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BLOOMINGTON PLAN COMMISSION    CASE#: RS-25-21 
STAFF REPORT       DATE: September 13, 2021 

LOCATION:    Jordan Avenue - Davis Street to 17th Street 

PETITIONER:      City of Bloomington       

REQUEST: Rename Jordan Avenue to Eagleson Avenue from Davis Street to 17th Street.   

REPORT: 
The City of Bloomington owns, maintains, and operates a wide-range of public property and 
facilities.  Public right of way is a property type that is often used for parks, open space, streets, 
sidewalks, and/or to locate various above and below ground utilities.  The ongoing maintenance 
of streets, includes, but is not limited to, regulating speed limits, parking controls, and street 
names through Title 15 (Vehicles and Traffic), of the Bloomington Municipal Code.  The 
Engineering Department administers addresses within the City corporated boundaries and 
regularly coordinates with the US Postal Service, other public agencies, emergency services, and 
property owners on new and changed addresses.  Together this helps to ensure street names and 
addresses meet specifications and addresses are consistent for all parties involved.  
 
The City may initiate a process to rename existing streets.  This can be based on 
safety/emergency services needs, redevelopment activity, or other community-based initiatives.  
Below are a few examples of City streets that have been recently renamed: 
 

 Fountain Drive (I69 to Adams Street): formally known as Vernal Pike - this was triggered 
by the construction of I69 and the Vernal Pike overpass to the north where it connects to 
17th Street.  This change impacted approximately 35 unique addresses.       

 Makers Way (Rogers Street to Madison Street): formally known as Trades Street - this 
was triggered through a name competition as part of a branding effort for the Trades 
District, a certified technology park.  This change did not impact any existing property 
owners as the properties are currently vacant.    

 Discovery Parkway (SR 45/46 to E 10th Street): formally known as Range Road - this 
was triggered by the development of the IU Regional Health Center.  This change 
impacted approximately 164 businesses, residences, and Indiana University facilities.   

 
The City convened a task force to rename Jordan Avenue because of the racist and horrendous 
influential outcomes from the work associated with Indiana University’s 7th president.  The City 
is committed to promoting inclusion and equity through our community.  Based on research and 
the task force’s recommendations, Eagleson Avenue is recommended to replace the name Jordan 
Avenue from 17th Street to Davis Street. The Plan Commission has the authority to approve a 
street name for the portions of Jordan Avenue that are owned by the City of Bloomington. 
 
BACKGROUND: 
David Starr Jordan was professor of zoology from 1875 to 1885 and IU president from 1885 to 
1891.  In October 2020, the IU Board of Trustees voted to remove the name Jordan from Jordan 
Hall, Jordan Avenue Parking Garage, and Jordan River.  This was based on recommendations that 
IU’s seventh president held views that conflicted with the university’s values.  A detailed report, 

4



“The Committee to Review Namings in Honor of Indiana University's Seven President David Staff 
Jordan” and the October 20, 2020 meeting minutes from the IU Board of Trustees  by Indiana 
University is included with this packet. The following are important facts highlighted from theses 
sources of additional information to remove the name Jordan:  
   

 Jordan was also a prominent leader of the eugenics movement.  His publication “Blood of 
the Nations: A Study of the Decay of Races through the Survival of the Unfit in 1902”  and 
he chaired the first U.S. eugenics organization, The American Breeders Association, in 
1906. Jordan was deeply involved with the movement through at least 1928, a few years 
before his death.  Jordan may have been one of the top 20 most influential global leaders 
of eugenics.  

 Eugenics is an extreme theory based on genetic purification.  Jordan promoted "negative 
eugenics" where he “envisioned an exclusionary utopia, in which certain ‘blood’ was better 
and purer”.  Jordan sought marriage laws, forced sterilization, and imigration controls to 
prevent breeding among those deemed unfit.   The movement led to thousands for forced 
sterilizations in the United States and has similarities with Nazi ideoligy. 

 Indiana became the first state of 30 to enact sterilization legislation in 1907.  
Approximately 2,500 Indiana individuals were subjected to forced sterilizations. Indiana's 
sterilization laws were repealed by Governor Otis Bowen, in 1974.  

 The Committee acknowledged that the university should not celebrate Jordan with 
honorific namings, but the university will continue to acknowledge his time as a professor 
and as an IU president.  

 A University archivist was unable to determine the naming’s origin, but determined that 
Jordan Avenue was given in honor of David Starr Jordan. 

 
The City of Bloomington established a task force in April 2021 to consider new street names for 
Jordan Avenue from 17th Street to Davis Street.  They issued their final report and 
recommendation on July 28, 2021.  Over 500 names were submitted for consideration and the 
name Eagleson was selected meeting task force criteria and is consistent with addressing standards. 
The Eagleson name honors a prominent Bloomington family for four generations that have made 
many significant contributions, both locally and nationally.  Eagleson Avenue honors the 
following family members (Task Force Report): 
 

 Halson Vashon Eagleson, 1851 -1921, was a slave. He came to Bloomington in the 1880s 
and became a prominent barber, one of the few occupations open to Black people. He had 
five children who attended Indiana University. In 1910, with legislative approval, he 
opened Industrial City, a home for "colored" orphans in Unionville. 

 Preston E. Eagleson, 1876- 1911, was the son of Halson. He was the first Black athlete at 
IU, playing halfback on the football team from 1893-95. He entered law school in 1896, 
became a teacher and was the first Black student to earn a master's degree at IU. He was 
later ordained as a minister in the AME church. He was active in the Odd Fellows Lodge 
where he was elected Deputy Grand Master for Indiana. 

 Wilson Vashon Eagleson, 1898-1933, was the son of Preston. He earned his B.A. from 
Indiana University in 1926 and shortly thereafter married Frances Marshall, IU’s first 
Black woman graduate. 
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 Frances Marshall Eagleson, 1898-1987, enrolled at IU in 1915, reportedly with $1.25 in 
her pocket. Four years later, she became the first Black woman to graduate from IU. The 
Neal-Marshall Center at IU is named for her, and a dormitory is named after her at N.C. 
Central University where she taught and served in the administration.  

 Halson V. Eagleson, Jr.,1903-1992, was an IU student and leader of the IU marching band. 
He was the first Black person to earn an 'T' letter for band, but the award was delayed by a 
racial incident. He was kidnapped (reportedly by white students affiliated with the KKK) 
to prevent him from performing at a Purdue game and earning the letter. Three students 
were tried for the crime, but an all-white jury did not convict them. Halson went on to 
become the first Black student to be awarded a doctorate in physics and the first to be 
elected to Sigma Xi, the honorary science society. A person of varied interests, Dr. 
Eagleson played the piano, saxophone, clarinet, and violin, and spoke fluent Spanish, 
French, and German. 

 Elizabeth Eagleson Bridgwaters, 1908-1999, was the granddaughter of Halson V. She 
earned her AB from IU in 1930 and had 88 hours of post-graduate work, but the only job 
she could get was at IU working in the kitchen. She rose to be supervisor of dining halls 
and went on to be the Director of the HUD Neighborhood Development Office at the city, 
a candidate for Mayor of Bloomington and Indiana State Representative, and an elected 
member of the MCCSC School Board. She was appointed to three state commissions under 
Governor Otis Bowen and received the Sagamore of the Wabash Award. Elizabeth was an 
active member of the National Council of Black Elected Officials and compiled photo 
exhibits for the Mathers Museum and the Monroe County Historical Museum used in 
various graduate student research projects, brochures and publications. She was ordained 
a minister in the AME Church at age 78 and was a local minister until the fall of 1998, 
when she was diagnosed with cancer. Elizabeth was voted Monroe County Woman of the 
Century in 1999.  

 Wilson V. Eagleson II, 1920-2006, was the son of Wilson and Frances Eagleson. He 
started IU in 1940, but left to join the Army Air Corps. Wilson was one of the original 
Tuskeegee Airmen who served in WWII. He retired in 1970 after a thirty-year career in the 
Air Force. 

 
Feedback, Costs, and Appeals 
The task force held four meetings and received over 500 name suggestions.  Public comments 
submitted before the Plan Commission packet was published are included for reference.  The 
name change will impact 124 properties and no businesses, including Indiana University 
properties.  The City does not charge any fees and there are no other fees associated with an 
address change by the Post Office.  Residents may incur costs to change personal items such as 
personal checks or stationary.  Staff acknowledges inconveniences with changing an address; 
however given the history and background of this request, the benefits far outweigh nominal 
costs and inconveniences associated with this name change.  The Plan Commission may adopt or 
reject this resolution.  There is no appeal process to this request.    

RECOMMENDATION: Staff recommends adopting RS-25-21 to rename Jordan Avenue to 
Eagleson Avenue from Davis Street to 17th Street. Upon approval, the Engineering Department 
will subsequently notify property owners of the name change and include information necessary 
for changing address information.  A sample notice is included for additional information.    
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CITY OF BLOOMINGTON 
PLAN COMMISSION 

RS-25-21 Eagleson Avenue 
 
WHEREAS, the Common Council of the City of Bloomington, Indiana, has established a 
Planning & Transportation Department under Bloomington Municipal Code Chapter § 
2.14; and 
 
WHEREAS, on April 21, 2021, a joint City of Bloomington/Indiana University Task Force 
(“Task Force”) convened by Mayor John Hamilton, met for the first of four meetings to 
recommend new name options for Jordan Avenue; and 
 
WHEREAS, over 500 names of people, plants, animals, and landmarks associated with 
Monroe County, the State, and Indiana University were submitted by the public and 
reviewed by the Task Force; and  
 
WHEREAS, in selecting a new street name the Task Force considered the following 
criteria: (1) people who were long-time residents of Monroe County, (2) individuals who 
have not already received significant city and university honors, (3) persons have been 
dead for at least five years, and (4) the Task Force placed an emphasis on names from 
Bloomington’s black community, which has been part of Bloomington since the early 
1800’s but has received little previous recognition; and 
 
WHEREAS, the Eagleson family is a prominent Bloomington family of four generations, 
with members that made significant contributions to the City, the University, the State, 
and the nation; and  
 
WHEREAS, on June 30, 2021, the Task Force concluded their work and issued a final 
report and a unanimous recommendation to rename the portion of Jordan Avenue running 
from Davis Street to 17th Street to “Eagleson Avenue;” and 
 
WHEREAS, the City of Bloomington Engineering Department is responsible for the 
issuance, notification, and maintenance in good order of physical addresses for buildings 
and parcels within the City’s planning jurisdiction; and 
 
WHEREAS, a notice of the proposed name was delivered to the US Post Office on August 
10 for delivery, at least 30 days before the hearing to all affected property owners and 
other residents; and 
 
WHEREAS, per Bloomington Municipal Code 20.06.020(c)(1)(R) and Indiana Code 
Section 36-7-4-405(c), the City of Bloomington Plan Commission has the authority to 
rename streets within the City; 
 
NOW, THEREFORE, BE IT HEREBY RESOLVED BY THE CITY OF BLOOMINGTON 
PLAN COMMISSION, MONROE COUNTY, INDIANA, THAT:  
 

7



1. Pursuant to its authority under Indiana Code 36-7-4-405(c) and Bloomington 
Municipal Code 20.06.020(c)(1)(R), the City of Bloomington Plan Commission 
hereby renames the portion of Jordan Avenue running from Davis Street to 17th 
Street, to “Eagleson Avenue.” 
 

2. The Resolution will allow at least 120 days to implement the new street name. The 
Engineering Department will notify Monroe County, City of Bloomington Utilities 
(Water, Sewer), the US Post Office, Emergency Services (Fire Department, 
Ambulance, and Police), and any other impacted governmental agencies of the 
new street name.  

a. The Engineering Department will work with Indiana University on the 
portions of Jordan Avenue (north of 10th Street) the University owns to 
implement the name change. 

b. Staff at the Engineering Department are directed to  notify property owners 
and residents of the effective date of the name change and their new 
address.  

 
3. This Resolution shall be effective on February 1, 2022.  

 
 
PASSED AND ADOPTED by the City of Bloomington Plan Commission, Monroe County, 
Indiana, upon this 13th day of September, 2021.  
 
 
 
______________________________________  
Brad Wisler, President  
Bloomington Plan Commission 
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 d
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 c
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 c
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e 

Jo
rd

an
Pa

rk
in

g 
G

ar
ag

e—
pu

rs
ua

nt
 to

 th
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 m
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 c
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, d
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 d
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r o
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f L
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 m
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 p
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 re
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 m
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 c
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 c
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f c
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 b
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 c

om
m

itm
en

t t
ha

t a
ll 

st
ud

en
ts

 b
e 

tre
at

ed
 w

ith
 d

ig
ni

ty
 a

nd
 re

sp
ec

t.

An
d 

so
, I

 c
om

m
en

d 
to

 y
ou

 th
e 

re
co

m
m

en
da

tio
ns

 b
ef

or
e 

yo
u,

 w
hi

ch
 a

re
 c

on
si

st
en

t w
ith

 th
e 

co
m

m
itt

ee
's

 th
or

ou
gh

 re
po

rt,
 a

nd
 w

ith
 w

hi
ch

 th
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City of Bloomington 

Engineering Department 
 

401 N. Morton Street ▪ Bloomington, IN 47404                        _ _City Hall                                    Phone: (812) 349-3423 ▪ Fax: (812) 349-3520 
www.bloomington.in.gov 

e-mail: engineering@bloomington.in.gov 

September 7, 2021 
 
 
RE: New Address Assignment 
 
This letter is to inform you of a change of address. The City of Bloomington Engineering Department has assigned a new 
address for the following reasons: 
 

 Current address causes delay in delivery of Emergency Services. 
 Address number is out of sequence. 
 Address number is in the wrong block. 
 Your location receives its primary access from an address different from the current address. 
 Change in Street Name. 
 Other   Property owner requested a new address.  

 
 
Your Current Address is:   Your New Address is: 
1234 North Fake Road                                     1234 North Fictitious Road  
Bloomington, IN 47401                                    Bloomington, IN 47401 
 
 
The effective date of the change will be March 1, 2022.   
 
 

Township/Section/Quarter: Bloomington/xx/xx   
State Parcel ID:  xx-xx-xx-xx-xx.xxx-xxx 

 
The Engineering Department will notify Monroe County, City of Bloomington Utilities (Water, Sewer), the US Post Office, and 
Emergency Services (Fire Department, Ambulance, and Police) of this new address. It is your responsibility, as property 
owner or resident, to notify any other interested parties of the new address (Title Company, banks, private utility providers, 
security companies, etc.). 
 
Questions or comments can be directed to the City of Bloomington Engineering Department. Thank you for your cooperation 
in this matter. 
 
Sincerely, 
 
 
 
Mike Stewart 
Planning Technician/Address Coordinator 
City of Bloomington  
Engineering Department 
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9/8/2021 City of Bloomington, Indiana Mail - renaming Jordan Avenue

https://mail.google.com/mail/u/0?ik=f645cf8212&view=pt&search=all&permthid=thread-f%3A1710338639183492069&simpl=msg-f%3A171033863918… 1/1

Jacqueline Scanlan <scanlanj@bloomington.in.gov>

renaming Jordan Avenue 
1 message

Peterson, Fredrick B <fpeterso@iu.edu> Wed, Sep 8, 2021 at 9:00 AM
To: "scanlanj@bloomington.in.gov" <scanlanj@bloomington.in.gov>

I live at 529 S. Jordan Avenue.  I am vehemently opposed to renaming Jordan Avenue.  I will have to change
hundreds of addresses (including some important business addresses, like retirement accounts and stock-holder
accounts, and some addresses I have with overseas post offices).  This is also likely to cost me a couple of hundred
dollars in the end. It is guaranteed that I will be snarled in difficulties that will take time and money to remedy. I do not
think the city’s “coordination” with the Post Office and emergency services will help at all.  The Post Office cannot deliver
my mail reliably now—I routinely get other people’s mail, and famously a retirement check with a printed address was
delivered to an address on Sare Road a while back.  “If it ain’t broke, don’t fix it” applies here.

I agree that a eugenicist should not be honored.  A sensible proposed suggestion was to rename the street after
Texas Congresswoman Barbara Jordan.  She was prominent, she was talented, she was effective, and she was black.
Lots of our streets are named after entities with no connection to Bloomington (Illinois, Lincoln, Washington, Jefferson,
Roosevelt, maybe Clark—George Rogers or William of Lewis and Clark?).  One wonders whether Davis is named after
Jefferson Davis, CSA, or Forrest is named after Nathan Bedford Forrest, distinguished Confederate Commander, war
criminal, and one-time head of the Klu Klux Clan.

I resent unelected “committees” opting for deep symbolism that doesn’t affect them but has lots of impact on
others.   A compromise that will not impact anyone is available—let’s use it.  Bloomington isn’t a kindergarten—the
interests of tax-paying citizens should be paramount.

Thank you.
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9/8/2021 City of Bloomington, Indiana Mail - FW: [External] Re: Renaming South Jordan Avenue

https://mail.google.com/mail/u/0?ik=f645cf8212&view=pt&search=all&permmsgid=msg-f%3A1679734362543679467&simpl=msg-f%3A167973436254… 1/2

Jacqueline Scanlan <scanlanj@bloomington.in.gov>

FW: [External] Re: Renaming South Jordan Avenue 

Weaver, David H. <weaver@indiana.edu> Mon, Oct 5, 2020 at 1:38 PM
To: "planning@bloomington.in.gov" <planning@bloomington.in.gov>, "scanlanj@bloomington.in.gov"
<scanlanj@bloomington.in.gov>

Dear Jackie Scanlan and Bloomington Planning Department members,

Please see our letter below addressed to the Bloomington Common Council. Thank you for
considering our views about this issue.

Sincerely,

David and Gail Weaver
901 South Jordan Avenue
Bloomington, IN 47401-5150

From: City Council <council@bloomington.in.gov> 
Date: Sunday, October 4, 2020 at 11:24 AM 
To: David Weaver <weaver@indiana.edu> 
Subject: [External] Re: Renaming South Jordan Avenue 

This message was sent from a non-IU address. Please exercise caution when clicking links or opening attachments from
external sources.

Dear Mr. and Ms. Weaver,

Thank you for reaching out to the Office of the Common Council. I will pass your message on to all
Councilmembers, who greatly value the voices of residents. If you would like to correspond with
your representatives directly, you can find their contact information at My Bloomington. I can tell
you that the renaming of Jordan Avenue is not on the Council's agenda at this time. In fact, I
believe renaming streets falls under the authority of the Bloomington Plan Commission. I would
encourage you to reach out to the Planning Department (planning@bloomington.in.gov) or to the
Plan Commission staff liaison (Jackie Scanlan - scanlanj@bloomington.in.gov).

Again, thank you for your email and for raising your voice.

Kind regards,
Becky Boustani

Office of the Common Council
City of Bloomington 
401 N. Morton, P.O. Box 100 
Bloomington, Indiana 47402 
(v:) 812.349.3409 (f:) 812.349.3570 (e:)council@bloomington.in.gov
www.bloomington.in.gov/council 
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9/8/2021 City of Bloomington, Indiana Mail - FW: [External] Re: Renaming South Jordan Avenue

https://mail.google.com/mail/u/0?ik=f645cf8212&view=pt&search=all&permmsgid=msg-f%3A1679734362543679467&simpl=msg-f%3A167973436254… 2/2

On Sat, Oct 3, 2020 at 4:56 PM Weaver, David H. <weaver@indiana.edu> wrote: 
Dear Bloomington City Council Members,
 
As 46-year residents of Bloomington and 32-year residents of 901 South Jordan Avenue, we are
writing to urge you not to change the name of our street, even if Indiana University decides to
change the name on campus.  “Jordan” is a common biblical name, even the name of a country,
and we doubt very much that such a general name of a street is considered by most people as
an honor for a specific individual such as David Starr Jordan.  We also doubt that most people
living on Jordan Avenue even associate the name of the street with him.  Perhaps they think of
Michael Jordan, the basketball player, or Barbara Jordan of Texas, the first African-American
southern woman elected to the House of Representatives.  In addition, there is precedence in
Bloomington for some streets to have different names for different sections--such as the east-
west street known as Rogers Road, Winslow Road, Country Club Drive, and Tapp Road--so
having different names for Jordan Avenue on campus and in the city should not be a problem.
 
Practically speaking, changing the name of this street would be a problem for permanent
residents such as us.  We would have to change all our billing and other mailing addresses, our
driver’s licenses and other forms of identification, as well as any legal documents bearing our
address.  The Post Office would have to change all the addresses on Jordan Avenue south of
campus.  
 
Finally, we do not support changing historical names of streets and towns because those for
whom they are named may have held what today are considered offensive beliefs, but who at
the time had honorable careers and committed no offenses or broke no laws.  And we don’t think
that general street and city names are the same as the names of buildings on college
campuses.  Naming buildings on a college campus for specific individuals is an obvious honor,
but it is not the same as naming streets.  Are we really going to examine the names of all the
streets in Bloomington to make sure that those for whom they are named did not violate any
present-day standards or norms?  That seems to us to be an example of unwarranted and
unnecessary revisionist history.
 
Thanks for considering our objections to renaming Jordan Avenue south of campus.   
 
Sincerely,
 
David and Gail Weaver
901 South Jordan Avenue
Bloomington, IN 47401-5150
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9/8/2021 City of Bloomington, Indiana Mail - Jordan Avenue

https://mail.google.com/mail/u/0?ik=f645cf8212&view=pt&search=all&permmsgid=msg-f%3A1698226164344188135&simpl=msg-f%3A169822616434… 1/1

Jacqueline Scanlan <scanlanj@bloomington.in.gov>

Jordan Avenue 

Judy Maki <makicpa@aol.com> Tue, Apr 27, 2021 at 4:17 PM
Reply-To: Judy Maki <makicpa@aol.com>
To: "scanlanj@bloomington.in.gov" <scanlanj@bloomington.in.gov>

Dear Ms. Scanlan:

Please advise the members of the Bloomington Plan Commission that I am strongly opposed to changing the name of
Jordan Avenue.  Who is Third Street named after?  Why do streets have to be named after somebody? The Mayor could 
proclaim that Jordan Avenue is no longer named after anybody!  Or if you feel strongly about it, proclaim it is named after
Barbara Jordan or Michael Jordan or the Jordan River that flows into the Dead Sea.  The important thing is:  please don't
change the name of our street.  Doing so would cause innumerably many headaches for all of us living along Jordan
Avenue.

Judith A. Maki
608 S Jordan Avenue
Bloomington, IN 47401   
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Guest column by Suzann Mitten Owen, 812-336-5337

The Mayor’s office recently got ahead of itself by soliciting suggestions for renaming Jordan Avenue 
before it determined that there was a groundswell of citizen support and a sound reason for the Plan 
Commission’s changing its name.

(Truth of the matter is that renaming streets is in the power of the Plan Commission, not even the 
mayor or the City Council.)

I have lived on Jordan Avenue for 57 of my 82 years -- longer than anyone on the street. Thousands of 
University students have spent their time in Bloomington on Jordan Avenue in Smithwood, named for 
the Smith Farm and now named Reed Hall, or Greek chapter houses whether on Jordan Quadrangle or 
North Jordan. Hundreds more have started their public education in University School at Third and 
Jordan.

I firmly believe that the name of the street never influenced any of the Jordan Avenue residents about 
eugenics. It has not made us bigots or racially intolerant. We are as “inclusive” as any other Bloomington 
residents. 

Beyond the very early years, after David Starr Jordan finished his seven years at IU to be president of 
Stanford, the residents did not know the origin of the name. It was and is such a common name that it 
was accepted as a place name.  It has remained Jordan Avenue – not David Starr Jordan Avenue, for 100 
The University changed the name of its campus building because it was it was home to the 
Biology Department. The academic home of  David Starr Jordan where he taught and 
researched, starting the University on the path of becoming the research institution that it is 
today. His full name was on the sign until it was changed to Biology.  

I implore the Mayor to take a step back and determine whether the name really needs to be 
changed. As a part of the process, he might change the assignment for the renaming task force 
to research all the other City street names to determine whether the Presidents or Generals 
treated races differently, perhaps by owning slaves. That would be regardless of the time frame 
when the name was attached. It would be an endless task.

The Mayor’s instruction to the Renaming Task Force was that the City is “committed to 
promoting inclusion and equity in our community and cannot continue to honor a historical 
figure who so clearly opposed those values."

Now is the time to stop manipulating history. We have 100 years with Jordan  Avenue, and we 
expect to have 100 more.  
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9/8/2021 City of Bloomington, Indiana Mail - [Planning] Jordan Avenue

https://mail.google.com/mail/u/0?ik=f645cf8212&view=pt&search=all&permthid=thread-f%3A1706643419931422750&simpl=msg-f%3A170664341993… 1/1

Jacqueline Scanlan <scanlanj@bloomington.in.gov>

[Planning] Jordan Avenue 
1 message

Bernhardt-Kabisch, Ernest <bernhard@indiana.edu> Thu, Jul 29, 2021 at 2:06 PM
Reply-To: bernhard@indiana.edu
To: "planning@bloomington.in.gov" <planning@bloomington.in.gov>

Dear Planning Commission:

As an over fi y-year long resident of S. Jordan Avenue, I fully agree with your reasons for wan ng to
disassociate the street from Starr Jordan, eugenics and racism, but I greatly dislike the par cular new name
proposed, however worthy of the honor Eagleson may be. I suggest we keep the name but record that the
street is herea er named a er Michael Jordan, an associa on a lot more meaningful to present-day
Bloomingtonians.  

Sincerely,

Ernest Bernhardt-Kabisch
Emeritus Professor of English 
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From: Cate, Beth E <becate@indiana.edu>
Sent: Thursday, July 29, 2021 10:59 AM
To: Lenkowsky, Leslie; sjsberg52@gmail.com
Subject: RE: Jordan Avenue Renaming

Thanks Les, I'll share this with the rest of the Plan Commission. Beth

Original Message
From: Lenkowsky, Leslie <llenkows@iupui.edu>
Sent: Thursday, July 29, 2021 10:25 AM
To: sjsberg52@gmail.com; Cate, Beth E <becate@indiana.edu>
Subject: Jordan Avenue Renaming

Susan and Beth,

I gather the renaming of Jordan is now in your court. If one has not been done, could the Planning Commission do a
careful estimate of the costs, not just to the city, but to people with property that might need to be retitled, or other
legal documents that require an address as an identifier and will have to be changed? There will also be a non trivial
cost to change addresses for mail and the like, advertising (for businesses), and so forth.

My suggestion would be to bill the university for the total! I am sure John Applegate will willing.y pay to expunge the
hated name of Jordan from the city. Can you ask as part of your proceedings?

Sent from my iPad
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MEMORANDUM OF UNDERSTANDING 
BETWEEN THE CITY OF BLOOMINGTON UTILITIES 

AND Overlook on 46, LLC 
FOR PAYMENT OF COSTS TO OFFSET PROPOSED SANITARY SEWER 

EFFLUENT FROM 4500 E. 3RD STREET BLOOMINGTON, INDIANA PROJECT 
 
 

THIS MEMORANDUM OF UNDERSTANDING is entered into by and between the City of 
Bloomington Utilities Department by and through its Utilities Service Board (collectively the 
“USB”) and Overlook on 46, LLC and its successors and assigns (collectively “Overlook”) who 
may be referred to as the Party or Parties throughout this Memorandum of Understanding.  
 
WHEREAS, CBU owns and operates a sanitary sewer wastewater utility for the City of 
Bloomington, Indiana; and 

WHEREAS, Overlook proposes to construct a new multi-family development located at 4500 E. 
3rd Street, Bloomington, IN, (the “New Development”) which will generate a significant new 
source of sanitary sewage flow consisting of approximately 41,200 gallons per day (“gpd”) with a 
peaking factor of 4 resulting in a peak flow of approximately 164,800 gpd (“new source of sanitary 
sewage”); and  

WHEREAS, CBU is willing to accept Overlook’s new source of sanitary sewage into its existing 
sanitary sewer system if certain conditions precedent are met; and   

WHEREAS, to ensure that CBU’s existing sanitary sewer system has adequate capacity to receive 
this significant new source of sanitary sewage without creating the potential for increased future 
sanitary sewer overflows, CBU plans to offset the increase in flow generated by the new source of 
sanitary sewage through reduced flow of clear water inflow and infiltration (I&I) into the sanitary 
sewer system and/or adding capacity by utilizing one or more of the following methods: 

• Disconnecting sump pumps from the sanitary sewer system (estimated credit of 5,000 
gpd per disconnection). 

• Disconnecting illegal inflow sources such as: downspouts, area drains, garage drains 
(estimated credit of flows removed based upon a one-inch storm event over the 
drainage area for the drain/gutter). 

• Sealing sanitary laterals for a length of 10-feet from the sanitary sewer main 
(estimated credit of flows removed based upon industry standards and/or EPA 
guidelines). 

• Lining sanitary sewer mains (estimated credit of flows removed based upon industry 
standards and/or EPA guidelines). 

• Sealing manholes (estimated credit of flows removed based upon industry standards 
and/or EPA guidelines). 
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• Rehabilitation or replacement of existing sewer (including, but not limited to, sewer 
mains, interceptors, or laterals) that will reduce I&I and/or add capacity by upsizing 
(estimated credit of flows removed based upon industry standards and/or EPA 
guidelines). 

(collectively, the “Project”). 

WHEREAS, Overlook agrees to pay to CBU an amount not to exceed $155,644.00 to cover the 
cost of the Project.  

NOW, THEREFORE, in consideration of the mutual covenants contained herein, the Parties do 
hereby agree to be bound by the terms and conditions enumerated in this Memorandum of 
Understanding as follows: 

1. Project Location: The location of the Project shall be contained to that part of CBU’s 
Southeast Sanitary sewer basin as defined in the 2010 Greeley and Hansen report which the 
Parties have reviewed and agree shall serve as the boundaries for the Project. This area is 
further described as the area south of Indiana Railroad and north of Rogers Rd. Neighborhoods 
to concentrate on include Green Acres, Park Ridge and Hoosier Acres. 

 
2. Project Operation: CBU shall be responsible for the management, operation and completion 

of the Project. 
 

3. Contribution from Overlook: Overlook shall pay to CBU One Hundred Fifty Five Thousand 
Six Hundred Forty Four and Zero/One-Hundredths ($155,644.00) Dollars (“Contribution”) in 
a cash payment no later than ten days after the date in which Overlook receives the building 
permit for New Development. The Contribution shall be earmarked and used solely by CBU 
to fund the Project.   

 
4. Sewer connection Fee: As required by Bloomington Municipal Code, Overlook shall pay the 

CBU invoiced sanitary sewer connection fees for the connection of the new multi-family 
development located at 4500 E. 3rd Street, Bloomington, IN to CBU’s sanitary sewer system. 
Both parties understand and agree that revenues from the sewer connection fees are separate 
from and not made a part of Overlook’s Contribution to the Project.  

 
5. IDEM Waste Load Allocation Letter: CBU shall not sign the IDEM waste load allocation 

letter that is part of the IDEM sanitary sewer extension permit for Overlook’s construction of 
its multi-family development located at 4500 E. 3rd Street, Bloomington, IN, until the  
Overlook has paid the Contribution in full to CBU.  

 
6. Easements: Overlook shall convey any and all easements as necessary for installation of any 

new sewer lines on Overlook’s property related to the Project.  
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IN WITNESS WHEREOF, the parties hereto have executed this Memorandum of Understanding 
which shall become effective as of the date last entered below. 

CITY OF BLOOMINGTON  Overlook on 46, LLC 
UTILITIES SERVICE BOARD 
 

______________________________ _________________________________________ 
Jean Capler, President  Dated  Hirem Patel, Authorized Representative Dated 
 
ATTEST: 

______________________________  
LaTreana Harrington,  Dated 
Secretary to the Board 

______________________________ 
Vic Kelson, Director  Dated 
City of Bloomington Utilities 

__________ ________________
rem Patel Authorized R

08/27/2021
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Todd M. Borgman, P.L.S. 
Katherine E. Stein, P.E. 
Don J. Kocarek, R.L.A. 
Stephen L. Smith 

 

 
2755 E Canada Dr Suite 101   Page 1 of 2 
Bloomington, Indiana 47401 
812-336-6536 
smithdginc.com  

September 13, 2021 
 
City of Bloomington Plan Commission 
City of Bloomington Planning & Transportation Department 
Showers Building Suite 130 
401 N Morton St 
Bloomington, Indiana 47404 
 
Dear Keegan and Members of the Plan Commission, 
 
For your consideration, University Properties VI, LLC is submitting to you this petition for 
Major Site Plan Approval for a 0.21 acre property located at 1300 N Lincoln St. The site is 
zoned Mixed-Use Student Housing (MS).  
 
The surrounding properties consist of single-family residential, multi-family residential, 
and office uses. The site is currently fully developed and there are no known 
environmental issues on site. There are two existing buildings on site: a six-unit 
multifamily residence and a single family residence. There are currently three driveways 
with 8 perpendicular parking spaces off of E 17th St and 2 off of N Lincoln St on the 
property.  
 
The proposed project consists of the demolition of the two existing buildings on site and 
the construction of a four story multifamily residential building with 16 units and a 
basement level 10-space parking garage. Per the city’s 2019 Transportation Plan guidance 
the street frontage along E 17th St will be improved to have a 5 foot wide street tree 
planter area and a 10 foot wide multi-use path. The street frontage along N Lincoln St will 
be improved to have a 6 foot wide street tree planter and a 6 foot wide sidewalk. The 
existing three driveways will be reduced to one driveway off of N Lincoln St and the 
existing perpendicular parking off of the public streets will be eliminated. Six bicycle 
parking spaces as required by the UDO will be provided near the building’s primary 
entrance off of E 17th St. The project will provide a minimum of 30% landscape area and a 
maximum of 70% impervious surface area per the UDO. Drainage from the site will be 
managed as required by city utilities.  
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Todd M. Borgman, P.L.S. 
Katherine E. Stein, P.E. 
Don J. Kocarek, R.L.A. 
Stephen L. Smith 

 

 
2755 E Canada Dr Suite 101   Page 2 of 2 
Bloomington, Indiana 47401 
812-336-6536 
smithdginc.com  

The architectural design responds to the scale and character of recent development in the 
area, particularly the Evolve complex directly to the east, by incorporating a playful mix of 
materials, balconies and scale. The exterior will consist of a mixture of stone and brick 
veneers, fiber cement siding, metal railings and awnings and large windows and glass 
doors. Each unit contains an ample patio or balcony that adds visual interest and activity 
along 17th Street. The main pedestrian entry at the SE corner of the building is 
highlighted by a large awning and building setback above as well as larger amounts of 
glass and building address/signage. The basement level parking will be wrapped with a 
combination of brick and thin stone veneer and broken up with ample patios and stairs 
that provide direct access to the new pedestrian pathway along 17th Street. The upper 
level apartments contain a mix of studio and 2 bedroom units accessed via an exterior 
balcony from the north that connects the stair towers at each end. 
 
The desire is to begin construction in October of 2021 and be complete by August of 
2022.  
 
Thank you for your consideration of this petition.    
 
Regards, 
 

 
Kendall Knoke 
Smith Design Group, Inc. 
812-336-6536 Ext. 3 
kknoke@smithdginc.com 
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BLOOMINGTON PLAN COMMISSION             CASE #: DP-23-21  
STAFF REPORT               DATE: September 13, 2021 
LOCATION: 1211-1213 S. High Street 
 
PETITIONER: Privet Drive LLC (Evan Martin) 
   2200 S. Walnut Street 
 
CONSULTANT: Daniel Butler, Bynum Fanyo Associates 
   528 N. Walnut Street 
 
REQUEST: The petitioner is requesting a Primary Plat approval to change 3.5 lots to 4 lots and 
a waiver of second hearing.  
 
REPORT: The site is located at 1211-1213 S. High Street and is zoned Residential Medium Lot 
(R2). The site currently contains one single-family structure and one large garage accessory 
structure. Surrounding land uses are all single-family and zoned R2. The petitioner went through 
the Demolition Delay process and has received approval from the Historic Preservation 
Commission to demolish the home on the property. 
 
The site currently contains 3 lots and one half lot. The other portion of the half lot was 
subdivided at some point and a single-family structure was built on that half lot. All existing lots 
maintain frontage on S. High Street. There is floodplain located on the southern portion of the 
site. The petitioner is requesting to re-plat the lots to create four lots, two with frontage along S. 
High Street, and two behind those lots, all to utilize a shared access driveway from S. High 
Street. 
 
With this petition, the petitioner is requesting a waiver from Section 20.05.050(e)(3)(D) of the 
UDO that requires all new single-family, duplex, triplex, and fourplex residential lots to have 
frontage on a public street right-of-way.   
 
PRIMARY PLAT REVIEW: The Plan Commission shall review the primary subdivision 
petition and approve, approve with conditions, or deny the petition in accordance with Section 
20.06.040(g) (Review and Decision), based on the general approval criteria in Section 
20.06.040(d)(6) (Approval Criteria) and the following standards: 
 

i. All subdivision proposals shall be consistent with the need to minimize flood damage. 
ii. All subdivision proposals shall have public utilities and facilities such as sewer, gas, 

electrical, and water systems located and constructed to minimize flood damage. 
iii. All subdivision proposals shall have adequate drainage provided to reduce exposure 

to flood hazards. 
iv. Base flood elevation data shall be provided for subdivision proposals and other 

proposed development (including manufactured home parks and subdivisions), which 
is greater than the lesser of 50 lots or five acres. 

v. All subdivision proposals shall minimize development in the SFHA and/or limit 
intensity of development permitted in the SFHA. 

vi. All subdivision proposals shall ensure safe access into/out of SFHA for pedestrians 
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and vehicles (especially emergency responders) 
 
PROPOSED FINDING: The subdivision proposal does allow for adequate development area 
outside of the floodway on the southern portion of the property. However, no drainage proposal 
has been submitted to address potential exposure to flood hazards. 

 
20.06.040(d)(6)(B) General Compliance Criteria 

i. Compliance with this UDO 
ii. Compliance with Other Applicable Regulations 
iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with Prior Approvals 
v. Consistency with Comprehensive Plans and Other Applicable Plans 
vi. Consistent with Intergovernmental Agreements 
vii. Minimization or Mitigation of Adverse Impacts 
viii. Adequacy of Road Systems 
ix. Provides Adequate Public Services and Facilities 
x. Rational Phasing Plan 
 

PROPOSED FINDING: The petition does not meet all UDO requirements related to design and 
configuration of lots in the R2 zoning district. The Unified Development Ordinance (UDO) 
requires that all new single-family and plex residential lots maintain frontage along a public 
right-of-way. The petitioner is proposing two lots to be located behind lots with frontage. This 
petition was taken to the Development Review Committee where concerns were raised regarding 
providing City services to the rear lots. Those lots would not be eligible for City waste and 
recycling services. Rear lots traditionally also create safety concerns for emergency management 
providers, which is part of why they are not allowed in the UDO. These concerns were shared 
with the petitioner, but no changes were made The petition does not meet the General 
Compliance Criteria requirements. 
 
PLAT REVIEW: 
 
Right-of-Way Dedication: Right-of-way dedication along S. High Street is required and shown 
to meet the minimum requirements of the Transportation Plan. The petitioner will work with 
Planning and Transportation staff to ensure that the appropriate and required facility is installed. 
A condition of approval will be recommended if the petition is approved. 
 
Floodplain: There is floodplain shown in the southern portion of the proposed subdivision. The 
Environmental Commission has concerns about that area, and its memo is included. 
 
Development Standards: Each of the proposed lots can meet development standards such as 
minimum lot size, and setbacks for development. However, the two eastern lots do not meet the 
requirement of frontage on S. High Street. The petitioner is requesting a waiver from that 
requirement. 
 
CONCLUSION: While the Department encourages density in the developed portions of 
Bloomington, lot creation and alteration must be done in a way that is consistent with safety and 
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access standards that are established in the UDO. The Department has encouraged the petitioner 
to redesign the lots so that each can meet the frontage requirements, but has seen no such design. 
The Department believes that an improved design could occur that meets code, while allowing 
for shared driveway access, and continues to encourage the petitioner to explore that option. 
 
RECOMMENDATION: Staff recommends adopting the proposed findings for DP-23-21 and 
the associated waiver and denial of this petition. 
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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:  September 13, 2021 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: DP-23-21:  Privet Drive, LLC;  Infill Subdivision 
  1211-1213 S. High St. 
   
____________________________________________________________________________________ 
 
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.   
 
The subdivision standards state, among other things, that the purpose of a subdivision is to protect the 
natural environment by promoting the use of good design, landscape architecture, and civil engineering 
to preserve and enhance natural topographic features, watercourses, drainage ways, floodplains, native 
vegetation, and trees and to control erosion and minimize runoff.  The EC does not believe this has been 
demonstrated.  
 
Additionally, an Infill Subdivision’s purpose is partially to facilitate development on existing parcels not 
characterized by significant environmental constraints.  This site has considerable environmental 
constraints that must be avoided. 
 
 
Comments 
 
1.) ONE HEARING vs TWO 
The EC believes that this case should have both required hearings.  There are many issues with this 
petition that need to be discussed, therefore justification for both hearings seems prudent.   
 
2.) FLOODPLAIN PROTECTION EASEMENT 
The purpose of the city’s Floodplain standards is to promote the public health, safety, and general 
welfare and to minimize public and private losses due to flood conditions in specific areas.  It is evident 
that storms are getting stronger and more frequent with flood damage as one result.  Therefore the EC 
will not endorse any development that does not fully protect all floodplains (Special Flood Hazard Area, 
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SFHA) and local flooding areas, nor will we endorse any variances to our minimum floodplain 
standards.  This petition has made no attempt to protect the undevelopable floodplain or provide the 
required floodplain easement. 
 
This Infill Subdivision is required to create a recorded easement for the floodplain following the General 
Standards in 20.05.040, and provide a facilities plan (maintenance plan) for the floodplain, which the lot 
owner is responsible for.  The EC recommends that the Floodplain Easement follow the Conservancy 
Easement requirements also. 
 
3.) RIPARIAN BUFFER EASEMENT 
The Petitioner is responsible for creating a 25-foot Riparian Buffer Easement on the proposed lot # 4, 
per 20.04.030 (f) Riparian Buffer and 20.05.040, and provide two of the best management practices 
listed in the UDO. 
 
4.) STORMWATER DRAINAGE PLAN 
The Petitioner shall submit for approval a Stormwater Drainage Plan.  The plan shall include, among 
other things, designs for a development proposed for sites that are adjacent to a floodplain area, located 
in an area with converging drainage flows, located in an area characterized by documented drainage 
problems, or located in an area with closed, depressed contour lines as shown on the City’s GIS maps 
and shall be subject to a higher level of drainage plan review.  Site plans for these areas shall include 
documentation that finished floor elevations of structures shall be at least two feet above areas that 
would be flooded during a one hundred-year storm event otherwise known as a 1% chance storm. 
 
5.)  Revise the Site Plan to show the exact surveyed boundary of the floodplain (SFHA). 
 
 
Recommended Conditions of Approval 
 
1.) The Plan Commission will contemplate this case at the required two hearings. 
 
2.) Create a recorded easement for the floodplain following the requirements for a Conservancy 
Easement, and submit a Facilities Plan for its maintenance,  
 
3.) Create the Riparian Buffer Easement. 
 
4.)  Submit a Stormwater Drainage Plan and provide documentation that the finished floor elevations of 
the new structures will be at least two feet above areas that would be flooded during a one-hundred-year 
storm). 
 
5.) Show the exact, surveyed SFHA Easement and the Riparian Buffer Easement with the BMPs used. 
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Privet Drive LLC. 
2200 S. Walnut St.  
Bloomington, IN 47401 
8/18/21 
 

Dear City of Bloomington Planning Commission: 

We are requesting a primary plat approval with a waiver of 2nd hearing for the property located at 1211 & 
1213 S. High St. 
 
My wife and I purchased the property with the intent of building our family home on it.  I am a born and 
raised Bloomington resident, and both my wife and I attended IU.  I manage several local businesses, and 
we are both actively involved in several non-profit organizations.  We are local people who care about the 
community we live in.   
  
We do not need the entire property to build our home and are looking to divide the property into four 
parcels and sell the additional parcels to other people looking to build homes in this area as well.  We 
would like the retain a central private drive to access the property.  We request this for multiple reasons:  
 
First, the location of the property is situated along a very busy section of High Street and entering the 
roadway can be difficult and dangerous.  We believe that adding more curb cuts along here would not be 
in the best interest of traffic safety.  
 
Second, the property is currently bordered by mature trees that offer great beauty and privacy.  These 
would potentially have to be removed to create access to the new parcels, and we would very much like to 
preserve these trees.   
 
The private drive would also only require city services, like trash, to make one stop at the curb instead of 
coming into the private drive.  This could potentially apply to mail service as well.  
  
In regards to the three vs. four lot discussion we have had with the planning department.  We are asking 
for four lots in part because we believe that follows the city’s new UDO increased density desire.  All 
four of the proposed lots would be well over the minimum size required. 
 
Thank you taking the time to consider our project proposal, and we look forward to working together to 
help make this project become a reality 
 

Sincerely, 

Evan Martin 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-26-21 
STAFF REPORT       DATE: September 13 2021 
Location: 703 W. Gourley Pike  
 
PETITIONER: Aspen TOPCO II Acquisitions, LLC. 
   1301 S. Capital of TX Highway, Suite B201 Austin, TX 48746  
 
CONSULTANTS: Smith Design Group, Inc. 
   2755 E. Canada Dr. Ste. 101 Bloomington 
 
REQUEST: Major site plan approval to allow for the construction of a 241 unit student housing 
development in the Mixed-Use Student Housing (MS) zoning district. The petitioner is also 
requesting to utilize the Sustainable Development Incentives. 
 
BACKGROUND: 
Area:     12.34 acres  
Current Zoning:   Mixed-Use Student Housing (MS) 
Comp Plan Designation:  Neighborhood Residential 
Existing Land Use:  Dwelling, Multifamily  
Proposed Land Use:  Student Housing 
Surrounding Uses: North – Commercial (East) and Residential (West) 

South – Dwelling, Multifamily & Dwelling, Single Family 
East – Dwelling, Multifamily 
West – Manufactured home park 

 
REPORT: The property is located at 703 W. Gourley Pike and is currently zoned Mixed-Use 
Student Housing (MS). The property is currently developed with a “dwelling, multifamily” use 
with 206 units and 393 bedroom and is home to “The Arch” apartments. Surrounding properties 
to the east are zoned Mixed-Use Student Housing (MS), the properties to the south are zoned 
Residential High-Density Multifamily (RH), the properties to the north are Mixed-Use 
Commercial (MC), and the properties to the west are zoned Manufactured/Mobile Home Park 
(RMH) and Residential Multifamily (RM).  
 
This property received major site plan approval and primary plat approval in June under case 
#SP/DP-14-21 for two student housing buildings and one multi-family dwelling unit building. That 
approval was filed under the previous zoning on the property of Residential High-Density 
Multifamily (RH) prior to the updated zoning code and change in zoning on this property to Mixed-
Use Student Housing (MS). The petitioner has chosen to file a new petition to develop the property 
under the current MS zoning district.  
 
The petitioner is requesting major site plan review approval to allow for the construction of three 
“student housing or dormitory” buildings and one “dwelling, multi-family” building. Buildings #1 
and #3 are proposed to be 4-story buildings which each contain 4 one-bedroom units, 1 three-
bedroom unit, 23 four-bedroom units, and 15 five bedroom units for a total of 174 beds and 43 
units in each building. The inclusion of four and five bedroom units within these buildings 
classifies them as “student housing or dormitory.” Building #2 is proposed to be a 5-story building 
and will contain 2 studio units, 31 one-bedroom units, 84 two-bedroom units, and 34 three-
bedroom units for a total of 303 beds and 151 units. Since there are no 4 or 5-bedroom units within 
this building and less than 30% of the units within this building are 3-bedroom units, this building 
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is classified as “dwelling, multi-family”. Building #4 is proposed to be a 2-story building and is 
proposed to contain 4 six-bedroom units, however these are not allowed and must be reduced to 
five-bedroom units only. Since all of the units within this building will be 5-bedroom units, this 
building is also classified as “student housing or dormitory”. In total (with the modification to the 
6-bedroom units in Building #4) there will be 241 units and 671 bedrooms. Surface parking will 
be provided throughout the site by the construction of 495 on-site parking spaces. The petitioner 
is also proposing to add 11 parking spaces along the north property frontage along Gourley Pike.  
 
The petitioner has committed to designing and certifying the project to the Silver level certification 
from the National Green Building standard, this would allow them to not be restricted to the 
maximum 20,000 square foot floor plate per bulding of the MS zoning district. 
    
DEVELOPMENT STANDARDS & INCENTIVES 20.04: The following UDO standards are 
required to be reviewed for all activities that require New Development approval.  
 
MS Dimensional Standards: 

Building setbacks: The minimum front, side, and rear building setbacks are each 15 feet.  
Front parking setback (minimum): The minimum front parking setback is 20 feet behind 
the primary structure’s front building wall. All proposed parking areas meet the front 
parking setback. 
Side parking setback (minimum): The side yard parking setback is 8’. There is a portion 
of the parking area along the outside curve along the north property line where the 8’ 
setback has not been achieved, this must be fixed prior to issuance of a grading permit. A 
condition of approval has been added. 
Minimum Landscape Area (minimum): The minimum landscape area required is 30% 
and they are proposing 41%, which meets this minimum standard. 
Primary structure height: The maximum height is five (5) stories not to exceed 63 feet. 
Building #2 is the tallest structure and at its maximum height will be 5 stories tall and 62’6” 
along the west elevation. 

 
Environment: The property does not have many naturally occurring environmentally sensitive 
areas.  
 Steep Slopes: Some steep slopes were identified and none will be disturbed. 

Siltation and erosion prevention: An erosion control plan has been submitted as part of 
the proposal. Additionally, a Grading Permit will be required before development can 
begin on the property. There are no expected siltation or erosion control issues expected 
with this proposal.  
Drainage: A grading and drainage plan has been submitted. A copy has also been 
submitted to City of Bloomington Utilities. There are no expected drainage issues expected 
with this proposal. 
Riparian Buffer: There is a stream on the south end of the site that will require a 75 foot 
riparian buffer, which has been shown on the plat. A condition has been added that will 
require that the current design of the parking lot be accomplished without disturbance in 
the buffer. 
Tree and forest preservation: There is closed canopy cover on the southern portion of 
Lot 3, and it is not expected to be disturbed and cannot be disturbed. 
Karst Geology: There are no known karst features on the site. 
Wetlands: No wetlands were identified on the site. 
Floodplain: The property is not within a special flood hazard area, or known flood prone 
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area. 
Lake Watershed: There are no watershed issues on the site.  

 
Access and Connectivity:  

Driveways and access: The proposed site will derive vehicular access from one driveway 
on Kinser Pike and one driveway on Gourley Pike. All internal drives will be private. The 
proposed driveway locations meet the 100 foot minimum separation from corners, and 
meet the requirements related to drives within the front parking setback running less than 
45 degrees from parallel to the street right-of-way or ingress/egress easement. All entrances 
will be two-way and therefore meet the driveway width maximums. The site is designed to 
facilitate the Bloomington Transit #6 bus route that utilizes the existing site as a turn 
around. A bus shelter and bus stops are provided in the plan, as well as a bus layover area. 
Pedestrian and bicycle circulation: The proposal includes a 10 feet multi-use path along 
Gourley Pike and the west/north side of the internal drive, this will extend through the site 
and join with the new 10’ multi-use path along Kinser Pike. All buildings will be accessible 
via sidewalks from the buildings to the adjacent parking areas and driveways to the public 
roads. There is an access easement and accompanying sidewalk that runs east/west between 
buildings 1 and 2 for pedestrian access to the property to the west.  
 

Parking and Loading: The parking minimum for the Student Housing use is 184 and the parking 
maximum is 283. The parking maximum for the Multi-family units is 226. Therefore for the project 
as a whole, the parking minimum is 184 and the parking maximum is 509. The petitioner is 
proposing 495 spaces which is within the allowed range. The site meets parking total requirements.  
 
Site and Building Design: The overall building design has not changed from the previous petition. 
Schmidt and Associates reviewed the previous building design and provided comments that are 
included.  

Material: Buildings 1 and 3 will utilize fiber cement horizontal siding, brick veneer, and 
an aluminum storefront system. Building 2 will utilize fiber cement vertical panels, fiber 
cement board, and fiber cement wood. 
Minimum Coverage: The primary materials used at the site will need to extend from the 
roofline to within 6 inches of finished grade. 
Roof: All buildings will utilize flat roofs with parapets. 
360-Degree Architecture: Those facades that face a public street need to match that of the 
front façade. That matching should occur using similar materials, window/doorway 
openings, variation in rooflines, or fenestration. Most of the facades seem to meet this 
requirement, but a condition has been added to ensure that all doorway openings are 
matching in material and design. In addition, the west sides of the buildings do not 
incorporate some of the stonework shown along the fronts, the petitioner will continue to 
work with staff to include these elements and this will be reviewed with the building permit. 
Anti-monotony Standards: Since there are more than 3 buildings shown with this 
petition, the buildings are subject to the anti-monotony standards which require variations 
of rooflines, building footprint, and number of floors between buildings. The proposed 
buildings feature a change in building height and floors between them and differences in 
building footprint. The petitioner has also varied finishing materials and colors between 
the buildings. 
Refuse and Recycling Containers: Will be provided. 
Utility Box Location: An electrical transformer box appears to be located in front of the 
Building #1 between the building and Gourley Pike and must be relocated to not be visible 
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from the street to be in compliance with Section 20.04.080(m)(2). 
Neighborhood Transition Standards: Do not apply. 
Universal Design: Because this project has more than 20 dwelling units, at least 20 percent 
of the dwelling units shall incorporate at least one entrance at grade level, not requiring 
any steps up or down or a ramp for entry. A condition of approval has been included for 
clarity. 
 

Landscape, Buffering, and Fences: The UDO requires that all portions of a site not covered by 
structure, parking lot, access way, required buffer yard, or other pervious surface be landscaped. 
The UDO requires that parking lots with 12 or more parking spaces provide one landscape 
bumpout, island, or endcap per every 10 parking spaces. Landscape bumpouts, island, and endcaps 
are required to contain at least one large canopy tree. The proposed site plan appears to meet 
landscape requirements, including street trees, buffer yards, and interior landscaping. The details 
of the landscape plan will be verified at the grading permit stage. 
 
Outdoor Lighting: A lighting and photometric plan will have to be submitted which shows that 
the site meets UDO requirements for maximum light trespass and fixture types during the grading 
permit review process. No deviations from the lighting code are expected. 
 
Sustainable Development Incentives: The petitioner has committed to achieving and certifying 
this building to the Silver level from the National Green Building Council. Submission of this 
certification must be achieved prior to recommendation of issuance of final occupancy. The 
incorporation of this development incentive allows the petitioner to utilized building footprints 
greater than 20,000 square feet. The UDO lists this specific certification as one of the allowed 
options under the Sustainable Development Incentives and the Department finds that this meets 
the UDO standards and should be approved. 
 
SITE PLAN REVIEW: The Plan Commission shall review the major site plan petition and 
approve, approve with conditions, or deny the petition in accordance with Section 20.06.040(g) 
(Review and Decision ), based on the general approval criteria in Section 20.06.040(d)(6)(B) 
(General Compliance Criteria). 
 
20.06.040(d)(6)(B) General Compliance Criteria 

i. Compliance with this UDO 
ii. Compliance with Other Applicable Regulations 

iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with Prior Approvals 
v. Consistency with Comprehensive Plans and Other Applicable Plans 

vi. Consistent with Intergovernmental Agreements 
vii. Minimization or Mitigation of Adverse Impacts 

viii. Adequacy of Road Systems 
ix. Provides Adequate Public Services and Facilities 
x. Rational Phasing Plan 

 
PROPOSED FINDING: The petition meets all UDO requirements related to use and 
development standards for ‘student housing or dormitory’ and ‘dwelling, multifamily’ in the MS 
zoning district. The petitioner has worked with City of Bloomington Utilities to insure that all 
requirements are met for stormwater and detention. The petition is consistent with the 
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Comprehensive Plan which envisions student housing in and adjacent to the North Gateway. The 
petition provides a through connection through the site by connecting to both adjacent public 
streets. No phasing is planned. 
 
CONCLUSION: This petition meets the MS development standards by utilizing the Sustainable 
Development Incentives. The project will redevelop an existing multifamily site that has drainage 
and age issues with new buildings designed to a Silver Level certification from the National Green 
Building Council. The site has been designed to all of the required standards of the UDO.  
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission approve the use of the Sustainable Development Incentives and adopt the proposed 
findings and approve SP-26-21 with the following conditions: 
 

1. A plan indicating how the parking lot will be constructed without disturbing the riparian 
buffer will be submitted and approved before a grading permit will be issued. 

2. All facades including all doorway openings, including those not facing a public street must 
still meet the Building Design requirements of 20.04.070(d)(2). Additional stone elements 
shown along the fronts of the buildings must be included along all sides. 

3. At least 20 percent of the dwelling units shall incorporate at least one entrance at grade 
level, not requiring any steps up or down or a ramp for entry. This will be confirmed prior 
to recommendation of issuance of final occupancy. 

4. A landscape plan that meets all UDO requirements, including delineation of the tree and 
forest preservation area, must be submitted and approved prior to issuance of a grading 
permit. 

5. A photometric plan that meets all UDO requirements must be submitted and approved prior 
to issuance of a grading permit. 

6. The proposed 6-bedroom units in Building #4 must be modified to show no more than 5 
bedrooms in each unit. 

7. This approval does not approve any changes shown to the Gourley Pike. Separate approval 
from the Board of Public Works and Engineering Department, and potentially the Common 
Council, are required prior to the creation of any new on-street spaces. 

8. The transformer box shown in front of Building #1 must be modified to meet screening 
requirements.  

9. Certification of at least a Silver level certification from the National Green Building 
Certification Program must be submitted prior to recommendation of issuance of final 
occupancy. 

10. All proposed parking areas must be at least 8’ from property lines, the parking area along 
the outside curve must be adjusted to meet this setback requirement. 

11. The petitioner will work with Bloomington Transit on a final design and location of the 
on-site transit facilities to be determined before a grading permit is issued. 

12. The petitioner will record an access easement for Bloomington Transit before final 
occupancy is issued. 
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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:  September 13, 2021 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: SP-26-21:  Aspen Heights, Bloomington; Aspen Topco II Acquisitions, LLC 
  703 W. Gourley Pike 
____________________________________________________________________________________ 
 
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 12 acres of Bloomington’s potential ecosystem services and carbon footprint. 
 
Comments 
 
1.)  RIPARIAN BUFFER 
The Petitioner is responsible for creating a 25-foot Riparian Buffer Easement per 20.04.030 (f) Riparian 
Buffer and 20.05.040, and provide two of the best management practices listed in the UDO. 
 
The plan view of the Site Plan shows the edge of the riparian buffer and the edge of one of the parking 
lots, which will be removed and replaced, almost converging.  Please show and describe how the 
parking lot work can be accomplished without encroaching into the riparian buffer.  There should be a 
fence at the edge of the riparian buffer to protect it from construction activity.  
 
2.)  LANDSCAPE PLAN 
The Landscape Plan needs to be finalized with the grading permit.  Please state on the plan the acres of 
landscape/greenspace at the site, and change the invasive species to permitted species. 
 
3.)  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, aluminum, and wiring.  Unfortunately there is no longer a Construction 
and Demolition (C&D) landfill in Monroe County, so all the asphalt will likely be landfilled unless a 
location can be found for “clean fill.” 
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4.)  EROSION AND POLLUTANT CONTROL REQUIREMENTS 
The design should employ current preferred practices (CPP) of Low Impact Development (LID) to 
establish new environmental benefits on this 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 LID CPPs. 
 
Low Impact Development is an integrated, holistic strategy for stormwater management, and thus is 
especially important at this 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.  Another purpose of the LID stormwater CPPs is to install native plant species, which will 
promote biodiversity and phytofiltration 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 

 
5.)  TREE and FOREST PRESERVATION 
Please show the area calculations for the Tree Preservation Easement and show the overlay with the 
Riparian Buffer Easement. 
 
Recommended Conditions of Approval 
 
1.)  Create a Riparian Buffer Easement and show the two best management practices you intend to use 
as required in 20.04.030 and 20.05.040. 
 
2.)  Revise the Landscape Plan prior to the Grading Permit issuance. 
 
3.)  Reuse or recycle all construction and demolition debris possiblt. 
 
4.)  Employ Low Impact Development in constructing green infrastructure on the site. 
 
5.)  Show the area for Tree Preservation Easement. 
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Todd M. Borgman, P.L.S. 
Katherine E. Stein, P.E. 
Don J. Kocarek, R.L.A. 
Stephen L. Smith, Founder 

 

 
2755 E Canada Dr Suite 101   Page 1 of 4 
Bloomington, Indiana 47401 
812-336-6536 
smithdginc.com  

August 9, 2021 
 
City of Bloomington Plan Commission 
City of Bloomington Planning & Transportation Department 
c/o Mr. Eric Greulich  
Showers Building Suite 130 
401 N Morton St 
Bloomington, Indiana 47404 
 
Dear Members of the Plan Commission, 
 
For your consideration, Aspen TOPCO II Acquisitions, LLC, is submitting to you this 
petition for Major Site Plan Approval for a property located at 703 W Gourley Pk currently 
known as “The Arch Apartments” and formerly known as “Colonial Crest Apartments”. The 
site is zoned Mixed-Use Student Housing (MS) and was previously zoned Residential High 
Density (RH) prior to the 2021 city-wide rezone by city council. The existing site consists 
of a 206 unit / 393 bed multifamily residential development split up between 15 buildings, 
surface parking areas, and a pool. The buildings appear to have been constructed in 
1967/68. There are existing issues with the existing buildings that have caused many of 
the units to not be occupied at this time.  
 
The proposal consists of the demolition of the existing 206 unit / 393 bed multifamily 
residential development and the construction of a new 241 unit / 675 bed multifamily 
housing development consisting of four buildings and surface parking lots.  
 
Location 
The project is located on a 12.43-acre parcel that is currently known as “The Arch 
Apartments” and formerly known as “Colonial Crest Apartments”. To the south is the 
Jackson Heights Apartments multifamily residential housing complex also zoned 
Residential High Density (RH). To the west is the Arlington Valley Mobile Home 
Community zoned Manufactured/Mobile Home Park (RMH). To the northwest are 
detached single family residential dwellings along W Cascade Ave all zoned Residential 
Multifamily (RM). To the north of the site are a variety of uses including single family 
detached dwelling, funeral home/crematorium, and storage all zoned Mixed-use Corridor. 
To the east are the Hoosier Court Apartments and the Northlane Condominiums 
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multifamily residential dwelling units both also recently rezoned to the Mixed-Use 
Student Housing (MS) district.   
 
Utilities 
Preliminary coordination with the City of Bloomington Utilities (CBU) has identified offsite 
improvements that will be necessary for the city to adequately serve the new project. The 
petitioner has committed to making these improvements as part of this project. From 
CBU: “…There is approximately 575 feet of 10" VCP downstream from the development's 
connection that is undersized for the additional flows.  This sewer will need to be replaced 
with, most likely, 12" PVC to provide enough capacity for the additional bedrooms.” 
 
Vehicle Parking 
Surface parking lots will be provided on the project site to serve the proposed multifamily 
residential dwelling units. A total of 495 on-site, private parking spaces (0.73 spaces per 
bedroom) and 11 on-street public parking spaces on W Gourley Pk are proposed. This The 
UDO calls for a minimum of 0.50 spaces per bedroom. Electric vehicle charging stations 
will be required 1 space for every 25 on-site parking spaces per the UDO requirement.   

 
Public Transportation 
The project site currently provides the turnaround/layover location for Bloomington 
Transit’s #6 bus route. The #6 route provides frequent service with buses running every 20 
minutes. Coordination with Bloomington Transit has included the incorporation of the 
following into the design: 

1) Stops located per Bloomington Transit guidance 
2) Bus shelters provided per Bloomington Transit guidance 
3) Bus Pull-Off Area provided for bus layover. 
4) Bloomington Transit Drivers will have full access to building 2 restrooms 

during Bloomington Transit operating hours. 
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Pedestrian Improvements and Connectivity 
The site’s frontage along N Kinser Pk and W Gourley Pk will be improved to provide a ten-
foot-wide walk per the Transportation Plan guidance. A ten-foot-wide interior walk will 
connect all site buildings to the two public rights-of-way. Pedestrian walkways stubbed at 
the property line with the adjoining mobile home community to the west will be provided.  

 
Environmental Constraints 
There are no known karst features, wetland areas, or floodways or mature tree stands on 
site. There is a surface watercourse (considered waters of the US), steep slopes, and 
mature tree stands along the south part of the site. A riparian buffer along the surface 
watercourse will be established as required by the UDO. These areas are not proposed to 
be disturbed as part of this project. Stormwater quality measures as required by the City 
of Bloomington Utilities Department will be installed and maintained as part of this 
project. Proper erosion and sediment control measures will be implemented during 
construction as required by the UDO, state, and federal regulations.  

 
Tentative Development Schedule 
April 2022 - Begin Construction 
August 2024 – Construction Complete 
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To the best of the petitioner’s knowledge all requirements in the UDO are being met in 
this submission. Thank you for your consideration of this petition.    
 
Regards, 
 

 
Kendall Knoke 
Smith Design Group, Inc. 
812-336-6536 Ext. 3 
kknoke@smithdginc.com 
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To: Eric Greulich 
Senior Zoning Planner 
City of Bloomington, Planning and Transportation Department 

From: Applicant – Aspen Topco II Acquisitions, LLC (dba Aspen Heights) 

Date: 8/30/21 

Re: Aspen Bloomington – National Green Building Standard Commitment  

Attached: Aspen Bloomington NGBS New Construction Scoring Tool 

 

Mr. Greulich, 

The purpose of this letter is to express the Applicant’s commitment to achieve a National Green Building 
Standard (NGBS) certification of Silver via the National Green Building Certification Program (NGBCP) for 
the Applicant’s proposed multi-family project consisting of 241 units and located at 703 W. Gourley Pike 
currently known as “The Arch Apartments” and formerly known as “Colonial Crest Apartments” (the 
“Project”). 

The applicant has engaged a qualified 3rd party consultant to facilitate and verify the requirements of 
the NGBCP as well as certification of the same.  This process will consist of a review of the construction 
documents to ensure the Project qualifies for NGBS Silver certification as well as site inspections of each 
dwelling unit at various stages of completion to assess and verify all requirements including but not 
limited to thermal bypass, air sealing, insulation, and finishes are met.  After completion of the Project a 
final documentation packet will be provided to NGBCP by the 3rd party consultant for certification of the 
Project. 

In conclusion, we’d like to thank the City of Bloomington for helping us continue the focus of sustainable 
building and operations.  We believe it’s a meaningful investment for Aspen, the City of Bloomington, 
and the occupant’s well-being.   

Thank you, 

 

David Helfrich 
dhelfrich@ahpliving.com 
Authorized Signatory 
(704) 635-0225 
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