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**Next Meeting May 10, 2021        Last Updated:  5/7/2021 
 

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  
May 10, 2021 at 5:30 p.m.                    
 

Virtual Meeting: 
https://bloomington.zoom.us/j/93938247503?pwd=cGtYSDlHN3hZcWUxM0hocW9kbi95dz09  
 
 
 
ROLL CALL 
 
MINUTES TO BE APPROVED:   April 12, 2021 
 
REPORTS, RESOLUTIONS AND COMMUNICATIONS: 

 

PETITION CONTINUED TO:  June 14, 2021 

SP/DP-14-21 Aspen TOPCI II Acquisitions, LLC 
 703 W Gourley Pike 

Request: Primary plat approval for a  12.34 acre 3 lot Traditional Subdivision and Major 
Site Plan approval for two “Student Housing and Dormitory” and one “Dwelling, 
multifamily” in the (RH) Residential High Density District 
Case Manager: Ryan Robling 

 

PETITIONS: 

 
ZO-03-21 City of Bloomington 

Request: Technical corrections for text amendments that add, remove, or edit text to 
clarify existing standards and generally are not substantive changes. Returned from 
Council. 

 
SP-15-21 Trinitas Ventures  
 3216 E 3rd Street 
 Request:  Site plan approval to allow the construction of a multi-family residential 
 development with 340 dwelling units and 906 bedrooms. 
 Case Manager:  Eric Greulich 
 
  

 
 

 

 

 

GIS Map Link- https://arcg.is/1jyb1K 
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Case # ZO-03-21 Memo 

To: Bloomington Plan Commission 

From: Jackie Scanlan, AICP Development Services Manager 

Date: May 7, 2021 

Re: Technical corrections for text amendments that add, remove, or edit text to clarify 
existing standards and generally are not substantive changes. Petition returned 
from Common Council. 

 
Bloomington Common Council approved two amendments to Ordinance 21-17, seen by the Plan 
Commission as ZO-03-21. The proposal was approved by Common Council with the addition of 
two amendments, with a vote of 9-0. 
 
The first amendment includes the Sustainable Development Incentives as an option for decreased 
separation requirements for Student Housing or Dormitory and for increased option for floorplate 
maximums for the same use. 
 
The second amendment alters the regulations for ground floor parking for Student Housing or 
Dormitory. 
 
The amendments are described in the attached documents from the Common Council 
Administrator. The Department is favorable of the addition. 
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401 N. Morton Street   Bloomington, IN  47404      City Hall…..     Phone: (812) 349-3409    Fax (812) 349-3570
www.bloomington.in.gov

email: council@bloomington.in.gov

City of Bloomington 
Office of the Common Council 

April 26, 2021 

City of Bloomington Plan Commission 
401 North Morton, Room 160 
P.O. Box 100 
Bloomington, IN 47402 

Dear Plan Commissioners, 

This letter is being written pursuant to I.C. 36-7-4-607(e), which requires the Council, in the event it 
amends a proposal to amend the text of the City’s zoning ordinance, to return the proposal and 
amendments to the Plan Commission, with a statement of reasons for the amendments. On April 5, 2021, 
the Common Council received certification of the Plan Commission’s action on the proposal to amend 
certain provisions of the Unified Development Ordinance, which came forward as Ordinance 21-17 - To 
Amend Title 20 (Unified Development Ordinance) of the Bloomington Municipal Code – Re: Corrections 
Set Forth in BMC 20.03. 

At a Regular Session on April 21, 2021, after having met in Committee of the Whole on April 14, 2021, 
the Common Council approved Ordinance 21-17 by a vote of 9-0, with two amendments. Attached to this 
correspondence are copies of the following records: 

Ordinance 21-17, signed by the Council President;
Attachment A to Ord 21-17, consisting of ZO-03-21 the proposal forwarded to the Council
by the Plan Commission
Attachment B to Ord 21-17, consisting of Council amendments to ZO-03-21, which includes:

o Amendment 01, including a written statement of the reasons for the amendment;
o Amendment 03, including a written statement of the reasons for the amendment.

The Council extends its deep appreciation for the work of the Plan Commissioners and staff on Ordinance 
21-17 and is looking forward to your response to these proposed amendments.  Please forward any 
questions to your staff and your attorney, Mike Rouker. 

Sincerely, 

/s/Jim Sims 

Jim Sims, President 
Bloomington Common Council 
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ORDINANCE 21-17 
TO AMEND TITLE 20 (UNIFIED DEVELOPMENT ORDINANCE) 

OF THE BLOOMINGTON MUNICIPAL CODE –
Re: Corrections Set Forth in BMC 20.03 

WHEREAS, the Common Council, by its Resolution 18-01, approved a new Comprehensive 
Plan for the City of Bloomington, which took effect on March 21, 2018; and 

WHEREAS, thereafter the Plan Commission initiated and prepared a proposal to repeal and 
replace Title 20 of the Bloomington Municipal Code, entitled “Unified 
Development Ordinance” (“UDO”); and 

WHEREAS, on December 18, 2019 the Common Council passed Ordinance 19-24, to repeal 
and replace the UDO; and  

WHEREAS, on January 14, 2020 the Mayor signed and approved Ordinance 19-24; and 

WHEREAS, on April 15, 2020, the Common Council passed Ordinance 20-06 and Ordinance 
20-07; and

WHEREAS, on April 18, 2020, the Unified Development Ordinance became effective; and 

WHEREAS, the Plan Commission certified this proposed ordinance to the Common Council 
with a favorable recommendation on April 5, 2021, after providing notice and 
holding public hearings on the proposal as required by law; and 

WHEREAS, in preparing and considering this proposal, the Plan Commission and Common 
Council have paid reasonable regard to:  

1) the Comprehensive Plan;
2) current conditions and character of current structures and uses in

each district;
3) the most desirable use for which land in each district is adapted;
4) the conservation of property values throughout the jurisdiction; and
5) responsible development and growth; and

NOW, THEREFORE, BE IT HEREBY ORDAINED BY THE COMMON COUNCIL OF THE 
CITY OF BLOOMINGTON, MONROE COUNTY, INDIANA, THAT: 

SECTION I. Title 20, entitled “Unified Development Ordinance”, is amended.

SECTION II.  An amended Title 20, entitled “Unified Development Ordinance”, including other 
materials that are incorporated therein by reference, is hereby adopted. Said replacement 
ordinance consists of the following documents which are attached hereto and incorporated 
herein:  

1. The Proposal forwarded to the Common Council by the Plan Commission
with a favorable recommendation, consisting of:

(A) ZO-03-21, (“Attachment A”)
2. Any Council amendments thereto (“Attachment B”)

SECTION III.  The Clerk of the City is hereby authorized and directed to oversee the process of 
consolidating all of the documents referenced in Section II into a single text document for 
codification. 

SECTION IV. Severability. If any section, sentence, or provision of this ordinance, or the 
application thereof to any person or circumstances shall be declared invalid, such invalidity shall 
not affect any of the other sections, sentences, provisions, or applications of this ordinance which 
can be given effect without the invalid provision or application, and to this end the provisions of 
this ordinance are declared to be severable. 

SECTION V.  This ordinance shall be in full force and effect from and after its passage by the 
Common Council and approval by the Mayor. 
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SECTION VI.  The Clerk of the City is directed to enter the effective date of the ordinance 
wherever it appears in the body of the ordinance.  

PASSED AND ADOPTED by the Common Council of the City of Bloomington, Monroe 
County, Indiana, upon this         day of      , 2021. 

JIM SIMS, President 
Bloomington Common Council 

ATTEST: 

NICOLE BOLDEN, Clerk 
City of Bloomington 

PRESENTED by me to Mayor of the City of Bloomington, Monroe County, Indiana, upon this 
day of                       , 2021.

NICOLE BOLDEN, Clerk 
City of Bloomington 

SIGNED AND APPROVED by me upon this  day of , 2021.

JOHN HAMILTON, Mayor 
City of Bloomington 

SYNOPSIS 

This petition clarifies and amends regulations in the new UDO related to Use Regulations. 

Note: At the April 21, 2021 Regular Session, the Council adopted the following amendments: 
AM 01 - Providing that certain alternative standards apply to the “Student Housing or
Dormitory” use if either the affordable housing incentive or the sustainable development
incentive have been earned;
AM 03 - Revising the use-specific standard for ground floor parking applicable to the
“Student Housing or Dormitory” use to require a setback of at least 20 feet from the
building façade for structured, vehicular parking.
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5th April
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Allowed Use Table 

Table 03-1: Allowed Use Table 
P = permitted use, C = conditional use permit, A = accessory use, T = temporary use, Uses with an *= use-specific standards apply 
AAdditional uses may be permitted, prohibited, or require conditional use approval in DDowntown Character Overlays  ppursuant to Section 220.03.010(e)..  

 Use 
Residential Mixed-Use Non-

Residential Use-Specific 
Standards RE R1 R2 R3 R4 RM RH RMH MS MN MM MC ME MI MD MH EM PO 

RESIDENTIAL USES 

Household Living  

Dwelling, single-family 
(detached)  P P P P P P* P* P P P P* P* P* P* 20.03.030(b)(1) 

Dwelling, single-family 
(attached)  P* P* P* P* P* P* P* P* P* 20.03.030(b)(2) 

Dwelling, duplex  C * * * P* P* P* P* P* P* C* P* 20.03.030(b)(3) 

Dwelling, triplex  * * * P* P* P* P* P* P* C* P* 20.03.030(b)(4) 

Dwelling, fourplex  C* P* P* P* P* P* P* P* 20.03.030(b)(4) 

Dwelling, multifamily  C* P P P P* P* P P* C P* 20.03.030(b)(5)

Dwelling, live/work  C* P* P* P* P* P* P* 20.03.030(b)(6) 

Dwelling, cottage development  C* C* C* C* C* C* C* C* 20.03.030(b)(7) 

Dwelling, mobile home P* 20.03.030(b)(8) 

Manufactured home park  P* 20.03.030(b)(9) 

Group Living 

Assisted living facility  C P P C P P P P P 
Continuing care retirement 
facility  C P P C P P P P P 

Fraternity or sorority house P* P* 20.03.030(b)(10) 

Group care home, FHAA small P* P* P* P* P* P* P* P* P* P* P* P* P* P* 20.03.030(b)(11) 

Group care facility, FHAA large  P* P* P* P* P* P* P* P* P* P* P* P* 20.03.030(b)(11) 

Nursing or convalescent home  C P P C P P P P P P
Opioid rehabilitation home, 
small  P* P* P* P* P* P* P* P* P* P* P* P* P* P* 20.03.030(b)(11) 

Opioid rehabilitation home, 
large  P* P* P* P* P* P* P* P* P* P* P* P* 20.03.030(b)(11) 

Residential rooming house  P* P* P P* P P C* 20.03.030(b)(12) 

Student housing or dormitory  C* P* P* C* P* P* P* C* 20.03.030(b)(13) 

Supportive housing, small  C C C C C C C 

Supportive housing, large  C C C C C 

PUBLIC, INSTITUTIONAL, AND CIVIC USES 

Community and Cultural Facilities

Art gallery, museum, or library  C* C C P P P P P 20.03.030(c)(1) 

Cemetery or mausoleum P 

ZO-03-21 Red-Line Amendments With Plan Commission Amendments
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Chapter 20.03: Use Regulations 
20.03.020 Allowed Use Table

Bloomington, Indiana – Unified Development Ordinance 7
Adoption Date: January 14, 2020
Effective Date: April 18, 2020

Table 03-1: Allowed Use Table 
P = permitted use, C = conditional use permit, A = accessory use, T = temporary use, Uses with an *= use-specific standards apply 
Additional uses may be permitted, prohibited, or require conditional use approval in Downtown Character Overlays pursuant to Section 20.03.010(e). 

 Use 
Residential Mixed-Use Non-

Residential Use-Specific 
Standards RE R1 R2 R3 R4 RM RH RMH MS MN MM MC ME MI MD MH EM PO 

Amenity center  P* P* P* P* P* P P P A P P P P P P 20.03.030(d)(5) 

Country club C P 

Recreation, indoor  P* P* P* P* A C P P P 20.03.030(d)(6) 

Recreation, outdoor  C  C P P  C 

Sexually oriented business  C* P* P*  20.03.030(d)(7) 

Stadium    C 
Food, Beverage, and Lodging 

Bar or dance club  P P P   P  

Bed and breakfast C* C* C* C* C* C* P P P P P 20.03.030(d)(8) 

Brewpub, distillery, or winery   P* P* P* P* P* P*  P* 20.03.030(d)(9) 

Hotel or motel  P   P C P 

Restaurant  C* C*  P P P P P* A P A A  20.03.030(d)(10) 

Office, Business, and Professional Services 

Artist studio or workshop  A* A* A* A* A* P P P P P C C P 20.03.030(d)(11) 

Check cashing   C C 

Financial institution   P P P C P A 

Fitness center, small  A A  P P P P A A P A A 

Fitness center, large   P P P P  P A 

Office   P P P P P P P* P  20.03.030(d)(12) 

Personal service, small   A A P P P P P C P 

Personal service, large   C C P P P  P 

Tattoo or piercing parlor  P P  P 

Retail Sales  

Building supply store  P P P 

Grocery or supermarket   A A P P P P P P 

Liquor or tobacco sales P P   P  

Pawn shop P P   P  

Retail sales, small   C C P P P P P P 

Retail sales, medium   P P P P  P 

Retail sales, large    P   P  

Retail sales, big box  P P 

Vehicles and Equipment 

Equipment sales or rental  P* P* P* P* P*  20.03.030(d)(13) 

Transportation terminal   P P  P P  P 

Vehicle fleet operations, small   P P  P 

ZO-03-21 Red-Line Amendments With Plan Commission Amendments
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Table 03-1: Allowed Use Table 
P = permitted use, C = conditional use permit, A = accessory use, T = temporary use, Uses with an *= use-specific standards apply 
AAdditional uses may be permitted, prohibited, or require conditional use approval in DDowntown Character Overlays  ppursuant to Section 220.03.010(e)..  

 Use 
Residential Mixed-Use Non-

Residential Use-Specific 
Standards RE R1 R2 R3 R4 RM RH RMH MS MN MM MC ME MI MD MH EM PO 

Wind energy system, large  P* P* 20.03.030(f)(4) 

Wind energy system, small  A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* P* P* 20.03.030(f)(5) 

ACCESSORY USES  20.03.030(g)(1) 

Chicken flock  A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* P* 20.03.030(g)(2) 

Detached garage A* A* A* A* A* A* A* A* A* A* A* 20.03.030(g)(3) 

Drive-through  A* A 20.03.030(g)(4) 

Dwelling, accessory unit  A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* 20.03.030(g)(5) 

Electric vehicle charging facility  A A A A A A A A A A A A A A A A A A 

Greenhouse, noncommercial  A A A A A A A A A A A A A A A A A A 

Home occupation  A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* 20.03.030(g)(6) 

Outdoor retail and display  T* T* T* T* A* 20.03.030(g)(7) 
Outdoor trash and recyclables 
receptacles A* A* A* A* A* A* A* A* A* A* A* A* 20.03.030(g)(8) 

Recycling drop-off, self-serve  A A A A A A A A A A A 

Swimming pool A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* 20.03.030(g)(9) 

TEMPORARY USES 20.03.030(h)(1) 

Book buyback  T* T* T* T* T* T* 20.03.030(h)(2) 

Construction support activities  T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* 20.03.030(h)(3) 

Farm produce sales  T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* 20.03.030(h)(4) 

Real estate sales or model home T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* 20.03.030(h)(5) 

Seasonal sales  T* T* T* T* T* T* T* T* 20.03.030(h)(6) 

Special event  T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* 23.03.030(h)(7) 

Use-Specific Standards 

Generally 
The Use-Specific Standards listed in this Section 20.03.030 apply to those uses listed on the same line 
of Table 3-1, regardless of whether those uses are shown as Permitted, Conditional, Conditional 
Accessory, Accessory, or Temporary uses. These Use-Specific standards cannot be modified through 
the Conditional Use approval process in Section 20.06.050(b) (Conditional Use Permit), but relief may 
be granted through the Variance process in Section 20.06.080(b) (Variance). 

ZO-03-21 Red-Line Amendments With Plan Commission Amendments

6

10



 Design 
 The front elevation building width of the triplex or fourplex dwelling structure shall not 

exceed 40 feet.  
 The following design elements of the triplex or fourplex dwelling shall be similar in general 

size, shape, and design with the majority of existing structures on the same block face on 
which it is located:  

 Roof pitch; 
 Front porch width and depth; 
 Front building setback; and 
 Vehicle parking access (i.e., front-, side-, or rear-access garage or parking area). 

 In the R1, R2, R3, and R4 zoning districts, no triplex dwelling structure shall contain more 
than nine bedrooms total, and no fourplex dwelling structure shall contain more than 12 
bedrooms total.  

 Each individual dwelling unit shall have separate utility meters. 

 Dwelling, Multifamily 

 Ground Ffloor Parking  

Any portions within the ground floor of a structure used for vehicular parking shall be located at 
least 20 feet behind the building façade facing a public street. If there are multiple primary 
buildings on a site, this requirement only applies to the building closest to a public street. 

 Size  
In the MN and R4 zoning districts, no more than eight multifamily dwelling units shall be 
constructed on one single lot or parcel. 

 Ground Floor Units 
 Ground floor dwelling units shall be prohibited in the MD-ST (Showers Technology) and 

MD-CS (Courthouse Square) Downtown Character Overlays, and the ME zoning district.  
 In the MD zoning district, each dwelling unit located on the ground floor shall be located at 

least 20 feet behind each building façade facing a public street. 

 Dwelling, Live/Work  
 The residential unit shall be located above or behind the nonresidential areas of the structure.  
 The residential living space shall be occupied by the owner of the commercial or manufacturing 

activity or the owner’s employee, including that person’s household. 
 The resident owner or employee is responsible for the commercial or manufacturing activity 

performed.  
 In the R4, RM, and RH zoning districts, the commercial activity area shall not exceed 50 percent 

of the gross floor area of the unit.  
Signs are limited to not more than two internally illuminated wall or window signs not exceeding 
10 square feet in total area.  

 The work activities shall not adversely impact the public health, safety, or welfare of adjacent 
properties. 

ZO-03-21 Red-Line Amendments With Plan Commission Amendments
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 Where minimum spacing is required by subsections (C) and (D) above, the distance shall be 
measured from the nearest property line of the property from which spacing is required to the 
nearest property line on which the group home will be located, using a straight line, without 
regard to intervening structures or public rights-of-way.  

 Residential Rooming House  
 No residential rooming house shall contain more than four bedrooms, not including the living 

space occupied by the residential rooming house owner.  
 No bedroom occupied by a person other than the residential rooming house owner shall be 

rented for a period of less than 30 consecutive days.  

 Student Housing or Dormitory  

 Ground Floor Parking gg

No more than 50% of the ground floor of a building adjacent to a public street can be used for 
parking. 

 

 Location  
In the RM, RH, MN, MM, MC, and MI zoning districts, each student housing or dormitory use 
shall be separated from any other student housing or dormitory use by at least 300 feet,  

 By at least 300 feet, as measured between the closest points on the two lots containing the yy ,,
student housing or dormitory uses, and 

 By at least 300 feet, as measured between the closest points of two or more residential or yy ,, pp
mixed use structures within one lot containing the student housing or dormitory use. 

However, if the affordable housing incentive codified at Section 20.04.110(c) has been earned, only the 
requirements of 20.03.030(b)(13)(A)(i) apply to each student housing or dormitory use in the RM, RH, 
MN, MM, MC, and MI zoning districts. 

 Building Floor Plate  
 In the MN zoning district, the maximum building floor plate for a student housing or 

dormitory use shall be 2,5005,000 square feet per lot, pursuant to the measurement 
standards in Section 20.04.020(g) (Building Floor Plate ). However if the affordable housing 
incentive codified at Section 20.04.110(c) has been earned, the maximum building floor 
plate for a student housing or dormitory use in the MN zoning district shall be 5,000 square 
feet per lot, pursuant to the measurement standards in Section 20.04.020(g). 

 In the RM and MD zoning districts, the maximum building floor plate for a student housing 
or dormitory use shall be 5,00010,000 square feet per lot, pursuant to the measurement 
standards in Section 20.04.020(g) (Building Floor Plate ). However if the affordable housing 
incentive codified at Section 20.04.110(c) has been earned, the maximum building floor 
plate for a student housing or dormitory use in the RM and MD zoning districts shall be 
10,000 square feet per lot, pursuant to the measurement standards in Section 20.04.020(g). 

ZO-03-21 Red-Line Amendments With Plan Commission Amendments
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 In the RH, MM, MC, and MI zoning districts, the maximum building floor plate for a student 
housing or dormitory use shall be 10,00020,000 square feet per lot, pursuant to the 
measurement standards in Section 20.04.020(g) (Building Floor Plate ). However if the 
affordable housing incentive codified at Section 20.04.110(c) has been earned, the maximum 
building floor plate for a student housing or dormitory use in the RH, MM, MC, and MI 
zoning districts shall be 20,000 square feet per lot, pursuant to the measurement standards 
in Section 20.04.020(g). 

In the MS zoning district, the maximum building floor plate for a student housing or dormitory 
use shall be 20,000 square feet per lot, pursuant to the measurement standards in Section 
20.04.020(g) (Building Floor Plate). However if the affordable housing incentive codified at 
Section 20.04.110(c) has been earned, there shall be no maximum building floor plate for a 
student housing or dormitory use in the MS zoning district. 

 Building Height  
 In the RH zoning district, the maximum building height for a student housing or dormitory 

use shall be four three stories, not to exceed 4050 feet, except as necessary to 
accommodate additional height earned through the affordable housing incentive in Section 
20.04.110(c). 

 In the MD-DC character area, the maximum building height for a student housing or 
dormitory use shall not exceed 40 feet. 

 In the MD-CS, MD-UV, MD-DE, MD-DG, and MD-ST Downtown Character Overlays, the 
maximum building height for a student housing or dormitory use shall not exceed 30 feet. 

 Public, Institutional, and Civic Uses 

 Art Gallery, Museum, or Library  
In the R4 zoning district, art galleries, museums, and libraries shall be limited to 7,000 square feet 
gross floor area. 

 Community Center  
In the RM and RH zoning districts, community centers shall be a Permitted use when created through 
renovation of an existing building. If a community center requires new construction or a major 
addition to an existing structure (greater than 33 percent of the existing gross floor area), then the use 
shall be subject to a conditional use approval. 

 Day Care Center, Adult or Child  
 When located in a Residential zoning district, an adult or child day care center shall not be 

located closer than 500 feet to any other adult or child day care center.  
 When a license is required by the state, proof of licensing shall be presented with the petition 

for the conditional use approval. Day care centers exempt from state licensing requirements 
shall provide proof of exemption. 

 The operation of the facility shall not include overnight occupancy by the clients.  
 A Level 3 buffer pursuant to Section 20.04.080(g)(3) (Buffer Yard Types), shall be established 

along the property line(s) separating a day-care center and any single-family detached, duplex, 
triplex, or fourplex dwellings,.  

ZO-03-21 Red-Line Amendments With Plan Commission Amendments
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 Public, Institutional, and Civic Uses 

 Art Gallery, Museum, or Library  
In the R4 zoning district, art galleries, museums, and libraries shall be limited to 7,000 square feet 
gross floor area. 

 Community Center  
In the RM and RH zoning districts, community centers shall be a Permitted use when created through 
renovation of an existing building. If a community center requires new construction or a major 
addition to an existing structure (greater than 33 percent of the existing gross floor area), then the use 
shall be subject to a conditional use approval. 

 Day Care Center, Adult or Child  
 When located in a Residential zoning district, an adult or child day care center shall not be 

located closer than 500 feet to any other adult or child day care center.  
 When a license is required by the state, proof of licensing shall be presented with the petition 

for the conditional use approval. Day care centers exempt from state licensing requirements 
shall provide proof of exemption. 

 The operation of the facility shall not include overnight occupancy by the clients.  
 A Level 3 buffer pursuant to Section 20.04.080(g)(3) (Buffer Yard Types), shall be established 

along the property line(s) separating a day-care center and any single-family detached, duplex, 
triplex, or fourplex dwellings,.  

 Jail or Detention Facility  
 Adequate access shall be provided to a street classified as a collector or arterial per the 

Transportation Plan.  
 The design and intensity of the use, site, and structure shall be compatible with the surrounding 

area.  
 Site design and security measures shall ensure that the peace and safety of the surrounding 

area shall not be disturbed or impaired 

 Urban Agriculture, Noncommercial  

 Structures  
 Greenhouses and hoop houses are limited to a maximum height of 15 feet, shall be located 

at least 10 feet from any lot line and may not cover more than 25 percent of the property. 
 Cold frames are limited to a maximum height of four feet and shall be located at least 10 

feet from any lot line. 
 Agricultural stands are limited to a maximum height of 12 feet and shall be located at least 

10 feet from any abutting lot with an occupied residential use. 
 Fences intended exclusively to protect food garden plots from animals shall not be more 

than 12 feet in height. The portion of the fence that exceeds five feet in height shall, by the 
use of voids and solids via latticework or other similar techniques, be of open construction. 
This portion of the fence shall be constructed of materials widely accepted in the fence 
industry for garden protection. 

ZO-03-21 Red-Line Amendments With Plan Commission Amendments
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Location  

Structures containing large or medium livestock or any structures containing livestock waste 
(except chicken coops) shall meet the following minimum setbacks: 

Front setback: 75 feet; 

Side setback: 50 feet; 

Rear Setback: 75 feet. 

Structures containing small livestock shall meet the following minimum setbacks: gg gg

Front setback: 35 feet; ;;

Side setback: 15 feet; ;;

Rear Setback: 25 feet. 

Number of Livestock 
Domesticated livestock are permitted in accordance with the requirements indicated in 
Table 03-3 below, unless otherwise prohibited or limited by this UDO or other regulation. 
The maximum number of livestock per acre shall be cumulative between the categories of 
domesticated animals.  
Animals less than four months of age shall be calculated at one-half the unit value. 

Table 03-3: Number of Animals Allowed  

Animal Type Pasture SizeArea Required 
(minimum) 

Livestock per Acre 
(maximum) 

Large Livestock 1 acre of pasturage 1 per acre of pasturage 
Medium Livestock 0.5 acres of pasturage 1 per 0.5 acre of pasturage [1] 
Small Livestock Lot size equals district minimum 2 per minimum area required 
Notes: 
[1] Hybrid or miniaturized medium livestock that weight less than 100 pounds when fully grown shall count as

one-third each towards the maximum animals per acre allowed.

Kennel  
The parts of a building where animals are boarded shall be fully enclosed, with solid core doors 
and no operable windows, and shall be sufficiently insulated so no unreasonable noise or odor 
can be detected off premises.  
Animals shall not be permitted outside except within a secure animal run, and no outdoor 
animal run shall be permitted within 200 feet of any adjacent residential district or use, except 
where the adjoining property is owned or occupied by the operator of the kennel. 
The perimeter of the kennel operation shall be enclosed with an opaque fence that meets the 
following standards: 

Minimum depth underground: 12 inches. 
Height: Eight feet from grade.  
Minimum gauge of chain-link fence: 11 
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 Equipment Sales and Rental 
 Outdoor display of equipment for sale or rental shall only be permitted in the MC and EM 

zoning districts. 
 In the MC zoning district, all outdoor display of merchandise shall be contained on an improved 

surface such as asphalt, concrete, or pavers.  
 Any outdoor display area shall not block ADA-accessible parking areas, parking lot access aisles, 

or sidewalk areas, and shall not reduce the number of parking spaces below any minimum 
requirement for the use in this UDO. 

 Vehicle Fuel Station  
 In the MM, MD, and ME zoning districts, the use shall be limited to a total of four metered fuel 

dispenser units. For the purpose of this section, each hose shall count as one fuel dispenser 
unit.

 In the MM, MD, and ME zoning districts, major overhaul, body and fender work, upholstering, 
welding and spray painting shall be prohibited as an accessory use of a vehicle fuel station.  

 In the MM, MD, MC, and ME zoning districts, all activities other than vehicle fueling shall be 
conducted within a completely enclosed building. 

 In the MM, MD, MC, and ME zoning districts, no outdoor storage of automobile parts, 
discarded tires, or similar materials shall be permitted.  

 Outdoor storage of more than three wrecked or temporarily inoperable vehicles awaiting 
repairs shall be prohibited.  

 In the ME zoning district: 
 All structures including fuel canopies shall be similar in appearance to the surrounding 

development with respect to architectural style, color, and materials; 
 Fuel canopies shall be located to the side or rear of properties to minimize visual impact 

from public streets; and 
 At least 50 percent of the total number of dispenser units shall provide alternative fuels 

including, but not limited to biodiesel, electricity, majority ethanol blend, hydrogen or 
natural gas. 

 Vehicle Impound Storage  
Vehicle impound storage lots shall be screened with a solid fence or wall at between eight and 10 feet 
in height and shall provide at least one tree and three shrubs per 10 linear feet of fencing to minimize 
the visual impact of the use on surrounding properties, public streets, and public open spaces. 
Required plantings shall be located on the side of the fence closest to abutting properties. 

 Vehicle Parking Garage  
In the MD-CS, MD-DC, MD-UV, MD-DG, and MD-ST Downtown Character Overlays, a freestanding 
primary use vehicle parking garage, or a parking garage that is attached to but not located within the 
building envelope of a structure containing another primary use shall require conditional use permit 
approval pursuant to Section 20.06.050(b) (Conditional Use Permit). 

 Vehicle Repair, Major or Minor  
 All major overhaul, body and fender work, upholstering and welding, and spray painting shall 

be conducted within a completely enclosed building.  
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 Only storage of goods and materials are allowed in self-storage rental spaces. The use of 
storage spaces to conduct or operate a business is prohibited.  

 The use of power tools, paint sprayers, or the servicing, repair or fabrication of furniture, boats, 
trailers, motor vehicles, lawn mowers, appliances, and other similar equipment within a storage 
unit is prohibited.  

 The storage of hazardous materials is prohibited.  
 Security fencing shall not include razor wire or barbed wire. 
 Where the site is adjacent to a Residential zoning district or a portion of a PUD zoning district 

designated for single-family residential uses: 
 Loading docks are prohibited on the side of the facility facing the residentially zoned land;  
 A permanent screen shall be required along all property boundaries and shall conform to 

landscaping and screening requirements in Section 20.04.080(m) (Screening ); 
 Public access shall only be permitted between 6:00 a.m. and 10:00 p.m.  

 If the facility is located in an MN, MM or MD district, all storage shall be contained within a fully 
enclosed structure that: 
 Is at least a two-story structure with a defined use on the upper floor(s) and if storage units 

are provided on the upper floors, then access to the units shall be from interior hallways.
storage units on upper floors with access doors to storage units accessed from interior 
hallways. 

 Does not have any garage doors or access doors to any storage unit facing any public 
street, park, or open space, unless the doors are screened from all visible public streets, 
parks, and open spaces.  

 Gravel, Cement, or Sand Production, or Quarry  
Each facility shall be screened with a solid fence or wall between eight and 10 feet in height and shall 
provide at least one tree and three shrubs per 10 linear feet of fencing to minimize the visual impact 
of the use on surrounding properties, public streets, and public open spaces. Required plantings shall 
be located on the side of the fence closest to abutting properties.  

 Utilities and Communication 

 Communication Facility   

 Purpose  
These standards are intended to provide sensible and reasonable development standards that 
comply with the requirements of state and federal law for public and private telecommunication 
service and to:  
 Maximize the use of any communication facilities in order to reduce the total number of 

facilities needed to serve the communications needs of the area;  
 Minimize the adverse, undesirable visual effects of communication facilities; and  

Provide for the reasonable location of communication facilities in the city.
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Chapter 20.03: Use Regulations 
20.03.030 Use Specific Standards

Bloomington, Indiana – Unified Development Ordinance 94
Adoption Date: January 14, 2020
Effective Date: April 18, 2020

In the MN, MM, and MC zoning districts, brewpubs, distilleries, or wineries shall maintain at least 
15 percent of the gross floor area of the facility or 500 square feet of floor space, whichever is 
greater, for public use as a tavern, restaurant, or tasting area.  
In the MD zoning district, brewpubs, distilleries, or wineries shall maintain at least 50 percent of 
the gross floor area of the facility for public use as a tavern, restaurant, or tasting area.
Brewpubs may ship beverages for consumption at other sites, but only if it is demonstrated that:  

The location and flow of shipping traffic does not impact access by other users; and 
The proposed shipping routes are designed to accommodate the weight of the delivery 
vehicles.  

 Restaurant 

In the current RM and, RH , and ME zoning districts, the restaurant shall contain no more than 
2,500 gross square feet of floor area. Such smaller establishments typically include but are not 
limited to cafes, coffee shops, delis, and small restaurants. In the ME zoning district, the 
restaurant shall contain no more than 5,000 gross square feet of floor area. 
In the RM and RH zoning districts, structures containing this use shall be similar in appearance 
to the surrounding buildings with respect to architectural style, roof pitch, color and materials.  

 Artist Studio or Workshop 
In the RE, R1, R2, R3, and R4 zoning districts: 

The artist studio shall be accessory to a residential use.  
No retail activity shall be permitted in association with the artist studio.  
No display of art pieces for public viewing, such as within a gallery, shall be permitted.  
Use of the artist studio shall be limited to the production of art by the resident of the home in 
which the studio is located. 

 Office 
In the MH zoning district, only office uses performing services related to the medical or health care 
industries are permitted. 

 Equipment Sales and Rental 
Outdoor display of equipment for sale or rental shall only be permitted in the MC and EM 
zoning districts. 
In the MC zoning district, all outdoor display of merchandise shall be contained on an improved 
surface such as asphalt, concrete, or pavers.  
Any outdoor display area shall not block ADA-accessible parking areas, parking lot access aisles, 
or sidewalk areas, and shall not reduce the number of parking spaces below any minimum 
requirement for the use in this UDO. 

 Vehicle Fuel Station  
In the MM, MD, and ME zoning districts, the use shall be limited to a total of four metered fuel 
dispenser units. 

In the MM, MD, and ME zoning districts, major overhaul, body and fender work, upholstering, 
welding and spray painting shall be prohibited as an accessory use of a vehicle fuel station.  
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Generally  
Accessory uses and structures customarily incidental to the principal use and/or structure shall be 
permitted subject to site plan requirements, all necessary permits and approvals, and other applicable 
requirements. 

Compliance Required 
Accessory structures shall comply with all dimensional and development standards for the 
subject zoning district regardless of whether a temporary use permit or certificate of zoning 
compliance is required. 

Exemptions 
The installation of flag poles and/or detached structures that serve as covered, short-term Class 
II bicycle parking facilities shall not count towards the maximum number of accessory structures 
allowed. 

Prohibitions 
A mobile home, manufactured home, recreational vehicle, semi-tractor trailer, boat, or motor 
vehicle shall not be used as an accessory structure in any zoning district. 

Timing 
Accessory structures are not permitted on a parcel prior to any primary structure being 
constructed, except where the accessory structure is being used in conjunction with the act of 
constructing a primary structure or for agricultural purposes. 

Number and Size Permitted  
The maximum number (per lot or parcel) and maximum footprint (cumulative total per parcel) 
of enclosed accessory structures permitted is indicated in the table below: 

Table 03-4: Number and Size of Enclosed Accessory Structures Permitted 

Zoning District Maximum Number Maximum Footprint (cumulative total) 

RE  None 50 percent of the square footage of the primary structure  

R1 

2 

1,000 square feet or 50 percent of the square footage of the primary 
structure, whichever is less [1] 

R2 840 square feet 
R3 580 square feet 
R4 400 square feet  

RM, RH, RMH 

None 

840 square feet or 15 percent of the cumulative square footage of the 
primary building(s) footprint, whichever is greater.  
1000 square feet or 15 percent of the cumulative square footage of the 
primary building(s) footprint, whichever is greater. 

MS, MN, MM, MD, MC, 
ME, MH 

MI, EM, PO None None 
NNOTES::  

[1] A ccessory structures are exempt from the size limitations.

Location  
Unless otherwise authorized in this UDO, accessory structures shall be located no closer 
than 35 feet from the front property line and five feet from side and rear property lines. 
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Chapter 20.03: Use Regulations 
20.03.030 Use Specific Standards

Bloomington, Indiana – Unified Development Ordinance 9
Adoption Date: January 14, 2020
Effective Date: April 18, 2020

Detached Garage Design  
For detached garages accessory to residential uses, exposed or corrugated metal facades are 
not permitted. The exterior finish building materials used for a detached garage shall comply 
with the standards in Section 20.04.070(d)(3)(B) (Materials).  
Detached garages and carports shall be located a minimum of 10 feet behind the primary 
structure's front facade and five feet from side and rear property lines, except for exceptions 
listed in Section 20.04.020(e)(3) (Exceptions to Setback Requirements).  

Drive-Through  
In the MM district, all uses, except for financial institutions shall be limited to one drive-through 
bay. Financial institutions shall be allowed up to three drive-through bays. 
In the MC district, all uses, except for financial institutions shall be limited to two drive-through 
bays. Financial institutions shall be allowed up to three drive-through bays.  

Dwelling, Accessory Unit  

Purpose 
These accessory dwelling unit ("ADU") standards are intended to permit the creation of legal 
ADUs that are compatible with residential neighborhoods while also adding housing options for 
the City’s workforce, seniors, families with changing needs, and others for whom ADUs present 
an affordable housing option. 

Generally  
This use shall be accessory to a single-family or duplex dwelling that is the principal use on 
the same lot or parcel.  
Not more than one ADU may be located on one lot.  
ADUs shall not be established on a lot that is less than the minimum lot size of the zoning 
district.  

ADUs shall not contain more than two bedrooms. 
 No more than one family, as defined in Chapter 20.07: (Definitions), shall reside in one 
accessory dwelling unit; provided, however, that units lawfully in existence prior to the 
effective date of the ordinance from which this section derives where the number of 
residents located in one accessory dwelling unit lawfully exceed that provided by the 
definition of family in Chapter 20.07: (Definitions), may continue to be occupied by the 
same number of persons as occupied the accessory dwelling unit on that effective date.   
 A request for an ADU shall be required to submit a separate site plan petition with the 
Planning and Transportation Department. 

Utilities 
All ADUs shall be connected to the public water main and sanitary sewer that are adjacent to 
the property on which the ADU is located, per City of Bloomington Utilities' Rules and 
Regulations or Construction Specifications. Where water or sanitary sewer mains are not 
adjacent to the property and the primary dwelling on the lot uses a septic system, the ADU may 
use the septic system in compliance with Monroe County Health Department Standards.  

Standards for Attached ADUs 
The maximum square footage of any attached ADU shall be 840 square feet. 
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 No more than one family, as defined in Chapter 20.07: (Definitions), shall reside in one 
accessory dwelling unit; provided, however, that units lawfully in existence prior to the 
effective date of the ordinance from which this section derives where the number of 
residents located in one accessory dwelling unit lawfully exceed that provided by the 
definition of family in Chapter 20.07: (Definitions), may continue to be occupied by the 
same number of persons as occupied the accessory dwelling unit on that effective date. 

 A request for an ADU shall be required to submit a separate site plan petition with the 
Planning and Transportation Department. 

 Utilities 
All ADUs shall be connected to the public water main and sanitary sewer that are adjacent to 
the property on which the ADU is located, per City of Bloomington Utilities' Rules and 
Regulations or Construction Specifications. Where water or sanitary sewer mains are not 
adjacent to the property and the primary dwelling on the lot uses a septic system, the ADU may 
use the septic system in compliance with Monroe County Health Department Standards.  

 Standards for Attached ADUs 
 The maximum square footage of any attached ADU shall be 840 square feet. 
 The maximum height of any attached ADU shall be the same as that applicable to the 

primary dwelling structure in the zoning district where the ADU is located. 
 Each ADU shall be set back from each property line by at least the same setback distance 

applicable to the primary dwelling structure in the zoning district where the ADU is located. 

 Standards for Detached ADUs  
Detached ADUs shall meet the architectural and foundation requirements for a single-family 
dwelling within the applicable zoning district as found in Section 20.04.070(d)(3) (Residential ).  
 The maximum gross floor area of the detached ADU portion of any accessory structureany 

detached ADU shall be 840 square feet or the maximum square footage allowed for 
accessory structures permitted by Section 20.03.030(g) (Accessory Uses and Structures), 
whichever is less. 
The detached ADU shall not exceed 25 feet in height.

 The detached ADU shall not extend closer to any street than the existing primary dwelling 
structure.  

 The detached ADU shall comply with the requirements for accessory structures in Section 
20.03.030(g) (Accessory Uses and Structures). Where one or more of the standards in 
Section 20.03.030(g) (Accessory Uses and Structures) conflict with these use-specific 
standards, these use-specific standards shall govern.  
A detached ADU shall be set back from any side or rear property line that does not abut an 
alley by at least 10 feet, and from any side or rear property line that abuts an alley by at 
least five feet.  

 Existing single-story detached accessory structures converted to ADUs shall be exempt from 
the setback requirements pursuant to Section 20.06.090(d) (Nonconforming Structures).  
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 Historic Districts 
If located within a historic district, any exterior changes or new construction shall be in 
compliance with the historic district's guidelines and any required certificate of appropriateness 
shall be obtained pursuant to Title 8 (Historic Preservation and Protection) of the Bloomington 
Municipal Code.  

 Owner Occupancy 
 ADUs shall only be permitted on a property where either the primary dwelling unit or the 

ADU is occupied by the owner of the property.  
 The owner of each property on which an ADU is located shall sign an affidavit pledging 

agreement with the terms of this section. The affidavit shall specify which dwelling unit 
(either the primary dwelling unit or the ADU) the owner will occupy. If at any time the 
owner moves from one dwelling unit to the other, the owner shall file an updated affidavit. 
Otherwise, all affidavits shall be filed annually with the Planning and Transportation 
Department. 

 Any primary dwelling or ADU used as a rental unit shall register with the Department of 
Housing and Neighborhood Development (HAND) and receive appropriate certification 
prior to occupancy. 

 Noticing  NoNotiticicingng
 The petitioner shall be responsible for mailing notice to all persons owning land within 300 TThehe pepetitititiononerer shshalalll bebe rresespoponsnsibiblele foforr mmaiaililingng nonotiticece toto alalll pepersrsononss owowniningng lalandnd wwitithihinn 303000

linear feet from any property line of the parcel for which an ADU is being requested.  
 Mailed notices shall be postmarked and sent via first class mail at least 10 days prior to final MaMailileded nonotiticecess shshalalll bebe popoststmamarkrkeded anandd sesentnt vviaia ffirirstst clclasasss mamailil atat leleasastt 1010 dadaysys ppririoror toto fifinanall

action by the Director. A notarized affidavit shall be submitted stating compliance with this 
section before any permits are issued.  

 The mailed notice shall include: ThThee mamailileded nonotiticece shshalalll iincncluludede::
 The physical address, zoning designation, and primary use of the subject property;  ThThee phphysysicicalal aaddddreressss zozoniningng ddesesigignanatitionon anandd prprimimararyy ususee ofof tthehe ssububjejectct pproropepertrtyy;;
 A brief narrative summarizing the request and demonstrating compliance with this AA brbrieieff nanarrrratativivee susummmmarariziziningg ththee rereququesestt anandd dedemomonsnstrtratatiningg cocompmplilianancece wwitithh ththisis

Section 20.03.030(g)(5); 
 The location and hours where a copy of the petition is on file for examination; and ThThee lolocacatitionon aandnd hhouoursrs wwheherere aa cocopypy ooff ththee pepetitititionon iiss onon fifilele fforor eexaxamiminanatitionon;; anandd
 Any other information relevant to the petition required by the Director. AnAnyy ototheherr ininfoformrmatatioionn rerelelevavantnt toto tthehe ppetetititioionn rereququirireded bbyy ththee DiDirerectctoror

 Recorded Documents  
Prior to receiving a building permit for an ADU, the petitioner shall record a deed or title
restriction with the Monroe County Recorder, in a form acceptable to the City, stating that:  

 The ADU shall not be sold separately from the primary unit; and
 Either primary dwelling unit or the ADU shall be occupied by the owner(s) of record as 

their primary residence.  
 If at any time the City determines that the subject property is in violation of this UDO or in 

violation of the deed or title restriction, the ADU approval shall be withdrawn. In addition, 
the City may require that the ADU be removed from the property, which may include but is 
not limited to removal of any second kitchen on the property, including all kitchen 
appliances and cabinets. 
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Maximum Floor Area 
No more than 15 percent of the total interior floor area of the dwelling unit may be used in NoNo momorere ththanan 1515 pepercrcenentt ofof ththee tototatall iintntererioiorr flfloooorr arareaea ofof ththee ddwewelllliningg ununitit mamayy bebe ususeded iinn
connection with the Home Occupation. However, no Home Occupation shall be limited to 
less than 200 square feet, nor shall the area of a Home Occupation exceed 500 square feet. 
For Home Occupations located within a primary structure no more than 50 per t of the pp pp yy pp
total interior floor area of the dwelling unit may be used in connection with the Home 
Occupation. 
If there is more than one Home Occupation being conducted within a dwelling unit, then all IfIf ththereree iiss momorere ththaann ononee HoHomeme OcOccucupapatitionon bebeiningg cocondnducuctetedd wiwiththinin aa ddwewelllliningg ununitit ththenen alalll
Home Occupations within the dwelling unit shall cumulatively use no more than 15 percent 
or 500 square feet of the dwelling unit, whichever is less. 
If there is more than one Home Occupation being conducted within a dwelling unit, then all pp gg gg ,,
Home Occupations within the dwelling unit shall cumulatively use no more than 50 percent 
of the dwelling unit. 
Area used for storage of materials or products used in the Home Occupation shall be ArAreaea ususeded foforr ststororagagee ofof mamateteririalalss oror prprododucuctsts ususeded iinn ththee HoHomeme OcOccucupapatitionon shshalalll bebe
included in this calculation. 
Area used for storage of material or products used in the Home Occupation shall be gg pp pp
included in this calculation. 
For Home Occupations located within an accessory structure no more than 840 square feet pp yy qq
or the maximum square footage allowed for accessory structures permitted by Section 
20.03.0309(g) (Accessory Uses and Structures), whiciver is less maybe be used in connection 
with the Home Occupation.
Exempted Uses are excluded from square footage limitations in Section 20.03.030 (g)(6)(A) pp qq gg (g(g)()( ))(( ))

Multiple Home Occupations 
More than one Home Occupation may be permitted within an individual dwelling unit.  
Where multiple Home Occupations are conducted within an individual dwelling unit, the
operations standards of this subsection shall be applied to the combined total of all Home 
Occupation activities, not to each Home Occupation individually. 

Residential Character 
There shall not be any interior or exterior, structural or aesthetic alterations that change the 
residential character of the dwelling unit within which the Home Occupation operates. 

Location and Entrance 
The Home Occupation shall be conducted entirely within the primary structure or attached ThThee HoHomeme OcOccucuppatatioionn shshalalll bebe cocondnducuctetedd eentntirirelelyy wiwiththinin ththee ppririmamaryry ststruructctururee oror atattatachcheded
garage. 
The use of any attached or detached garage for a Home Occupation shall not interfere with 
the provision of any required off-street parking. 

Outdoor Display and Storage 
Outdoor display of goods, materials, supplies, or equipment is prohibited. 

ZO-03-21 Red-Line Amendments With Plan Commission Amendments

19

23



 Portable lavatories shall be located as to minimize impacts to adjacent residential uses.  

 Farm Produce Sales  
A temporary use permit is not required to operate a farm produce sales use, but such use shall 
comply with the standards of this UDO, in addition to the following standards: 

 Temporary tents, structures, or stands used for the sale of farm produce shall not exceed 150 
square feet; 

 Farm produce sales operations shall not block ADA-accessible parking areas, parking lot access 
aisles, or sidewalk areas, and shall not reduce the number of parking spaces below any 
minimum requirement for the principal use in this UDO; 

 Farm produce sales shall not operate on the same lot for more than 180 consecutive days in a 
calendar year; and 

 The Bloomington Community Farmers' Market and any other farmers' market approved by the 
City shall be exempt from this requirement.  

 Real Estate Sales or Model Home  
Real estate sales or model homes are permitted in any zoning district on the site of the development 
for which the sales are taking place. They are permitted to remain on the site of the development 
from 15 days before homes are offered for sale until 15 days after all homes or home sites within the 
development are sold.  

 Seasonal Sales  
 Fireworks sales shall be permitted only at locations within the MC zoning district. 
 A temporary use permit shall be required and shall be valid for a maximum of 30 consecutive 

days.  
 No property shall be issued more than three temporary use permits in a calendar year.  
 The temporary use shall be located on a lot that fronts on a collector or arterial street.  
 The temporary use shall be located at least 50 feet from any residential district.  

 Special Event pp

(A) A temporary use permit is required for a special event and is permitted for 15 days. No property 
shall be issued more than one special event permit per calendar year. 
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*** Amendment Form ***

Ordinance #: 21-17
Amendment #: Am 01
Submitted By:   Cm. Piedmont-Smith  
Date:  April 21, 2021  
Proposed Amendment:       (additions are shown in bold and deletions in strikethrough) 

1. The proposal forwarded to the Common Council by the Plan Commission and attached to 
Ordinance 21-17 as “Attachment A” (ZO-03-21) shall be amended as follows (only affected 
portions of the proposal are shown below): 

(13)Student Housing or Dormitory

Location
 

In the RM, RH, MN, MM, MC, and MI zoning districts, each student housing or dormitory 
use shall be separated from any other student housing or dormitory use::  

By at least 300 feet, as measured between the closest points on the two lots containing 
the student housing or dormitory uses, and 
By at least 300 feet, as measured between the closest points of two or more residential 
or mixed use structures within one lot containing the student housing or dormitory use.  

However, if either the affordable housing incentive codified at Section 20.04.110(c) or the 
sustainable development incentive codified at Section 20.04.110(d) has been earned, only 
the requirements of 20.03.030(b)(13)(B)(A)(i) apply to each student housing or dormitory 
use in the RM, RH, MN, MM, MC, and MI zoning districts. 
Building Floor Plate

In the MN zoning district, the maximum building floor plate for a student housing or 
dormitory use shall be 2,500 square feet per lot, pursuant to the measurement 
standards in Section 20.04.020(g) (Building Floor Plate). However, if either the 
affordable housing incentive codified at Section 20.04.110(c) or the sustainable 
development incentive codified at Section 20.04.110(d) has been earned, the 
maximum building floor plate for a student housing or dormitory use in the MN 
zoning district shall be 5,000 square feet per lot, pursuant to the measurement 
standards in Section 20.04.020(g). 
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In the RM and MD zoning districts, the maximum building floor plate for a student 
housing or dormitory use shall be 5,000 square feet per lot, pursuant to the 
measurement standards in Section 20.04.020(g) (Building Floor Plate). However, if 
eeither the affordable housing incentive codified at Section 20.04.110(c) or the 
sustainable development incentive codified at Section 20.04.110(d) has been earned, 
the maximum building floor plate for a student housing or dormitory use in the RM 
and MD zoning districts shall be 10,000 square feet per lot, pursuant to the 
measurement standards in Section 20.04.020(g).  
In the RH, MM, MC, and MI zoning districts, the maximum building floor plate for a 
student housing or dormitory use shall be 10,000 square feet per lot, pursuant to the 
measurement standards in Section 20.04.020(g) (Building Floor Plate). However, if 
either the affordable housing incentive codified at Section 20.04.110(c) or the 
sustainable development incentive codified at Section 20.04.110(d) has been earned, 
the maximum building floor plate for a student housing or dormitory use in the RH, 
MM, MC, and MI zoning districts shall be 20,000 square feet per lot, pursuant to the 
measurement standards in Section 20.04.020(g). 

In the MS zoning district, the maximum building floor plate for a student housing or 
dormitory use shall be 20,000 square feet per lot, pursuant to the measurement 
standards in Section 20.04.020(g) (Building Floor Plate). However, if either the affordable 
housing incentive codified at Section 20.04.110(c) or the sustainable development 
incentive codified at Section 20.04.110(d) has been earned, there shall be no maximum 
building floor plate for a student housing or dormitory use in the MS zoning district. 

Synopsis and Reason for Amendment 

This amendment is sponsored by Cm. Piedmont-Smith and affects the use-specific standards that 
apply to the Student Housing or Dormitory use. The amendment provides an additional method 
by which the Student Housing or Dormitory use can be subject to alternative use-specific 
standards affecting the location and the building floor plate size. The amendment provides that 
the alternative standards would apply if either the affordable housing incentive or the sustainable 
development incentive had been earned, instead of only listing the affordable housing incentive 
as an option. The amendment is meant to increase the likelihood that the sustainable 
development incentive is utilized. 

Committee Recommendation:   N/A 
Regular Session Action (04/21/21):    9-0
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*** Amendment Form ***

Ordinance #: 21-17
Amendment #: Am 03
Submitted By:   Cm. Piedmont-Smith  
Date:  April 21, 2021  
Proposed Amendment:       (additions are shown in bold and deletions in strikethrough) 

1. The proposal forwarded to the Common Council by the Plan Commission and attached to 
Ordinance 21-17 as “Attachment A” (ZO-03-21) shall be amended as follows (only affected 
portions of the proposal are shown below): 

(13) Student Housing or Dormitory

Ground Floor Parking

No more than 50% of the ground floor of a building adjacent to a public street can be 
used for parking. 
 
AAll portions within the ground floor of a structure used for vehicular parking shall be 
located at least 20 feet behind the building façade facing a public street. If there are 
multiple primary buildings on a site, this requirement only applies to the building closest to 
a public street. 

Synopsis and Reason for Amendment 

This amendment is sponsored by Cm. Piedmont-Smith and replaces a proposed use-specific 
standard addressing ground floor parking for the Student Housing or Dormitory use. The 
amendment would replace the proposed standard with the same ground floor parking standard 
proposed for the Dwelling, Multifamily use. This amendment addresses potential concerns about 
the feasibility of building structured parking on the ground floor of a multistory building if only 
50% of the ground floor surface area could be parking. 

Committee Recommendation:   N/A 
Regular Session Action (04/21/21):    9-0
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-15-21 
STAFF REPORT       DATE: May 10, 2021 
Location: 3216 E 3rd Street  
 
PETITIONER: Trinitas Ventures 
   201 Main Street, Suite 1000, Lafayette, IN 
 
CONSULTANT: Bynum Fanyo 
   528 N. Walnut Street, Bloomington  
 
REQUEST: The petitioner is requesting site plan approval of a 340 unit student housing and 
multi-family development. 
 
BACKGROUND: 
Area:     11.98 acres 
Current Zoning:   Mixed-Use Corridor (MC) 
Comp Plan Designation: Regional Activity Center 
Existing Land Use:  Retail Sales, Big Box and Retail Sales, Large 
Proposed Land Use:  Student Housing/Multi-family dwelling 
Surrounding Uses: North – Commercial  

South  – Commercial (College Mall) 
East     – Business/Medical offices 
West – Commercial (College Mall) 

 
REPORT: This 11.98 acre property is located at 3216 E. 3rd Street. The site is bounded by 3rd 
Street along the north property line, the College Mall to the south, Kingston Dr. to the west, and 
Clarizz Blvd to the east. Surrounding land uses include various commercial uses to the north, 
business and medical offices to the east, and the College Mall to the west and south. There are no 
known sensitive environmental constraints on this property. The site has been developed with a 
110,000 square foot big box retail store that formerly contained Kmart and a 10,000 square foot 
retail store for Bloomingfoods. 
 
The petitioner is proposing to remove the former building and parking areas for Kmart and 
redevelop the area for new multifamily residences and student housing. The existing building for 
Bloomingfoods would not be altered with this petition. There would however be improvements 
made to the Bloomingfoods site to bring that into compliance with all UDO regulations including 
removing existing parking, installing new landscaping and islands, and adding bicycle parking. 
 
The proposed site plan features four buildings that will be used for student housing and two 
buildings that will contain multi-family residences for a possible total of 340 units and 906 
bedrooms. Approximately 542 parking spaces will be provided through a mix of on-street spaces, 
surface parking, and a parking garage with 385 parking spaces. There will be two large open spaces 
provided for the residents consisting of a north/south park between the student housing buildings 
(“Frieda Park”) and another large park (“Latimer Park”) and playground between the multi-family 
buildings on the south side of the development. Access to the site will come from Clarizz Blvd 
and Kingston Drive. The existing access drive on 3rd Street will be removed with this petition.  
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MAJOR SITE PLAN REVIEW 20.06.050(a)(2)(C)(ii): Major site plan approval is required for 
developments that contain more than 30 bedrooms. This petition involves the construction of 906 
bedrooms. 

 
SITE PLAN REVIEW:  
 
Dimensional Standards:  
 

Setbacks: The MC zoning district requires a minimum front setback of 15’ and side and 
rear building setback of 7’, which this petition meets.  
 
Height: The MC district allows for 4 stories, not to exceed 50 feet. The petitioner has 
included a page in their plan set (Sheet #A005) showing compliance with the height 
limitations.  
 
Impervious Surface Coverage/Minimum Landscape Area: A maximum impervious 
surface coverage of 60% is allowed with a minimum landscape area of 40% required. These 
have both been met and the site has 60% impervious surface coverage and 40% landscape 
area. Compliance with this requirement is outlined on Sheet #L100 of the plan set. 

  
Environmental: There are no known environmental constraints or regulated environmental 
features on this site. A copy of the Environmental Commission’s memo is included in the packet. 
 
Access: The UDO requires that for nonresidential uses located on a corner lot, drive access shall 
be located on the street assigned the lower functional classification according to the Transportation 
Plan. This property has road frontage on three sides. The property has frontage on E. 3rd Street to 
the north (classified as a Primary Arterial), S. Clarizz Blvd. to the east (classified as a Primary 
Collector), and S. Kingston Dr. to the west (classified as a Local Street). There is a separate 
property with an existing bank that is not involved with this petition at the southeast corner of 3rd 
and Kingston, this site is only considered a corner lot along 3rd and Clarizz. The petitioner will be 
removing the existing drivecut on 3rd Street and is requesting to locate the access drives on both 
Kingston and Clarizz. Both of these east/west connections are necessary for emergency service 
access to the buildings and through the site. The Department is consulting with Legal and 
Engineering to verify whether or not both roads can be used as access. The UDO allows for two 
driveway access points per street frontage, so the two access points on Kingston and Clarizz would 
be allowed.  
 
Road Design and Right-of-way Improvements: As referenced previously, two private drives 
that travel east/west through the site and connect Kingston Drive to Clarizz Blvd. are proposed. 
Although they will be private, both of these drives have been designed to public street standards. 
The petitioner has been working with the Department on appropriate cross sections for these drives 
as well as for the proposed improvements along Kingston and Clarizz.  
 
The northern drive will have tree plots and sidewalks along both sides and on-street parking along 
the south side. This drive will primarily serve as an access point for Bloomingfoods and the 
existing bank to the north. The other drive to the south, identified as “Margaret Place”, will have 
10’ wide sidewalks, 6’ protected bike lanes, 7’ wide tree plots, and on-street parking along both 
sides with two 10’ travel lanes. This drive primarily serves as the access point to the parking garage 
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and through access through the site. The petitioner is also proposing several improvements to the 
property frontage along Kingston and Clarizz. Along the east side of Kingston, the petitioner is 
proposing to install a 10’ wide sidewalk, 6’ wide protected bike lane, 7’ wide tree plot, and on-
street parking. Along the west side of Clarizz, the petition is proposing to install a 7’ wide sidewalk, 
6’ wide tree plot, and 7’ wide bike lane. The tree plot will narrow slightly along the area adjacent 
to Bloomingfoods due to the location of existing utilities. The Department is continuing to work 
with the petitioner on minor adjustments to some of the details of the proposed cross sections and 
those should be finalized by the second hearing. No changes or improvements are proposed or 
required along the property frontage on 3rd Street. A multi-use path was installed in this entire area 
along the south side of E. 3rd Street, including this location, by the Indiana Department of 
Transportation with a previous project. 
 
Bicycle Parking/Alternative Transportation: The petition is required to provide one bicycle 
parking space per every 5 bedrooms. The petition has 906 bedrooms and is therefore required 182 
bicycle parking spaces. Since the property has both commercial and residential uses and is over 
20,000 square feet, all of the required bicycle parking facilities must be Class II covered spaces. 
A minimum of one-quarter of the total required bicycle parking spaces must be long-term Class I 
facilities, therefore a minimum of 46 spaces must be long term and the petitioner is proposing to 
provide 158 bicycle spaces inside the buildings to meet the minimum required long term spaces. 
In addition there will be 28 spaces outside of each building, for a total of 186 bicycle parking 
spaces provided with this petition. This meets the minimum of 182 spaces required. There will be 
at least 4 covered spaces adjacent to each of the buildings. Bicycle parking details can be found on 
Sheet #A004 of the plan set. 
 
The petitioner is proposing a sidewalk through the center of the site in place of the existing 
driveway that is being removed from 3rd Street. The sidewalk would align with Frieda Park to the 
south. The Department believes that this should be a minimum of 8’ wide and have tall canopy 
trees planted along both sides. This provides the main pedestrian entrance to the site from 3rd Street 
and should be designed for a wide range of multi-modal transportation and landscaped 
appropriately. 
 
Bloomington Transit: A new covered bus shelter and plaza area are proposed along the Kingston 
Drive frontage in the location of the existing bus stop. A large plaza area will be constructed on 
the south side of Building #1 to provide additional gathering space adjacent to the stop. The final 
design and location of the bus stop and shelter must be approved by Bloomington Transit. Clarizz 
Blvd. is not currently served by Bloomington Transit so a bus shelter along that frontage is not 
required. 
 
Parking: The UDO requires that a student housing development provide a minimum of 0.5 
parking spaces per bedroom for 11 or more bedrooms. There will be 617 bedrooms proposed for 
the student housing units, which would require a minimum of 309 parking spaces and allow a 
maximum of 462. The total maximum number of parking spaces allowed for the project is 823 for 
the multi-family and the student housing uses combined. The petitioner is proposing an on-site 
parking garage with 385 parking spaces, 100 parking spaces in the lot adjacent to Bloomingfoods, 
and 42 spaces along the internal private drives for a total of 527 on-site parking spaces. The 
proposed number of 527 parking spaces falls within the allowed range. 
 
Landscaping: With this petition, there would be new landscaping required to be installed on the 
site, including Bloomingfoods. The petitioner is required to add green space along the 3rd Street 
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frontage adjacent to Bloomingfoods to meet parking setback requirements and this has been shown 
on the landscape plan. In addition, parking lot islands are required within the Bloomingfoods 
parking area and have been shown. A landscape plan that meets all UDO requirements must be 
submitted and approved prior to approval of a grading permit.  
 
Use Specific Standards: There are no use specific standards for Multifamily Dwelling units in 
the MC zoning district. For Student Housing in the MC zoning district, the UDO has two use 
specific conditions that pertain to this project.  
 
One, each student housing or dormitory use shall be separated from any other student housing or 
dormitory use by at least 300 feet. There are no student housing developments within 300 feet of 
this site. 
 
Two, the maximum building floor plate for a student housing or dormitory use shall be 20,000 
square feet per lot. None of the four buildings used for student housing exceed the 20,000 sq. ft. 
maximum. 
 
Architecture: A review of all of the architectural elements and features with this petition have 
been provided by Schmidt Associates and is included with this packet.  
 

Buildings: The building will be finished with a masonry base and a mix of fiber cement 
lap siding and board and batten. A flat roof design and metal cap has been shown along the 
student housing buildings, with a pitched roof design incorporated in the multifamily 
buildings. In regards to the exterior façade design of the buildings, Section 
20.04.070(d)(2)(D) of the UDO states that- 
 
All facades of a primary building shall incorporate three or more of the following design 
elements every 40 feet to avoid blank, uninterrupted walls: 

Awning or canopy; 
Change in building facade height (minimum of five feet of difference); 
A regular pattern of transparent glass constituting a minimum of 50 
percent of the total wall/facade area of the first-floor facade/elevation 
facing a street; 
Wall elevation recesses and/or projections, the depth that are at least 
three percent of the horizontal width of the building façade 

 
To meet those requirements, the proposed residential buildings all feature awnings and 
canopies along the base, a change in building height of a minimum 5’, and a regular pattern 
of transparent glass.  All of the buildings feature a diverse mix of modulation and recessed 
entries, with variations in building heights. The Department is concerned about the end 
caps of the buildings which have a minimal amount of windows and which need to be 
increased, especially along the ground floor. The breakup of the site into separate buildings
with lengths of buildings around 250’ creates buildings of a typical block length. All four 
sides of the buildings have similar architectural features and materials and represents a 360 
degree architectural design. Individual pedestrian entrances have been provided along the 
Clarizz Blvd. frontage for many of the units with ground floor access provided to those 
units. 
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Parking Garage: The parking garage will be finished with a series of narrow concrete 
columns and reveals. A series of sections of glass along the ground floor of the garage with 
awnings above them have been shown to attempt to meet some of the exterior façade 
requirements. Roof panels have been shown along the top of the garage at different heights 
to meet the variation in height requirement. The Department believes that additional 
improvements could be made to the design of the parking garage, especially along the west 
and north sides of the building that are visible from the street. Some suggestions for 
improvements to the parking garage are outlined in the memo from Schmidt Associates. 

 
Mechanicals: A dumpster enclosure is shown along the northwest side of Building #2 and the 
Department is concerned about the view of this from Kingston Drive. The Department 
recommends adjusting the location of this enclosure so that it is not visible from Kingston. In 
addition, a transformer box has been shown just north of Building #1 and east of Building #4 
adjacent to the sidewalk and highly visible from the adjacent roads, the Department recommends 
that these be relocated to a less visible location. 
 
Site Plan Review Criteria [20.06.040(d)(6)(B)] 
 

i. Compliance with this UDO 
The proposed use and development shall comply with all applicable standards in this 
UDO, unless the standard is lawfully modified or varied. Compliance with these 
standards is applied at the level of detail required for the subject submittal. 
 
PROPOSED FINDINGS:  
 

ii. Compliance with Other Applicable Regulations  
The proposed use and development shall comply with all other city regulations and 
with all applicable regulations, standards, requirements, or plans of the federal or state 
governments and other relevant entities with jurisdiction over the property or the 
current or proposed use of the property. This includes, but is not limited to, floodplain, 
water quality, erosion control, and wastewater regulations 

 
PROPOSED FINDINGS:  

 
iii. Compliance with Utility, Service, and Improvement Standards 

1. As applicable, the proposed use and development shall comply with federal, state, 
county, service district, city, and other regulatory authority standards, and 
design/construction specifications for roads, access, drainage, water, sewer, 
schools, emergency/fire protection, and similar standards 

2. Municipal sewer and water hookup are required for all developments except for 
instances where written approvals by the City Utilities Department and the County 
Health Department grant an exception to the hookup requirement. All sewer and 
water facilities shall meet the design specifications of the City Utilities Department 

3. When public improvements are required, the petitioner or authorized representative 
shall post performance and maintenance guarantees for such improvements. Such 
financial guarantees shall be submitted, reviewed, and approved per 
20.06.060(c)(3)(E)iii (Financial Bond Required).  
 

PROPOSED FINDINGS:  
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iv. Compliance with Previous Approvals  

The proposed use and development shall be consistent with the terms and conditions 
of any prior land use approval, plan, or plat approval for all or part of the property that 
is in effect and not proposed to be changed. This includes consistency with any 
approved phasing plan for development and installation of public improvements and 
amenities. 
 
PROPOSED FINDINGS:  

 
 
COMPREHENSIVE PLAN: The Comprehensive Plan designates this site as ‘Regional Activity 
Center’ and acknowledges that this district may incorporate medium to high-density multifamily 
residential uses. Incorporating multifamily residential within the district is supported. The 
Comprehensive Plan notes that this district must shift the existing dominant automobile orientation 
to a more balanced orientation  by increasing access for transit, bicycle, and walking modes of 
transportation. That is being accomplished with many of the improvements proposed with this project 
including wider sidewalks, protected bike lanes, and internal parks and open space.  
 
In regards to Site Design and Land Use Development Approvals, the Comprehensive Plan states 
that with redevelopment and infill, centers should be updated with site designs that use high-quality 
materials and provide landscaping, lighting, pedestrian accommodations, and open space if over a 
certain size. To mitigate traffic congestion, the district must employ access management strategies 
and improve cross-access easements between businesses (connecting parking lots). This is 
accomplished through the two private drives that connect Kingston and Clarizz which helps reduce 
traffic congestion on 3rd Street. Bicycle traffic should be accommodated in parking areas with 
clearly marked paths to improve the safety of cyclists and thus encourage bicycle use. This is 
accomplished through the installation of protected bike lanes along the existing road frontages and 
along one of the new internal drives. The Department believes that this petition accomplishes many 
of those goals. Other areas of guidance include- 
 

 Create public on-street parking along the Urban Corridor district where feasible. 
 Redevelopment within the district should be encouraged to grow vertically, with the 

possibility of two- or three-story buildings to accommodate denser office 
development, residential multifamily, structured parking, and improved multimodal 
capacity. 

 Internal roadway networks must provide sidewalks and walkways so that once users have 
parked, they can circulate through the development on foot. 

 Public open spaces, including green spaces, should be a standard element of redevelopment 
within a Regional Activity Center. This open space could come in the form of public 
plazas or pocket parks, and include multiuse paths and trails that connect to nearby 
neighborhoods. 

 In new development or redevelopment projects, utilities should be placed underground where 
feasible and located so as to minimize potential conflicts with trees and other landscaping 
features.  

 
This petition accomplishes many of the goals of the Comprehensive Plan, including providing 
connectivity and opportunities for many forms of transportation. The project has been designed with a 
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central uniform architectural theme, thus creating an overall uniform design for the entire site.  
 
CONCLUSION: The Department is continuing to work with the petitioner and has highlighted 
the following features for further discussion and possible revisions- 
 

 Design of the end caps of the Buildings, especially for the ends most visible from a public 
street. 

 Design of the parking garage and incorporation of suggestions from Schmidt Associates 
for possible improvements. 

 Relocation of highlighted utility boxes and dumpsters. 
 Modifications to the proposed sidewalk connection to 3rd Street. 
 Vehicular access locations. 

 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission forward the petition to the June 14, 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:  May 10, 2021 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: SP-15-21:  The District at Latimer Square (old K Mart East) 
  3216 E. 3rd Street 
____________________________________________________________________________________ 
 
The purpose of this memo is to convey the environmental concerns and subsequent recommendations 
for conditions of approval for this development petition. The Environmental Commission’s (EC) 
objective is that the results of our review and suggestions will lead to enhancement of the ecosystem 
services provided, and the climate-change mitigation attributes of the site.  This is a large site that will 
influence over 11 acres of Bloomington’s potential ecosystem services and carbon footprint. 
 
Comments 
 
1.)  LANDSCAPE PLAN 
The Landscape Plan needs to be finalized with the grading permit.  The Petitioner has worked early and 
cooperatively to satisfy the requirements up to this point, thus the EC has no doubts that the plan will 
take very little to be in compliance.  However, we ask that you please clarify now whether the 
greenspace area north of building B-1, which will potentially house a commercial building in the future, 
is included in the pervious or impervious surface total. 
 
2.)  REUSE CONSTRUCTION AND DEMOLITION MATERIALS 
The existing structure and parking lot will be demolished for this project.  The EC recommends that the 
Petitioner reuse or recycle all of the construction and demolition materials possible that result from 
demolition, especially the steel frame, aluminum cladding, and wiring.  Unfortunately there is no longer 
a Construction and demolition (C&D) landfill in Monroe County, so all that asphalt will likely be 
landfilled unless a location can be found for “clean fill.” 
 
3.)  LOW IMPACT DEVELOPMENT 
This site should employ current preferred practices (CPP) to establish new environmental benefits on 
this impaired site.  The UDO provides examples of CPPs that include filter socks, articulated concrete 
blocks, mechanically stabilized earth, and more.  Therefore, the EC recommends that the plan be crafted 
to include state-of-the-art Low Impact Development (LID) best practices. 
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Low Impact Development is an integrated, holistic strategy for stormwater management, and thus is 
especially important at this large site.  The premise of LID is to manage rainfall at the source using 
decentralized small-scaled controls that will infiltrate, filter, store, evaporate, and detain runoff close to 
its source.  The purposes of the stormwater CPPs are to install native plant species and to increase 
greenspace, which will promote biodiversity in the area, and thus will improve habitat for pollinators 
and other beneficial life. 
 
Examples of some types of LID and green infrastructure practices: 
 

1. Floodwater storage that can manage runoff timing 
2. Multiple small biofiltration basins and trenches 
3. Vegetated roofs 
4. Increased greenspace 
5. Well-planned native landscaping 
6. Removal of curbs and gutters to allow sheet flow 

 
4.)  GREEN BUILDING 
The EC is disappointed that there are no green building products or practices used at this site.  This is 
something that the developer should incorporate regardless of the UDO incentives that could be granted, 
or of the outdated minimum building standards they are required by the state to follow.  Buildings 
produce much of the CO2 released to the atmosphere, so it is the responsibility of architects and builders 
to design and build buildings such that they do not continue to be one of our major polluters.   
 
The EC believes that our city and our culture has got to embrace a paradigm to reduce building CO2 
emissions if we are going to combat our current climate crisis, and it is each petitioners obligation to 
contribute.  This includes calculating a building’s total environmental footprint using the embodied 
energy expended as well as operational energy.  Embodied energy is the energy used to make the 
materials and transport them, and to build the building, while operational energy is the energy used to 
heat, cool, and operate buildings –what we have traditionally looked at when considering energy 
efficiency.  For example, in the past it was common to consider concrete efficient because it doesn’t use 
any energy, but concrete has a very high embodied energy value –a large environmental footprint to 
manufacture, while its operational energy is not nearly as high. 
 
Because modernizing building methods is so important to the future, the EC recommends that the 
Petitioner follow the guidelines from the US Building Council’s LEED Platinum certification for green 
building specifications. 
 
 
Recommended Conditions of Approval 
 
1.)  Revise the Landscape Plan prior to the Grading Permit issuance. 
 
2.)  Reuse or recycle all possible construction and demolition debris. 
 
3.)  Employ Low Impact Development in constructing green infrastructure on the site. 
 
4.)   Apply green building and site design practices to create a high performance, low-carbon footprint 
structure. 
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City of Bloomington Project Review  
Project:  Kmart Redevelopment 
Schmidt Associates Project:  Bloomington City Architect No. 2017-040.BPR / Phase DLS 
Date of Project Review: April 30, 2021 
Reviewer(s): Craig Flandermeyer and Steve Alspaugh 
 
Project Location: 3216 East 3rd Street 
Original Plan Commission Submittal Date: April 6, 2021                   
Resubmittal Date: Not applicable 
Request: Major Site Plan Approval 
Planner:  Eric Greulich 
 
Purpose 
The comments included in this review are intended to provide project design feedback based on the 
Master Services Agreement and 20.04.070(d), which is beneficial and helpful to the Project Developer 
and Design Team, Planning & Transportation Staff, Plan Commission Members and City Council 
Members. 
 
Reference Information with UDO District Site and Building Design Standards  

Site Overlay District: Not Applicable.  The site is located outside of the Downtown Overlays. 
Site Zoning District: Mixed-Use Corridor (MC) 

 
Master Services Agreement Review 
 
Schmidt comments on Overall Architecture and Engineering Aspects are as follows: 

Use Application 
o It is our understanding that this is the first petition for the redevelopment of the Kmart 

property near the mall.  After nearly two years and many revisions, the developers have 
established a final redevelopment plan. The proposed project would involve the 
construction of 340 student units and 906 bedrooms with a parking garage for 385 
vehicles.  Inclusive of surface parking spaces, the proposed total space count is 542.  

o There will be minor changes to the Bloomingfoods site to bring that area in the 
northeast corner of the property into compliance, but the Bloomingfoods building 
would remain and would not be altered with this petition.   

o The petitioner would be improving the Clarizz and Kingston frontages with new 
sidewalks, tree plots, and protected bike lanes. There would be two new private 
east/west streets to connect through to Clarizz and Kingston that would also feature 
new sidewalk, tree plots, on-street parking, and protected bike lanes. There will also be 
two large, central greenspaces created to provide common space for the development. 
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o The project site is 11.98 acres in area with its primary frontage on 3rd Street to the 
north.  As would be expected with the existing zoning, the site is surrounded by a mix of 
big-box retail (Target and Macy’s), a bank, a fast-food restaurant, small office buildings 
and the Wilmington Court Apartments. 
 

Massing, Scale and Form 
o In total, there are seven proposed buildings for this development which are designated 

on the Drawings as follows: 
Building 1 – Leasing Offices 
Building 2 – Student Housing Apartments / 20,000 SF  
Building 3 – Student Housing Apartments / 20,000 SF 
Building 4 – Student Housing Apartments / 20,000 SF 
Building 5 – Multi-Family Apartments 
Building 6 – Multi-Family Apartments  
Parking Structure 

o The designs for Buildings 1-6 are appropriate in scale and massing with exceptions as 
further discussed below.  Different elements are utilized to both provide facade depth 
which offers shade and shadow and to break the roof line to offer better visual interest.  

o In their letter dated April 19, 2021, the Planning and Transportation Department 
identified some issues relative to the Parking Garage with regard to the Architectural 
Standards of the UDO and the elevations of the Residential Buildings not meeting the 
required 3% modulation depth.  We anticipate these issues are currently being 
addressed by the design team. 

o The forms carry a level of consistency across the development but avoid monotony by 
adding some appropriate variety in spacing and detail. 
 

Architectural Character and Materiality 
o The architectural character and elevations of the Leasing Building are well developed 

and have a strong design aesthetic that is both comfortable and visually fitting. 
o The architectural character and elevations of the Student Housing Buildings are also well 

developed and continue the strong design aesthetic, adding a significant cornice 
element and belt coursing trim (horizontal and vertical) to further break down the scale 
of the elevations. Siding materials are horizontal lap siding below with panelized siding 
above. 

o The architectural character and elevations of the Multi-Family Buildings continue some 
of the modulation themes and balcony arrangements of the Student Housing Buildings 
but add some changes to the mix.  This building includes low-pitch shingled roof forms 
with gable forms accenting the modulation elements of the elevations. Siding materials 
are horizontal lap siding below with vertically oriented narrow plank siding above. 

o The double-hung window sizes are well-proportioned and offer some variety of size.  
Paired doors with generous glazing at the balconies help to further the visual interest. 

o The proposed exterior materials for the Leasing Offices and Student Housing are clearly 
identified and well considered.  The proposed paint scheme is appropriately 
understated as a neutral tone palette.  It is noted as preliminary. 
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o The proposed exterior materials for the Multi-Family Buildings are also clearly identified 
and continue the themes of the other buildings.  The proposed paint scheme is 
appropriately understated as a neutral tone palette but adds some additional color on 
the horizontal lap siding.  The colors for this building are also noted as preliminary.  

o In summary, the leasing and residential buildings have design themes and character 
elements which carry a level of consistency across the development, but also have the 
right level of variety to avoid a monotonous appearance. 

o Parking Structure 
The design character of the parking structure has elements, such as the corner 
towers which appear to be more developed than the remainder of its 
elevations. 
The west elevation and other large expanses should receive additional study.  
The pilaster and cornice elements shown on the west and north elevations add 
visual interest and start to break down the scale of the elevation, but more 
opportunity should be considered to strengthen the impact of these elements.  
Possibilities could include widening the pilaster elements, wrapping the pilasters 
with block masonry units to visually tie them to the residential buildings and/or 
infilling the areas between the pilaster with a metal mesh or other semi-
transparent material to give the elements a more substantial visual presence.  
This type of application could also feature public art or a branding element for 
the development. 
The open storefront framing shown in the lower areas of the west elevation 
should be reconsidered.  Discuss options to this approach with the Planning 
Department, including consideration of perforated metal panels which could 
have water jet-cut patterns with opening shapes or themes that relate to the 
branding or strong design character of the rest of the development. 

  

Schmidt comments on the incorporation of best practice green building elements are as follows: 
The project is not asking for density bonuses and does not specifically highlight green practices 
or elements; however, there are several inherently positive attributes: 

o Redevelopment of an existing site 
o Increased density and sidewalk/trail connections for walkability 
o Incorporation of transit stops 
o Stormwater management/bioretention areas are mentioned but not readily apparent in 

the planting or site plans. 
o Covered and secure bicycle storage 
o Recycling collection areas 

Additional information that could reduce the carbon footprint of the project: 
o Proposed HVAC systems and efficiency 
o Proposed building envelope and insulation values 

 
Schmidt comments on potential safety/concerns with the site design are as follows: 

Asymmetrical distance of parking in garage from units may be problematic in inclement weather 
or loading situations. 
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Parking for proposed retail site appears limited and oriented toward car-dominated out-lots. 
Two trash collection areas are indicated for the development; what is the process of residents 
disposing of trash and recycling? 

 
Schmidt comments on pedestrian safety issues are as follows: 

Internal and neighborhood connectivity appears to be well developed in the proposed plan and 
through discussion with the DRC. 

 
Schmidt comments on general architectural recommendations to improve the project design are as 
follows: 

 
On Sheet A102, Front Elevation-2, there is a trellis element that feels out of scale with the doors 
below.  Consider bringing its height down to just below the adjacent belt course as shown with 
the red line below.  Also consider adding a transom above the door head below to align with the 
heads of the adjacent windows.  Similar transoms are shown above balcony doors on this same 
elevation. 
 

   
On Sheet A102, it is unclear what the intent is for the circled areas above the upper window 
heads.  Please confirm whether is an applied cement fiber board trim or a transom window that 
was not rendered blue. 

 
Schmidt assessment of vehicular access and flow around the site to ensure practicality are as follows: 

Roadway connections have been established within the framework of the zoning, UDO, and 
discussion with the DRC. 

 
Schmidt comments on UDO Site and Building Design standards review are as follows: 

All proposed buildings appear to meet the UDO height limits of a maximum of 4 stories and 50’.  
The only location which appears to exceed that height is at the north elevation of Building 4 
where the slight drop in grade in that location causes that dimension to grow slightly to 52’. 
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Based on comments in a letter dated 4/19 letter from the Planning and Transportation 
Department to the design team, the elevations for the residential buildings do not meet the 
required 3% modulation depth, noting that the depth of the modulation is to be measured from 
the face of the building rather than the front of the canopies. 
The DRC letter also noted that the elevations for the parking garage do not meet the 
architectural requirements outlined in Section 20.04-070(2)(D) of the UDO.  Given that this is a 
parking garage rather than a fully enclosed building, discuss with Planning the possibility of 
utilizing perforated or water jet cut metal panels as a substitution for glazing as described in 
Item iii. of the article. 
The horizontal and vertical modularity of parking structure should continue to be studied and 
evaluated to meet UDO requirements.   
All proposed exterior materials appear to be consistent with the requirements of the UDO.  
The materials and construction of the refuse container areas were not provided. 
Is there significant ground-mounted mechanical equipment, metering/utility locations? 
No exterior lighting information was provided. 
No exterior signage information was provided. 

 
Schmidt comments on the connectivity to surrounding context and structure are as follows: 

Connectivity to the surrounding area appears to be appropriate and has been coordinated in 
discussion with the DRC. 
 

Design Review Comments 
The Third-Party Review established for the Building Design Standards established in UDO Section 
20.04.070(d) allows for review of any proposed building design in order to assist with review of 
compliance with the standards in Section 20.04.070(d). Where the decision on an application is made by 
the Plan Commission or City Council, the consultant may offer alternative compliant design option(s) 
that addresses each element of building design addressed below and from 20.04.070(d).  The alternative 
compliant design is attached and items from 20.04.070(d) that were altered from the submitted design 
are described below. 
 

20.04.070(d)(2): Mixed-Use and Nonresidential 

1. (C) Materials 
2. (D) Exterior Facades 
3. (E) Patterns 
4. (F) Eaves and Roofs 
5. (G) 360-Degree Architecture 
6. (H) Primary Pedestrian Entry 
7. (I) Windows on Primary Facades 

20.04.070(d)(3): Residential 

1. (B) Materials 
2. (E) Roofs 
3. (G) Uniform Architecture 
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4. (H) Anti-monotony Standards 

20.04.070(d)(5): Neighborhood Transition Standards 

1. (B)(iv) Building Height 
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