environmental sustainability.  However, we do not think it should come at the expense of losing so much 
potential greenspace.  Greenspace is an important ecosystem service that is part of the city’s 
infrastructure portfolio.  Given there is little an individual town can do to combat the climate crisis, 
planting more native vegetation, especially trees, is something we can, and should do. 
 
As much as the EC supports the LEED construction requirements, we question supporting housing 
within an established neighborhood with so little greenspace. 
 
 
Comments 
 
1.)  LANDSCAPE PLAN 
A Landscape Plan including street trees should be designed at this point in the process so that City staff 
and the Plan Commission can envision the ecosystem services and aesthetics that will result at 
completion.  The Landscape Plan will have to be approved prior to the issuance of a grading permit.   
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2.)  LOT CLARIFICATION 
The Thomson PUD amendment zoning rules are confusing because the first amendment addresses lots 3 
through 33.  Yet the second amendment heading shows lots 15 through 33.  Please clarify and correct 
this confusion. 
 
3.)  IMPERVIOUS SURFACE COVERAGE 
The proposed amendments for the single-family homes (lots 3–23) calls for lot sizes almost half the size 
as the minimum size the UDO R4 Zoning District allows.  The UDO minimum is 4,000 square feet and 
the PUD District Ordinance revision calls for 2,100 sq. ft.  The setbacks in the UDO are 15 ft. for the 
front yard and 25 ft. for the back yard, while the DO calls for 0 setbacks for both the front and back 
yards.  They also propose to reduce the impervious surface percentage by 10%.  The EC believes these 
lots are too small and the structures will be too big for the lots to accommodate single family homes. 
The EC is in favor of compact urban form, and that is what the newly revised UDO has accomplished; 
however, these setbacks don’t allow sufficient greenspace.  
 
The second amendment for residential lots 15–33, also using UDO R4 zoning standards, calls for the 
lots to be 2,700 sq. ft. while the UDO requires 4,000 sq. ft.  The front setback is proposed to be 5 ft. 
instead of 15 ft. and the rear setback is 0 ft. instead of 25 ft.  Impervious surface is again 10% more than 
the UDO allows. 
 
The third amendment for Commercial Lots 1 and 24 proposes a 0 ft. setback where the UDO calls for 
15-25 ft., and the rear setback recalls for 0 ft. and the UDO requires 7 ft.   The impervious surface 
request is for 10% more than the UDO, and the 20% landscaped area does not add up to 100%.   
 
 
Recommended Conditions of Approval 
 
The EC recommends that the following list be included as conditions of approval.  
 
1.)  Provide a Landscape Plan at this point in the review process, but it will not need to be approved until 
the issuance of a grading permit. 
 
2.)  Clarify and correct the conflicting proposals in the Thomson PUD amendment zoning rules. 
 
3.)  Increase the pervious surface, otherwise called greenspace or landscaped areas, and reduce the 
amount of impervious area in all areas of the site. 
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Thompson PUD Narrative

300 West Hillside Drive  Tract E-Thompson PUD

Overview-Existing site
The site as it exists,  is a large industrial use site with access only from Hillside drive along it’s 
south border.  The parcel is 208 ft x 618 ft or 2.95 acres in size, and a .7 acre site currently 
entirely paved as a parking lot.   The North parcel currently contains a single story steel building 
that was long used as a warehouse with loading docks, while the rail yard was used as a hub for
the RCA TV manufacturing facility.   

Currently, the structure is used as a mixed-use industrial complex for storage, warehousing and 
light manufacturing.  It has some office spaces and is bordered at its north portion by a self- 
storage business, located on a separate parcel that is not a part of this PUD request.

Location
The location of this site and the changes that have occurred adjoining it, are the reasons for 
bringing this PUD request forward.  The initial purchase by the city of Bloomington and the 
conversion of the rail yard into the city’s largest park, with a new future, have not only made the 
redevelopment of this site feasible, but necessary.  The city’s investment in the new Switchyard 
park has changed forever, the need to have an industrial or warehouse use at this site.  The 
entire western border of the site borders on many existing, small scale, single family homes.  No
connections to any existing city blocks exist along this western border.  The site is adjacent to 
the McDoel Gardens historic district, a district consisting of a diversity of home sizes and styles. 
The site is the last few remaining sites, not in a flood plain, that a mixed-use community may be 
built along the new Switchyard park and the B-Line trail.  This is an ideal location for a new, 
walk-able neighborhood, away from the traditional student housing and connected to the park.   

Changes not foreseen in the initial Thompson PUD
The Thompson PUD was created to keep a healthy balance of industrial uses within Monroe 
County and a way to ensure it remained where we had access to rail service and even a newly 
constructed Patterson Drive, which was created to connect this warehouse and truck traffic, to 
highway 37 for better access to these industrial uses.  Residential uses were not included within
this PUD because they were not seen as compatible with the industrial uses and their needed 
warehouses and rail yard.  All of this changed when the RCA (Thompson Consumer Electronics)
plant was closed and removed, and the park idea was generated as a new use.  Like that 
change from rail to a park, this change from warehouse, to residential just makes sense.
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Key PUD Attributes

Architectural Character
While it is important that the new uses be compatible with the traditions exhibited by 
vernacular rail yard structures, the larger commercial structures will be a more modern 
interpretation of these building archetypes.  These structures will be of larger sized brick 
masonry veneers, metal and cement board panels, and large, metal framed windows to 
imitate older building styles. The residential town home structures on lot 3 (Buildings 
3,4,5,6) will be of similar style and materials to the mixed-use apartment structures with 
smaller scale brick veneers, cement board panels and siding.

Uses
Commercial spaces will be provided at a portion of the ground floor of the two larger, 
mixed use structures with residential apartments on the upper floors.  Some parking will 
be provided within these mixed use buildings, along with some on-street parking.  These 
commercial spaces will be the closest commercial spaces to Switchyard park and should 
be uses that complement the park visitor’s experience.  The neighborhood will be a mix 
of apartment structures and owner occupied town homes.  First floor uses shall be those 
uses as allowed in the MN requirements in the UDO.  This site is the closest site to 
Switchyard park for access to small scale retail services, so it is hoped that smaller 
square foot ground floor spaces will provide amenities for both users of the park and the 
existing neighborhood.   

Site
A new, two-way street will connect the south end of the site to Hillside Drive for parking 
and access to the site and act as part of a buffer between the existing residential homes 
along South Madison Street.  This buffer will also have a 14 foot bufferyard. Currently, the
existing warehouse sits within 2 feet of the west existing property line, with no real buffer 
yard.  The access drive will have a potential for extension to the north parcel for future 
connectivity if that lot were to be developed at a future time.  The new site plan is also 
designed for a future pedestrian path to connect near West Wilson Street, if a connection 
would be possible in the future to allow for neighborhood access to the park.  Within lot 3,
will be a large green space of over 70 feet in width, that will act as a main connector from 
this development to the park and as a landscaped rain garden.  Two other large paths will
connect the park to this development and vice versa, to provide access to the B-line and 
the community connectivity of our linear park system.  

Mass, Scale and Form
The project is a medium scale density and structures.  Building heights will vary as they 
do in Downtown Bloomington and yet there will be a strong sense of similarity in scale, 
through the use of banding and materials. Setting upper floors back from the building 
front along the park will also contribute to a visual reduction in height.  
The residential Town home structures, with smaller footprints, will be three stories, and 
are orientated to project their short facade along the park and allow for more views from 
each unit into the park and keep the site from presenting itself as a long wall of 
structures.  This will allow for a better connectivity through the site to the park.
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LEED requirements
The residential Town home single family units will require all units to meet the LEED for 
homes designation with items such as:
Heat Island effect
Rainwater management
Non-toxic pest control
Water efficiency

Outdoor water
Indoor water

Minimum energy performance
Energy Monitoring
Homeowner education
Annual energy use

Solar panels
Efficient hot water distribution
HVAC systems
Materials and resources

Durable materials
Recycled content

Construction waste management
Material efficient framing
Indoor environmental quality
Solar compatibility
Heat Island effect-Roofing
Ventilation
Radon resistant construction
Air filtering
Low emitting products

The commercial structures will also require at a minimum, LEED Silver designations and 
many of the LEED for homes requirements as well as other more detailed requirements. 
This will include at a minimum:
Green roofs and rooftop Solar Panels
Rainwater management
Minimum energy performance
Energy efficient HVAC and plumbing systems

Affordability
The multifamily structures would provide at a minimum, 15% of the apartment units as 
affordable units per the City of Bloomington's definition and requirements as defined in 
the UDO.  This would also include a total of 3 of the Town home units. (15% of the 19 
townhome units).  The south parcel is proposed to be Senior or affordable housing, or 
apartments as well and 15% of those units or 7 of the proposed 42 units, will be 
designated affordable as well.  

14



Site Breakdown

Lot 1 structure
4 stories (1 grade level parking/commercial level-3 residential stories)
14,300 sq feet footprint
24- Two bedroom units
6- One bedroom units
54 total bedrooms
30 total units
5 units affordable per city requirements
5,000 sq ft available, ground floor commercial space
18 total parking spaces within building
Parking available maximum 34 spaces = .62 ratio

Lot 2 structure
5 stories (1 grade level parking/Commercial level-4 residential stories)
10,000 sq feet footprint
24-Two bedroom units
8-One bedroom units
56 total bedrooms
32 total units
5 units affordable per city requirements
2,000 sq ft available, ground floor commercial space
16 total in-building parking spaces
Parking available maximum 33 spaces = .58 ratio

Lot 4-South Hillside structure
.7 acres
5 stories (2 grade level parking levels-3 residential stories)
21,600 sq feet footprint
39-Two bedroom units
3-One bedroom units
81 Total bedrooms
7 units affordable per city requirements
90 total in-building parking spaces
Parking available maximum 90  spaces = 1.10 ratio (Parking available for 
commercial uses and 20 spaces are reserved to Storage Express per a use 
agreement).

Residential Town home lot 3 (19 total units)
3 story-single family Town homes (Owner occupied)
785 sq ft footprint (2,400 sq ft total unit-each)
Each Town home has a maximum of 4 bedrooms
Total 19 units and 76 bedrooms
Parking available maximum 31 spaces = .40 ratio
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Our vision, and even outlined in the existing Thompson PUD, is to “minimize negative land use 
impacts on adjacent residential properties”, and “increase the viability of the PUD and its 
industrial component by providing office, retail, AND RESIDENTIAL USES.  The existing PUD 
does not reduce truck traffic along Hillside Drive.  The existing PUD does recognize that Tract E 
is adjacent to a core neighborhood and will require special design challenges if the use 
changes-it is this very reason we feel that the plan as presented meets and enhances the 
existing PUD as well as the adjacent McDoel neighborhood.  No other development has the 
ability to provide the community access, diversified housing types, or affordable entry into home 
ownership as this proposal along the B-Line and Switchyard park.  Our proposal with affordable 
homes, apartments, commercial uses, and green design, is an appropriate mix that will 
encourage investment and home ownership.  This development will provide an attractive 
landscape along the edge of the park and respect the homes that border it to the west.

Thank you for your consideration.

________________________________

Doug Bruce NCARB-LEED AP
TABOR/BRUCE ARCHITECTURE & DESIGN, Inc.
1101 S Walnut Street
Bloomington, IN  47401
(812)  332-6258

16



Thompson Tract E PUD amendment zoning rules 
 

Commercial Lot 1-Building 1 

Utilizing MM-Mixed-Use Medium Scale zoning district 

Changes to the following: 

Impervious surface coverage (maximum) 90% 

Landscape area (minimum) 10% 

Primary structure height G (maximum) 65 feet or 5 stories 

Low slope roofs allowed with parapets 

No minimum vehicle parking requirements 

Surface parking lots minimum 14 foot buffer yard from adjacent residential units. 

Neighborhood transition zoning does not apply 

20.02.060 Overlay district requirements to be met 

 (2) Building entrances 

 (5) Upper floor setbacks.  Any facade along the B-Line trail, above the 4th story, shall set back a 
 minimum of 5 feet. 

 (6) Windows and doors on the primary facade.  60% required for first floor facing the B-Line trail 
 and a public street. 

 (7) Primary Entrances. Meet UV, DE, DS, DT Standards.   

 (8) Facade articulation.  Meet the requirements for (B).  Require minimum offset depth of 4 
 feet. 

 (9) Facade materials. Prohibited materials.  Vinyl, Highly reflective, wood, smooth or split faced 
 concrete block. 

Allowed uses (upper floors only) 

 Multifamily apartments 

Allowed commercial uses (Ground floor only) per 20.02.020 Table for MN including parking within the 
ground level floor of the building. 
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Commercial Lot 2-Building 2 

Utilizing MM-Mixed-Use Medium Scale zoning district 

Changes to the following: 

Impervious surface coverage (maximum) 90% 

Landscape area (minimum) 10% 

Primary structure height G (maximum) 65 feet or 5 stories 

Low slope roofs allowed with parapets 

No minimum vehicle parking requirements 

Surface parking lots minimum 14 foot buffer yard from adjacent residential units. 

Neighborhood transition zoning does not apply 

20.02.060 Overlay district requirements to be met 

 (2) Building entrances 

 (5) Upper floor setbacks.  Any facade along the B-Line trail, above the 4th story, shall set back a 
 minimum of 10 feet. 

 (6) Windows and doors on the primary facade.  60% required for first floor facing the B-Line trail 
 and a public street. 

 (7) Primary Entrances. Meet UV, DE, DS, DT Standards.   

 (8) Facade articulation.  Meet the requirements for (B).  Require minimum offset depth of 4 
 feet. 

 (9) Facade materials. Prohibited materials.  Vinyl, Highly reflective, wood, smooth or split faced 
 concrete block. 

Allowed uses (upper floors only) 

 Multifamily apartments 

Allowed commercial uses (Ground floor only) per 20.02.020 Table for MN including parking within the 
ground level floor of the building. 
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LOT 3-Townhome buildings 3-4-5-6  (19 units total in 4 buildings) 

Utilizing RM-Residential Multifamily zoning district 

Changes only to the following: 

Setbacks 

 Front 5 feet minimum 

 Rear 10 feet Minimum 

 Side yard 8 feet Minimum 

No garage or carport allowed 

Surface parking lots minimum 14 foot buffer yard from adjacent residential units. 

Impervious surface coverage (Maximum) 60% 

Allowed uses: 

 Dwelling Multi Family units (Townhomes) allowed.  Maximum number of units for Lot 3, 20 
 units. per 20.03.030 Residential uses 
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Commercial Lot 4-Building 7 

Utilizing MM-Mixed-Use Medium Scale zoning district 

Changes to the following: 

Impervious surface coverage (maximum) 90% 

Landscape area (minimum) 10% 

Primary structure height G (maximum) 65 feet or 5 stories 

Low slope roofs allowed with parapets 

No minimum vehicle parking requirements 

Neighborhood transition zoning does not apply 

20.02.060 Overlay district requirements to be met 

 (2) Building entrances 

 (5) Upper floor setbacks. None required. 

 (6) Windows and doors on the primary facade.  60% required for first floor facing  a public street. 

 (7) Primary Entrances. Meet UV, DE, DS, DT Standards.   

 (8) Facade articulation.  Meet the requirements for (B).  Require minimum offset depth of 4 
 feet. 

 (9) Facade materials. Prohibited materials.  Vinyl, Highly reflective, wood, smooth or split faced 
 concrete block. 

Allowed uses (upper floors only) 

 Multifamily apartments 

Allowed commercial uses (Ground floor only) per 20.02.020 Table for MN including parking within the 
ground level floor of the building. 
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BLOOMINGTON PLAN COMMISSION    CASE #: ZO-23-20 
STAFF REPORT – Second Hearing    DATE: December 14, 2020 
LOCATION: 3100 W. Fullerton Pike 
 
PETITIONER: Bill C. Brown Revocable Trust 
   300 S. State Road 446, Bloomington 
 
CONSULTANT: Michael L. Carmin. 
   116 W. 6th Street, Bloomington  
 
REQUEST: The petitioner is requesting to rezone 87 acres from Planned Unit Development 
(PUD) to Mixed Use Corridor (MC).  
 
BACKGROUND: 
Area:     87 acres 
Current Zoning:   Planned Unit Development 
Comp Plan Designation: Employment 
Existing Land Use:  Undeveloped 
Proposed Land Use:  None 
Surrounding Uses: North – Southern Indiana Medical Park  

South  – Undeveloped (County Jurisdiction) 
East     – Quarry (County Jurisdiction) 
West – Interstate 69 (County Jurisdiction) 

 
CHANGES SINCE FIRST HEARING: This petition was heard at the November 9th Plan 
Commission meeting. At that time the Plan Commission discussed the proposal and expressed 
concern regarding preserving land for Employment uses. The petitioner mentioned the possibility 
of restricting possible uses, however no proposal for restricting uses was given to the Department. 
The petition remains as previously presented with no changes. 
 
REPORT: This 87 acre property is located at the northeast corner of State Road 37 and W. 
Fullerton Pike. The site is currently undeveloped. This property was zoned Planned Unit 
Development (PUD) in 1988 (PCD-36-88) largely for industrial uses. The property received a final 
plan approval for an assisted care living facility in 1997 (PUD-6-97) and a PUD amendment in 
1999 (PUD-15-99) to include a nine-hole, Par 3 golf course to the list of approved uses. This site 
was also evaluated in 2003 and 2004 in association with rezoning requests for the large vacant 
property to the north (Southern Indiana Medical Park II). No formal approvals for this parcel were 
sought at that time. A site plan approval (PUD-10-15) was approved in 2015 to allow for some of 
the topsoil from this site to be removed for the construction of I-69. The portions of the site that 
contain tree canopy coverage and riparian buffers were set aside in the required easements with 
the 2015 site plan approval. 
 
The petitioner is requesting to rezone this property from a Planned Unit Development to Mixed-
Use Corridor (MC). No development plan is being requested at this time and no conceptual site 
plan has been submitted. For reference, on the draft zoning map that has been proposed, this area 
is proposed to be rezoned to Mixed-Use Employment. While there are some uses within the Mixed-
Use Corridor that are also allowed in the Mixed-Use Employment district, there are some specific 
uses that may or may not be appropriate for this area including big box retail, vehicle fuel station 
(e.g. truck stop), car washes, vehicle sales, and vehicle repair. Through the map update and text 
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amendment process, the Department is evaluating possible changes to the use list for the Mixed-
Use Employment district, however it is unlikely that the uses listed above would be proposed 
additions. 
 
20.06.070(b)(3)(E)(i)(1) ZONING MAP AMENDMENT PLAN COMMISSION REVIEW 
AND RECOMMENDATION:  
 
The following criteria are those that the Plan Commission must consider when reviewing a zoning 
map amendment request.  
 

[a] The recommendations of the Comprehensive Plan; 
 
PROPOSED FINDING: The Comprehensive Plan designates this site as ‘Employment’. The 
Employment district includes professional and business offices, light assembly plants, flex-tenant 
facilities, and research and development centers. The Plan also states that the Employment district 
should contain a mix of office and light/high-tech manufacturing uses that provide quality 
employment opportunities for the Bloomington community.  The proposed district, MC, would not 
align as well with the Employment category as the Employment or Mixed-Use Employment zoning 
districts would.  

 
[b] Current conditions and character of structures and uses in each zoning district; 
 
PROPOSED FINDING: The site is undeveloped and is in a prime location for employment 
uses with direct access from Interstate 69. This ease of access to a regional interstate makes 
this an ideal location for employment uses that would employ people from a wide area 
surrounding this site. 
 
[c] The most desirable use for which the land in each zoning district is adapted; 
 
PROPOSED FINDING: The most desirable use for this land is to follow the 
recommendations of the recently adopted Comprehensive Plan that call out for employment 
uses. The Comprehensive Plan recommendation for this site is in keeping with the 
Employment designation for this entire area along Interstate 69 and continues the employment 
uses to the north of this site. In addition, the amount of undeveloped property within the 
community that is zoned for Mixed Use Employment is much less than the amount of land 
zoned for Mixed Use Corridor, which places a great importance on preserving land for 
Employment uses. 
 

     [d] The conservation of sensitive environmental features; 
 
PROPOSED FINDING: The environmental features on this site were set aside in the 2015 
approval and placed in the required easements. 
 
[e] The conservation of property values throughout the jurisdiction; and 
 
PROPOSED FINDING: The rezoning of this PUD to either the Mixed Use Employment 
district or the Mixed Use Corridor are not anticipated to have any negative impacts on adjacent 
property values throughout the jurisdiction.  
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[f] Responsible development and growth 
 
PROPOSED FINDING: The rezoning of this property to Mixed Use Corridor would result 
in the loss of a large area of property that is appropriately located to a regional interstate system 
that would best be served for Employment Uses. This location is not easily accessed from 
within the City and therefore not ideal for uses with high daily vehicular traffic. It is essential 
to protect property that is best served for Employment uses to maintain responsible 
development and growth for the community by providing areas for office parks and other 
employment uses to locate. 

 
CONCLUSION: The Department believes that the rezoning of this site to Mixed Use Corridor 
would not match the Comprehensive Plan designation of the site as Employment. While some of 
the uses in MC are conducive to employment, many more uses are not and the EM or ME zoning 
districts are more appropriate for this prominent intersection, and in line with the Comprehensive 
Plan. In addition, the Department has already proposed to rezone this Planned Unit Development 
to Mixed Use Employment in the proposed draft zoning map.  
 
RECOMMENDATION: The Department recommends forwarding this petition to the Common 
Council with a denial recommendation. 
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City of Bloomington 

Bloomington Environmental Commission 
 

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

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

MEMORANDUM 
 
 
Date:  November 9, 2020 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: ZO-23-20:  Bill C. Brown Revocable Trust Rezone 

3100 W. Fullerton Pike 
____________________________________________________________________________________ 
 
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 request is to rezone the property from PUD to Mixed-Use 
Corridor (MC). 
 
The EC has no objection to the rezoning of this property with the following conditions of approval.  
 
COMMENTS 
 
1. Conservation Easement signs 
All easements shall be identified with public signs located along the boundary of the easement.  Public 
signs shall be placed at intervals of no more than two hundred feet, and each sign shall be a maximum of 
one and one-half square feet in area.  A minimum of one public sign is required, regardless of easement 
size.  The property owner shall be responsible for installing and maintaining required signage. 
 
2. Additional information regarding the karst geology 
At the time of the previous petitioner’s request, the EC recommended a through geologic investigation.  
The reason is that the soil is very thin and there are sinkholes and springs on the site and the surrounding 
area.  Excavation of the soil and bedrock will likely expose more sensitive features.  Because karst 
features that are not now obvious should also be protected if exposed, the EC believes the geologic 
investigation should be conducted.  The staff report from 2015 states that staff thinks this investigation 
should be completed at the time of rezone, which is now. 
 
Below you find the part of the staff report referred to.  Additionally, you will find the 2015 EC memo 
requesting further investigations.  The part that is struck out, does not relate to this petition. 
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BLOOMINGTON PLAN COMMISSION CASE NO: PUD-10-15 
STAFF REPORT DATE: April 13, 2015 
LOCATION: 3100 W. Fullerton Pike 
PETITIONER: Bill C. Brown 
300 S. SR 446, Bloomington 
 
ENVIRONMENTAL COMMISSION: The Environmental Commission has reviewed this 
petition and offered the following recommendations: 
1.) The Petitioner should get a geological evaluation to describe what karst features are 
hidden beneath the ground surface and describe how the surface and subsurface water 
regime will be impacted with soil excavation. 
2.) The Petitioner should get an evaluation from a Soil Scientist that describes the 
health and vitality of the subsurface soil that will eventually be on the surface. 
Staff’s Response (1 & 2): Staff finds that the proposed testing would only be 
appropriately required if it were attached through a rezoning process and not at a final 
plan stage. The proposed grading meets the environmental standards and will be 
protected in a manner consistent with the UDO and the PUD. 
3.) The Petitioner should reconsider the location of the road bed to avoid the high 
quality woods to the north. 
Staff’s Response: Staff finds that the proposed location is both appropriate and 
consistent with the past approvals for this property and the property to the north. 
Furthermore, no construction of the road is proposed and future construction will be 
reviewed by the Plan Commission. 
CONCLUSION: As previously stated, this proposal does not include any buildings or 
use of the property and only proposes grading activities. The proposal must receive 
Plan Commission approval only because no grading can occur without a PUD final plan 
approval. The proposed grading will not excessively denude the site of usable soil and 
will not encroach into environmentally sensitive portions of the site as regulated by the 
Unified Development Ordinance. Therefore, staff is supportive of this request. 
RECOMMENDATION: Staff recommends approval of PUD-10-15 with the following 
conditions: 
1. The petitioner must retain 50 percent of the topsoil for use on-site to promote 
stabilization of the soil after grading. 
2. No grading is permitted without an approved grading permit. 
3. Required easements for slopes over 18 percent, riparian buffers, and karst 
features must be identified and recorded prior to the release of a grading permit 
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City of Bloomington 

Bloomington Environmental Commission 
 

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

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

MEMORANDUM 
 
Date:  April 6, 2015 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Through: Linda Thompson, Senior Environmental Planner 
 
Subject: PUD-10-2015,  Bill Brown Trust, Fullerton Pike 

South SR 37 and West Fullerton Pike    
______________________________________________________________________________ 
 
This memorandum contains the Environmental Commission’s (EC) input and recommendations 
regarding a request for a PUD Final Plan for grading work. The request includes removal of several 
feet of topsoil and road bed preparation.  The EC believes this project will have negative environmental 
effects that may not be apparent at first glance, thus does not support the proposal. 
 
ISSUES OF SOUND ENVIRONMENTAL DESIGN: 
 
1.)  KARST PROTECTION:    
 
There are two sinkholes on the western edge of the site where it is nearly the highest point on the 
property.  The sinkholes will be protected during excavation, and afterwards the outer edge of the 
sinkholes will be higher than the surrounding surface.  To help envision this after grading is complete, 
imagine a volcano that extends upward from the ground surface, or perhaps a sump drain that is 
elevated above the floor.  What this means is that no water will be able to flow into the sinkholes, thus 
cutting off the existing water supply to the subsurface karst system.  The UDO (20.05.042 (a) (6)) states 
“Stormwater discharge into a karst feature shall not be increased over its pre-development rate.  In 
addition, such discharge into a karst feature shall not be substantially reduced from pre-development 
conditions.”  The EC fears that depleting the sinkholes of their current water infiltration will diminish 
the water reaching the spring just downslope and change the entire water regime leading to the 
wetlands near the bottom of the watershed. 
 
Because of the probable negative impact to this entire ecosystem, the EC believes that the Petitioner 
should do more research regarding the effects of changing the hydrologic behavior in the entire 
watershed.  Some information to be gleaned before approval include the following. 
 
A geotechnical audit that identifies karst features that may be uncovered with excavation, thus revealing 
the limitations such features impose on site development, and predict changes in hydrologic behavior.  
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This will require a geologic investigation conducted by a Professional Geologist.  The investigation 
results need to include, depict, illustrate, and/or portray at least the following to the satisfaction of the 
EC and the Senior Environmental Planner. 
 

a. A karst inventory for the whole sub watershed.  The site is an integral part of a regional karst 
system and does not stand alone; therefore, it cannot be evaluated without considering the whole 
surface and subsurface drainage system.  This includes all karst features (sinkholes, springs, 
grikes, underground water conduits, fracture liniments, voids, caves, etc.) expressed on the 
surface and in the subsurface. 

 
b. Due to the intensity of karst features in the vicinity, any soil borings used to portray the bedrock 

surface should be drilled on a grid spaced more densely than typically used to identify a bedrock 
surface. 

 
c. After identifying any newly-found karst features, which will contribute to the control and form 

the drainage regime, the stormwater and groundwater flow patterns must be identified and 
mapped. 

 
d. Map the bedrock topography (this means the top of the subsurface rock and not the surface soil 

topography) and locate bedrock voids. 
 

e. The results of the research and methods used to reach the conclusions of the above suggestions 
should be included within the environmental review plan.  Examples of research methods that 
could be employed are: 

 
Natural Potential (NP) 
Electrical Resistivity Tomography (ERT) 
Seismic 
Electromagnetic (EM) 
Microgravity 
Infrared Thermal Scanning 
Dye Tracing 
Exploratory Soil Boring 
Exploratory Rock Coring 
Ground-Penetrating Radar 

 
 
2.)  DENUDED SOIL BIOLOGY:   
 
Because there are so many living organisms in soil, the EC recommends that a Soil Scientist be 
employed to describe what the remaining surface will contain and whether or not it will be able to 
support life.  If terra Rosa is all that is left on the surface, amendments may need to be applied in order 
for plant life to regenerate.  The soil ecosystem is teaming with biodiverse organisms that enable plants 
to take up nutrients necessary for survival.  A chart from Colorado State University Extension     
http://www.ext.colostate.edu/mg/gardennotes/212.html  exemplifies this. 
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3.) ROAD CONNECTION:   
 
The EC is not in favor of the future road stubbing into the adjoining woods at the location shown on the 
plans.  In the past, there was much discussion regarding saving the mature woodland to the north of this 
property.  The EC would still recommend protecting that woods. 
 
 
EC RECOMMENDATIONS: 
 
1.)  The Petitioner should get a geological evaluation to describe what karst features are hidden beneath 
the ground surface and describe how the surface and subsurface water regime will be impacted with soil 
excavation. 
 
2.)  The Petitioner should get an evaluation from a Soil Scientist that describes the health and vitality of 
the subsurface soil that will eventually be on the surface. 
 
3.)  The Petitioner should reconsider the location of the road bed to avoid the high quality woods to the 
north. 
 
 
RECOMMENDED CONDITIONS OF APPROVAL for November 9, 2020 
 
1. All signs that were required to be installed at the edges of the Conservancy Easements shall be 
installed now.  This requirement is found in both the previous and current UDOs. 
 
2. A geologic evaluation of the hydrology, soil health, and karst features will be conducted by a 
Licensed Professional Geologist (LPG) per the request in the April 6, 2015 EC memo to the Plan 
Commission before the issuance of any permits. 
 

Table 1. 
Organisms typically found in one cup of undisturbed native soil  

Organism  Number 

Bacteria  
Protozoa  

Fungi  
Nematodes  
Arthropods 

200 billion 
20 million 

100,000 meters 
100,000 
50,000 
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BLOOMINGTON PLAN COMMISSION  CASE #: ZO-25-20 
STAFF REPORT  DATE: December 14, 2020 
LOCATION: 300 S. SR 446 

PETITIONER: Bill C. Brown Revocable Trust 
300 S. State Road 446, Bloomington 

CONSULTANT: Michael L. Carmin. 
116 W. 6th Street, Bloomington 

REQUEST: The petitioner is requesting to rezone 10.097 acres from PUD (70 – Century Village) 
to (MC) Mixed-use Corridor. A waiver of the required 2nd hearing is also requested.  

BACKGROUND: 
Area:   10.0097 acres 
Current Zoning:  PUD (70 – Century Village) and (21 – Baker/Stephens) 
Comprehensive Plan 
Designation: Urban Corridor 
Existing Land Use:  Vacant 
Proposed Land Use:  Undetermined 
Surrounding Uses: North – Commercial/Dwelling, Multifamily 

South  – Dwelling, Multifamily  
East     – Communication Tower/Commercial/ Dwelling, Single-          
               family 
West – Commercial/Restaurant 

REPORT: The 10.0097 acre property is located at the southwest corner of E. 3rd St. and State 
Road 446. The properties are currently zoned (PUD) Planned Unit Development; a majority of the 
site is within PUD 70 (Century Village) which was originally approved in 1975 as PCD-10-75. 
The remainder of the site is within PUD 21 (Baker/Stephens). The developed portions of the PUDs 
(Lots 1, 2, 3, and 5, as well as Century Suites Phase I-A, and Phase I-B) are not included in this 
petition. The excluded portions will remain within PUD 70 and PUD 21. The properties to the 
north across E. 3rd Street are zoned MC and are currently developed with mixture of commercial 
and multifamily dwelling units and are home to Summerhouse. The properties to the south are 
zoned RM and PUD and have both been developed with multifamily dwelling units. The properties 
to the west are zoned PUD and have been developed with a multitenant center and restaurant. The 
adjacent properties to the east are zoned within PUD 70 and have been developed with a 
communication tower, hotel, and offices. The property fronts along E. 3rd St and S. SR 446.  

The petitioner is requesting to rezone the property from PUD to (MC) Mixed-Use Corridor. No 
development plan is being requested at this time.  The properties being proposed to be rezoned are 
largely undeveloped with the exception of two surface level parking areas. Roughly 5 acres of the 
current Century Village PUD have been excluded from the proposed rezone and will remain a 
PUD. The proposed rezone would allow for all uses allowed in the MC district to be used on the 
site.  

A conceptual site plan has been submitted with the petition, but is representative and seeks to show 
what a potential development would look like once the area is rezoned. While the petitioner has a 
conceptual site plan, any uses allowed in the MC district would be allowed on the site. Any future 
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developments that met the threshold for a major site plan review would be required to undergo 
further Plan Commission review. The current conceptual site plan shows a potential development 
which features four multifamily buildings with a mixture of 1 and 2 bedroom units proposed, for 
a total of 164 units. Ground floor non-residential units are shown along E. 3rd St. The conceptual 
site plan also shows a planned 32,000 square foot self-storage building at the southern end of the 
site. All of the uses shown in the conceptual plan are allowed in the MC district.  
 
COMPREHENSIVE PLAN: The majority of this site is designated as ‘Urban Corridor’ with 
some ‘Neighborhood Residential’ on the southern rear portion. The lines and edges in the 
Comprehensive Plan are intended to be fluid, so as to be flexible as areas in the City develop. 
Given the existing development on and around the site, the Department feels that ‘Urban Corridor’ 
is the most appropriate district to analyze this proposal. The Comprehensive Plan notes the 
following about the intent of the ‘Urban Corridor’ area and its redevelopment: 
 

 Designed to transform strip retail and commercial corridors along major roadways into a 
more urban mixed-use district that will serve as an appropriate transition from higher, 
more intensive uses to other districts, Focus Areas, and regional activity centers. 

 Integrating multifamily residential uses into existing retail and commercial areas within 
the district can apply a mixed-use approach within individual buildings sites or between 
adjacent properties. 

 It is intended to incorporate a balance of land uses by taking advantage of the proximity 
to other land uses and urban services. 

 The district is expected to change by incorporating mixed uses and increasing activity. 
 Buildings should be developed with minimal street setbacks, with parking located behind 

the building, and with an emphasis on minimizing pedestrian obstacles to accessing 
businesses. 

 Development and redevelopment within the district is particularly suited to high-density 
residential and mixed residential/commercial use and taller building heights, with the 
possibility of three or four-story buildings. 

 
The proposed rezoning from PUD to MC will allow the site to more easily achieve the intent of 
the Urban Corridor designation. The properties front along two major roadways (E. 3rd St. and S. 
SR 446), but the current PUD does not allow for the increased residential density that the 
Comprehensive Plan calls for in this area. The MC district was intended to be along major arterial 
and collector corridors at a larger scale than other commercial zoning districts. The MC district is 
intended to accommodate medium-scaled developments with a mix of retail, office, and residential 
uses. The MC district would allow for a greater opportunity for a mixed-use approach to 
development than the current, commercial focused PUD. The MC district allows for taller 
buildings than most other base zoning district at 4 stories (not to exceed 50 feet).  
 
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 these properties as ‘Urban Corridor’ 
and ‘Neighborhood Residential.’ The Comprehensive Plan acknowledges that the lines of the 
Future Land Use map are intended to be fluid, and that when petition sites span multiple 
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designations, the best suited designation should be identified using the petition details and 
surroundings. This petition includes five parcels under single ownership that front along two 
major corridors in the City. Therefore the ‘Urban Corridor’ designation is believed to be the 
most align with the petition site.  
 
The Comprehensive Plan gives guidance to land use decisions for the ‘Urban Corridor’ that 
include mixed-use developments at heights and intensities higher than smaller less intense 
areas of the city. The MC district’s purpose is to “accommodate medium-scaled developments 
with a mix of storefront retail, professional office, and/or residential dwelling units along 
arterial and collector corridors at a scale larger than the neighborhood-scale uses 
accommodated by the MN zoning district.” The MC district is the base zoning district that 
most closely aligns with the intent and goals of ‘Urban Corridor’ areas of the Comprehensive 
Plan.  

 
[b] Current conditions and character of structures and uses in each zoning district; 
 
Proposed Finding: The site is undeveloped and is in a prime location for a mixture of 
commercial and residential uses with direct access to two major corridors (E. 3rd St. and S. SR 
446). The proximity to both major area commercial uses, and multifamily and single-family 
areas makes this an ideal location for mixed-use development.  

 
[c] The most desirable use for which the land in each zoning district is adapted; 

       
Proposed Finding: The most desirable use for this land is to follow the recommendations of 
the Comprehensive Plan which calls for commercial, higher density residential, and mixed-use 
developments throughout the ‘Urban Corridor.’ The MC district was intended to allow for a 
variety of commercial and residential units to be developed throughout. The standards and 
allowed uses within the MC district would allow for the most desirable uses of this area.  

 
[d] The conservation of sensitive environmental features; 
 
Proposed Finding: The properties currently have a tree preservation area on the southeast 
portion of the site. This area on the site was set aside during the rezone to a PUD. A conditional 
of approval has been included which will further ensure that the tree preservation area will be 
maintained in perpetuity.    

 
[e] The conservation of property values throughout the jurisdiction; and 
 
Proposed Finding: The rezoning of these portions of PUDs to MC are not anticipated to have 
any negative impacts on the adjacent property values throughout the jurisdiction.  
 
[f] Responsible development and growth 
 
Proposed Finding: The rezoning of this property to MC would allow for mixed-use 
developments along two major corridors. The MC district was intended to allow for a mixture 
of uses, including multifamily residential uses, along major corridors. The Comprehensive 
Plan has identified this area as ideal for a mixture of commercial uses and higher-density 
residential uses. This location is easily accessed from both E. 3rd St. and S. SR 446. This 
petition would allow for more uses than the current PUDs, and match the goals of the 
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Comprehensive Plan.  
 
CONCLUSION: The Department promotes rezoning properties which have been largely 
undeveloped since 1975. The Comprehensive Plan gives guidance which supports a mixture of 
uses along major corridors in the city. The Mixed-Use Corridor (MC) district allows for a variety 
of commercial and residential uses. The petition site fronts along two major corridors (E. 3rd St. 
and S. SR 446), allowing excellent access possibilities for future development. Allowing additional 
uses, particularly multifamily residential, would allow a site along a heavily traveled portion of 
the city to be developed in line with the Comprehensive Plan’s long term goals of the City.  
 
RECOMMENDATION: Based on the findings of fact in the report, the Department recommends 
forwarding this petition to the Common Council with a positive recommendation, and waiving the 
required second hearing, with the following conditions: 
 

1. A Tree Preservation Easement shall be confirmed by survey and recorded in the Monroe 
County Recorder’s Office as a recordable commitment, and the easement will be in 
compliance with Unified Development Ordinance easement standards, including but not 
limited to signage.  
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