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PROJECT OVERVIEW 



WHAT IS THE UDO? 

The Unified Development Ordinance (UDO) 
contains the regulations for development in 
Bloomington. 

• Location and size of buildings 

• Allowable land uses 

• Creation of new lots for development 

• Quality and layout of development 

• Procedures for zoning and subdivision 
review 
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WHY UPDATE THE UDO? 

• Help implement the Comprehensive Plan 

• Allow for a more predictable and efficient 
development review process 

• Improve and clarify design and form standards for 
the downtown 

• Set clear minimum quality standards for new 
development 

• Improve user-friendliness  
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PROJECT SCOPE & TIMELINE 
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BLOOMINGTON.IN.GOV/PLANNING/UDO/UPDATE 
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KEY CHANGES 



REVISED UDO STRUCTURE 

• Chapter 20.01  –   Ordinance Foundation  

• Chapter 20.02  –   Zoning Districts  

• Chapter 20.03  –   Use Regulations   

• Chapter 20.04  –   Development Standards and Incentives 

• Chapter 20.05  –   Subdivisions  

• Chapter 20.06  –   Administration and Procedures 

• Chapter 20.07  –   Definitions 



CH. 01 – ORDINANCE FOUNDATION 

• Establishes legal framework for adopting and administering 
development regulations  

• Largely carried forward from various sections the current UDO 

• Revised purpose statement to include references to ecosystem 
services, natural disasters, and affordable housing 



CH. 02 – ZONING DISTRICTS 

• Revised menu of zoning districts 

• Current zoning districts are renamed for internal consistency 

• Four new districts created – but not to be mapped at this time 

• New user-friendly format and organization 

• Updated lot and building dimensional standards 

• New PUD qualifying criteria 
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CURRENT MENU OF DISTRICTS 

  



REVISED MENU OF DISTRICTS 
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FORMAT & ORGANIZATION - CURRENT 
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FORMAT & ORGANIZATION - NEW 



STUDENT HOUSING DISTRICT (MS) 
• New zoning district 

• Provides opportunities and locations for the growing student 
housing demand 

• Reduces market pressure in other areas of the City 

• Not intended to concentrate students in one area, but to limit 
large student housing projects to key areas: 

• Adjacent to campus  

• Along underdeveloped commercial corridors 

• In areas well served by transit 

• District not being mapped at this stage 

 
Bloomington, IN    I  Unified Development Ordinance Update 



STUDENT HOUSING OR DORMITORY 
A student housing or dormitory is… 
any residential or mixed-use building 
(except a single-family house) in 
which: 

• Any dwelling unit has more than 
three bedrooms and/or 

• More than 1/3 of the total units 
have three bedrooms and/or 

• A common hallway is needed to 
access shared bathroom or cooking 
areas 
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STUDENT HOUSING OR DORMITORY 
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SIZE AND SPACING STANDARDS 

Maximum floorplate limits 

 

 

 

 

 

 

 

 

AND Minimum 300 foot spacing requirement (except in MS zoning district) 
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Zoning District Maximum Floorplate Maximum Height  

RM 10,000 sq. ft. 40 feet (3 stories) 

RH 20,000 sq. ft. 50 feet (4 stories) 

MS none 75 feet (6 stories) 

MN 5,000 sq. ft. 40 feet (3 stories) 

MM 20,000 sq. ft. 50 feet (4 stories) 

MC 20,000 sq. ft. 50 feet (4 stories) 

MI 20,000 sq. ft. 50 feet (4 stories) 

MD 10,000 sq. ft. 30 feet (40 feet in MD-DC) 



BUILDING FOOTPRINT EXAMPLES 
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10,000 

64,600 5,000 

20,000 

5,000 sq. ft. – MN 
10,000 sq. ft. – RM, MD 
20,000 sq. ft. – RH, MM, MC, MI 

300 feet 



HEIGHT LIMITS 
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Student Housing or Dormitory projects are 
subject to special height limits: 

• 30 feet (2 stories) – Downtown (all except 
MD-DC) 

• 40 feet (3 stories) - RM, MN, MD-DC 

• 50 feet (4 stories) - RH, MM, MC, MI 

• 75 feet (6 stories) - MS 

2-3 stories 

4 stories 

6 stories 



UPDATE DIMENSIONAL STANDARDS 
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120 feet 

24,000 sq. ft. 

RM Zone - Current 
Minimum Area: 21,780 sq. ft. 
Impervious Coverage: 40% 
Minimum Width: 85 feet 

 
• Current width would require 

a 250 ft. deep lot to achieve 
minimum area – not practical 

• Creates an artificial barrier 
for new small-scale 
development 

• Reduced lot width and area in 
several districts to allow 
small-scale growth 
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UPDATE DIMENSIONAL STANDARDS 

 

  

Bloomington, IN    I  Unified Development Ordinance Update 

50 ft. 

1
0

0
 f

t.
 

5,000 sq. ft. 

RM Zone - Proposed 
Minimum Width: 50 feet 
Minimum Area: 5,000 sq. ft. 
Impervious Coverage: 60% 



DWELLING UNITS PER ACRE 
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• Building size and scale are  
more important than the  
number of units inside 

• Density is difficult to visualize,  
making it ineffective in predicting  
“how big” something is 

• Current du/acre maximums are not  
calibrated with other standards 

• Removing artificial barriers allows for increased 
housing affordability 

 

75 du/acre 

75 du/acre 

75 du/acre 



UPDATED PUD CRITERIA 

• Minimum of five acres of land 

• Land is under single ownership 

• Not located in MD zoning district 

• Less than 50 percent of land will be for single-family dwellings 

• Unable to develop using conventional zoning districts 

• Proposed development includes several highly valued design 
features (e.g., affordable housing, well-connected, centralized 
gathering/recreation space, sustainable development practices, 
protection of natural environment) 
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CH. 03: USE REGULATIONS 
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• New user-friendly allowed use table 

• Revised use list to include missing middle housing products 

• Allowed urban agriculture city-wide, new use-specific standards 

• Updated accessory dwelling unit (ADU) standards 

 

 

 

 



NEW ALLOWED USE TABLE 
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MISSING MIDDLE HOUSING 

• Duplexes, triplexes, fourplexes, small-scale multifamily, townhouses, 
live/work units 

• Diversifies housing stock to accommodate a wide spectrum of residents 

• Helps to increase housing supply and reduce costs 
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DUPLEX, TRIPLEX, FOURPLEX STANDARDS 

In R1, R2, and R3 zoning districts: 

• Only permitted on corner lots 

• Must have separate utility meters for 
each unit 

• Primary entrance of each duplex unit 
must front on two different streets to 
retain a single-family dwelling 
appearance  

• Limited to three bedrooms per unit to 
reduce the likelihood that they will be 
built for or occupied by students 
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ACCESSORY DWELLING UNITS 

• Allowed by-right city-wide when 
accessory to a owner-occupied 
single-family or duplex dwelling 

• Maximum of one per lot 

• Limited to one bedroom and 600 
square feet (attached) or 440 
square feet (detached) 

• Removed 300 foot spacing 
requirement to address inequities 
in the current “first come first 
served” approach 
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URBAN AGRICULTURE 

• Permitted city-wide 

• On-site sales of produce grown on-
site is allowed 

• Use of power equipment or 
generators is prohibited sunset to 
sunrise 

• New soil quality standards to ensure 
public health 
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CH. 04: DEVELOPMENT STANDARDS & 
INCENTIVES 

• Clarified and simplified applicability thresholds that trigger compliance with 
the UDO 

• Revised building height measurement methodology  

• Updated floodplain standards to reflect the state model floodplain ordinance 

• Updated minimum and maximum parking ratios 

• New suite of parking alternatives provide added flexibility 

• New neighborhood transition standards 

• Enhanced and modernized landscaping standards 

• Strengthened the affordable housing and sustainable development incentives 
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NEIGHBORHOOD TRANSITIONS 

Any new development adjacent to RE, R1, R2, R3, and R4: 

• Adjacent residential district setbacks apply along shared boundaries 

• Within 50 feet of property: maximum height equal to adjacent residential 
zoning district 

• Between 50 and 100 feet: maximum height equal to adjacent residential 
zoning district plus one story (15 feet) 
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50 feet 50 feet 



AFFORDABLE HOUSING INCENTIVES 
• More objective and clearly define the level of affordable housing 

required to qualify 

• Removed the need for individualized negotiations - increasing 
predictability and efficiency 

• Strengthened incentives to be more enticing: 

• Reduced lot sizes and setbacks for single-family, duplex, triplex, and 
fourplex uses 

• Building height bonus (up to two stories) for multifamily projects 

• Expedited review for projects with fewer than 50 dwelling units and 
not immediately adjacent to the R1, R2, R3, or R4 zoning districts 

• Student housing is not eligible for incentives. 
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SUSTAINABLE DEVELOPMENT INCENTIVES 

Refined the sustainability incentives by offering two equally weighted options: 

• Option 1:  

• Select five sustainable practices from a menu of seven options derived from 
existing sustainability programs (i.e., LEED, Living Building Challenge, Green 
Globes Certification, WELL Building Standards, etc.) 

• Certification from a particular third-party program not required 

• Option 2: 

• Submit proof that the project is being reviewed and expects to receive a 
mid-level certification by a verified third-party sustainability program.  

• Proving the project is designed to meet the third-party standards is 
sufficient and proof of post-construction certification is not necessary 
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INCENTIVES 

• Achieving sustainability incentive allows for 
one additional floor of building height 

• Achieving sustainable and affordable 
incentives allows up to two and one-half 
stories of additional building height  

• The half-story is limited to 50 percent of 
the building footprint area and must be 
setback 10 feet from lower floors 
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CH. 05: SUBDIVISION STANDARDS 

• New purpose and applicability statement 

• Reorganized standards into a consistent 
and user-friendly format 

• Removed the “suburban subdivision” type 
to better align with Comprehensive Plan 
guidance 

• Removed alternative dimensional standard 
requirements in light of revised standards 
that allow for increased flexibility 
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NEW FORMAT & ORGANIZATION 

  

Bloomington, IN    I  Unified Development Ordinance Update 



CH. 06: ADMINISTRATION & PROCEDURES 

• Consolidated review, noticing, and 
appeal procedures into one table for 
increased transparency and user-
friendliness 

• Created common review procedures and 
flow-charts 

• Revised petition review criteria  

• Divided site plan review into two 
categories (minor and major) 

• Established a new minor modification 
tool for added flexibility 
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COMMON REVIEW PROCEDURES 

• Simplifies, clarifies, and standardizes petition review 

• Eliminates repetition throughout UDO 
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REVISED REVIEW CRITERIA 

• New cumulative three-tiered system:  

• General compliance criteria (all petitions) 

• Additional criteria for conditional uses 

• Criteria for zoning map amendments, plats, and PUDs 
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MA JOR SITE PLAN THRESHOLDS 

• Requires a public hearing with the Plan Commission 

• New development larger than 15,000 square feet  

• New development with more than 30 dwelling units 

• Expansions by more than 25 percent, or 10,000 

square feet (whichever is more) 

• Expansions that increase the number of existing 

dwelling units by more than 10 percent 

• Petitions the Director determines would benefit from 

a public hearing (size, complexity, impact on 

neighborhoods, etc.) 
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MINOR MODIFICATION TOOL 

• Minor flexibility for dimensional or numeric standards during staff review of 

an application 

• Intended to allow “common sense” application of standards 

• Not intended to be the new baseline, there are qualifying criteria for 

consideration: 

• No adverse impacts on neighboring properties 

• Not necessitated by owner’s own actions 

• Needed due to unique site features, to protect a natural resource, or to 

protect a community asset 
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CH. 07: DEFINITIONS  

• Consolidates all definitions in one place 

• Several updates to existing definitions for added clarity 

• Several new terms defined that reflect new standards 
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NEXT STEPS 



BLOOMINGTON.IN.GOV/PLANNING/UDO/UPDATE 
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ADOPTION DRAFT 
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UDO UPDATE PROCESS 
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THANK YOU 

Don Elliott, FAICP 
delliott@clarionassociates.com  
(303) 830-2890 ext. 26  
 

Jim Spung, AICP 
jspung@clarionassociates.com  
(303) 830-2890 ext. 30 
 

 
 
 
 


