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CITY OF BLOOMINGTON 
BOARD OF ZONING APPEALS (Hybrid Meeting)                  
 
City Hall, 401 N. Morton Street 
Common Council Chambers, Room #115 
               
September 22, 2022 at 5:30 p.m.     
 
Virtual Meeting:  
https://bloomington.zoom.us/j/85634689645?pwd=Z1JpU2ZRM0paSzNpeWlmWVRMRWc1Zz09 
 
Meeting ID: 856 3468 9645 
 
Passcode: 137656 
 
Petition Map:  https://arcg.is/m8TX0 
 
 
ROLL CALL 
 
APPROVAL OF MINUTES: June 23, 2022 
 
PETITIONS CONTINUED TO:  October 20, 2022 
 
AA-17-22 Joe Kemp Construction, LLC & Blackwell Construction, Inc.  
  Summit Woods (Sudbury Farm Parcel O) W. Ezekiel Dr.  

Request: Administrative Appeal of the Notice of Violation (NOV) issued 
March 25, 2022.      
Case Manager: Jackie Scanlan 

 
 
PETITIONS 
 
V-27-22 Cutters Kirkwood 123, LLC  
  115 E. Kirkwood Ave.  

Request: Variances from Downtown Character Overlay standards to allow less 
non-residential area and less large display windows; and a variance from the 
requirement to align with the front setback of an adjacent historic structure in the 
Mixed-Use Downtown zoning district with the Courthouse Square Character 
Overlay (MD-CS). 
Case Manager: Karina Pazos 
 

V-28-22 Warren Witt (Chipotle)  
  3151 W. 3rd St. 

Request: Variances from entrance and drive standards to allow a driveway in the 
front parking setback, from maximum parking standards, and from pedestrian 
sidewalk connection standards.   
Case Manager: Eric Greulich 
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AA-31-22 Lamar Advertising Co.  
  1800 N. Kinser Pike 

Request: Administrative Appeal of Notice of Violation (NOV) for a sign.  
Case Manager: Jackie Scanlan 

 
V-32-22 Richard Judd 
  508 W. 3rd St. 

Request: Variance from rear setback standards to allow for construction of stair 
access to and from a driveway in the Residential Small Lot (R3) zoning district.  
Case Manager: Karina Pazos 
 

V-34-22 Adam Jackson (Caritas-Indiana, LLC) 
  1420 W. Kirkwood Ave. 

Request: Variance from buffer yard standards to allow construction of a 16-unit 
multifamily building in the Residential High Density Multifamily (RH) zoning 
district.  
Case Manager: Eric Greulich 
 

AA-35-22 Chris Bomba 
  708 S. Henderson St. 

Request: Administrative Appeal of Notice of Violation (NOV) issued for failure to 
comply with development standards for maximum impervious surface coverage.    
Case Manager: Liz Carter 
 

V-38-22 Bryan Rental, Inc. and First National Realty Partners 
  3175 W. 3rd St. 

Request: Variance from standards for number and sign base design of 
freestanding signs to allow construction of a freestanding sign in the Mixed-Use 
Corridor (MC) zoning district.  
Case Manager: Gabriel Holbrow 
 

V-39-22 Strauser Construction Co., Inc. 
  3000 and 3070 S. Walnut St. 

Request: Variance from maximum vehicle parking space allowance standards in 
the Mixed-Use Corridor (MC) zoning district.   
Case Manager: Karina Pazos 
 

V-41-22 City of Bloomington Redevelopment Commission (Cornerstone) 
  635, 645, 653 S. Rogers/400-410 W. 1st St.  

Request: Variances from lot width, impervious surface coverage, front parking 
setback, storm water drainage, and landscaping standards in the Mixed-Use 
Neighborhood (MN) zoning district. 
Case Manager: Jackie Scanlan 
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BLOOMINGTON BOARD OF ZONING APPEALS     CASE #: AA-31-22 
STAFF REPORT          DATE: September 22, 2022 
Location: 1800 North Kinser Pike 
 
PETITIONER: Lamar Advertising Company 
   5711 West Minnesota Street; Indianapolis, IN 46241 
 
REQUEST: The petitioner is requesting an administrative appeal of a notice of violation issued 
on June 10, 2022 for an unlawful electronic reader board sign. 
 
REPORT: 
Record 
On June 10, 2022, the Planning and Transportation Department (“Planning”) issued a notice of 
violation to Petitioner Lamar Advertising Company (“Lamar”) for violating section 20.04.100(g) 
of the City’s Unified Development Ordinance.  
 
On April 1, 2022, Senior Zoning Compliance Planner Liz Carter observed and documented an 
electronic reader board (or digital billboard) sign at 1800 N Kinser Pike. Carter observed the sign 
changing digital images at approximately eight second intervals. From 2011 until such time as the 
sign was converted to an electronic reader board, the sign existed as a traditional, static billboard.  
 
After observing the electronic reader board sign, Planning sent a notice of violation (NOV) to 
Lamar on April 25, 2022 for altering a lawful nonconforming sign without appropriate permits and 
for violating the City’s sign standards. That NOV was withdrawn by Planning and a second, 
subsequent NOV was sent to Lamar on June 10, 2022. The second NOV cites Lamar for violating 
the Unified Development Ordinance (“UDO”) provisions related to electronic reader board signs. 
On June 17, 2022, Lamar requested an administrative appeal of the June 10 NOV. 
 
The documents in the record of the case are as follows: 
 

• Appellant’s June 17, 2022 letter to Liz Carter 
• Planning’s June 10, 2022 Notice of Violation and associated photographs documenting the 

electronic reader board sign 
• Board of Zoning Appeals Variance V-42-10 
• Planning Certificate of Zoning Compliance C11-066 

 
Analysis 
The UDO defines an electronic reader board as “[a] sign with a fixed or changing display/message 
composed of a series of lights that may be changed through electronic means.” Bloomington Mun. 
Code § 20.07.010. The UDO places certain limitations on electronic reader board signs, including 
(1) that the digital portion of such signs must be incorporated into permanent signage and comprise 
no more than 40% of the total area of the sign and (2) that the intervals between changing 
information displayed on an electronic reader board sign be no less than 20 seconds: 
 

[E]lectronic reader boards may only be utilized when incorporated into permanent 
signage, provided that they do not exceed more than 40 percent of the total area of 
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any sign face, and that information is displayed in increments of no less than 20 
seconds. 

 
Bloomington Mun. Code § 20.04.100(g)(3). On April 1, 2022, Planning observed violations of 
both the 40% requirement and the 20-second interval requirement and issued an NOV on June 10, 
2022. 
 
In response to the NOV, Lamar makes three arguments that the electronic reader board rules should 
not apply: (1) that Planning is prohibited by law from issuing a second NOV after it issued an 
NOV in April related to the sign; (2) that in 2010, when Lamar was granted a variance for the 
static billboard, only the UDO’s lighting standards were rendered applicable to the sign; and (3) 
that the sign in question is not an electronic reader board. Staff disagrees with Lamar on each of 
these points, as described below. 
 
(1) Lamar claims that “[t]he law does not provide the City of Bloomington with multiple attempts 
to invalidate the Billboard.” Appellant, p. 1. 
 
State law does not prohibit staff from rescinding an NOV and then reissuing an NOV. The closest 
legal doctrine to Lamar’s claim that staff may not rescind and then reissue an NOV, res judicata, 
is inapplicable. The doctrine of res judicata precludes a party from prosecuting a claim if the claim 
has been previously litigated and decided. However, the issuance of an NOV is not a judicial or 
quasi-judicial act, and therefore an NOV may be rescinded and re-issued if the claims stated in the 
NOV have not been fully litigated before a judicial or quasi-judicial body. The present NOV and 
the facts surrounding its issuance are being heard for the first time by the BZA. It has not yet been 
adjudicated. Therefore res judicata is simply inapplicable. 
 
The applicability of a legal doctrine such as res judicata, which suggests that the second NOV was 
precluded as a matter of law, is a purely legal argument. As such, staff acknowledges that it is 
difficult for a civilian board such as the BZA to fully assess its validity during this administrative 
appeal. However, the appellant has now preserved the argument and may properly raise it before 
a judge on a subsequent appeal, if the appellant chooses to do so. 
 
(2) Lamar’s second argument is that “the BZA only required the Billboard to comply with one sign 
design standard and that is that the Billboard had to comply with the lighting standards of the 
UDO.”Appellant, p. 3. 
  
This is inaccurate. The BZA’s 2010 approval of a variance permitting the installation of Lamar’s 
billboard at 1800 N. Kinser Pike did not relieve Lamar of the duty to build a billboard compliant 
with the terms of the UDO. On December 10, 2010, when the BZA approved Variance V-42-10, 
the BZA specifically called out the UDO’s lighting standards in its approval: “This sign shall be 
permitted to be lit within the standards of the Unified Development Ordinance.” Bloomington 
Board of Zoning Appeals, Petition V-42-10. Lamar contends that the BZA, by directly calling out 
the UDO’s lighting requirements, implicitly relieved Lamar of any obligation to comply with the 
UDO’s other development standards. 
 
First, it’s important to note that this alleged implicit waiver of all other design standards within the 
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UDO, which would be a remarkable waiver for the BZA to issue, is not explicitly stated in any 
document, as one might expect for such an extraordinary action. 
 
Second, subsequent interactions between Planning and Lamar directly contradict the notion that 
the BZA sought to waive design standard requirements for the sign. The BZA’s Variance approval 
required Lamar to “receive a sign permit prior to installation.” Bloomington Board of Zoning 
Appeals, Petition V-42-10. In complying with this term, when Lamar submitted its sign permit 
application, Lamar agreed to “comply with all City ordinances . . . which regulate construction.” 
Application for Permanent Sign Permit C11-066. Then, more importantly, when the permit was 
issued, the permit stated explicitly: 
 

1. This permit is approved per the terms and conditions of Board of Zoning Appeals 
case #V-42-10. 
2. This permit approves a two-sided sign of 378 square feet per side and 30 feet tall. 
No other signage is approved with this permit. 
3. Lighting fixtures must be installed and shielded to restrict glare toward any 
traffic. 
4. Light trespass must be limited to a maximum of 30 luces measured at adjacent 
property lines. 
 
This Certificate of Zoning Compliance pertains only to the attached plans and the 
specific use proposed, exactly as submitted and reviewed. This certificate does not 
constitute the issuance of any required permit nor exempt the property from 
compliance with any other requirements. 

 
Planning Department Certificate of Zoning Compliance C11-066 (emphasis added). On its own, 
the mere fact that the BZA required Lamar to obtain a sign permit shows that the BZA wanted 
Planning staff to review the application sign for compliance with the UDO’s requirements. Indeed, 
sign applications exist precisely for the purpose of allowing staff to review proposed signs for 
UDO compliance. 
 
And on top of that, C11-066 explicitly stated that Lamar’s sign was not exempt from compliance 
with “any other requirements,” including requirements in the UDO. Far from implying that the 
sign was exempt from UDO requirements, the record suggests that the BZA, Planning, and Lamar 
all intended the UDO to apply to the sign. 
 
Lamar further suggests that, as evidence that the parties never intended the UDO to apply to this 
sign, that the sign was non-compliant with the UDO’s changeable copy standard and the UDO’s 
requirements for the size of sign supports, and Planning staff acquiesced to said noncompliance. 
With regard to the first claim—that Planning did not intend the UDO to apply here because it did 
not enforce the UDO’s changeable copy requirements with regard to this sign—Lamar is simply 
incorrect. This sign has never incorporated changeable copy.1 

                                                 
1 The UDO defines changeable copy as “A sign that displays words, lines, logos, or symbols that can be easily changed 
to provide different information without altering the face or surface of such sign.” Bloomington Mun. Code § 
20.07.010. Changeable copy signs typically incorporate alpha-numeric stickers or placards that can be readily replaced 
with other alpha-numeric symbols to change a message on a sign.  
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With regard to the second claim—that Planning did not intend the UDO to apply because it did 
not enforce the UDO’s sign base requirements with regard to this sign—Planning simply failed to 
notice the violation. Bloomington is not a small city, and the UDO is voluminous. Admittedly, 
sometimes violations of the UDO go unnoticed. However, the fact that staff missed an 
inconsistency with the UDO does not indicate that the BZA or Planning intended to relieve Lamar 
of its obligation to comply with the terms of the UDO in general. 
 
Contrary to Lamar’s assertions, the BZA did not exempt this sign from compliance with the terms 
of the UDO when it issued Variance V-42-10. Therefore the UDO’s electronic reader board 
standards apply to the sign at 1800 N. Kinser Pike. 
 
(3) Lamar’s final argument is that “the Billboard is not an electronic reader board.” Appellant, p. 
4. 
 
This is contradicted by the plain definition of electronic reader board in the UDO: “A sign with a 
fixed or changing display/message composed of a series of lights that may be changed through 
electronic means.” Bloomington Mun. Code § 20.07.010. 
 
It is undisputed that the sign in question utilizes lights to display a message that may be changed 
through electronic means. Any alternative definition proposed for an electronic reader board 
outside of the UDO definition is irrelevant. The sign at issue in this case is an electronic reader 
board. 
 
RECOMMENDATION: In accordance with UDO Section 20.06.080(d)(3)(B)(ii), because this 
petition is an administrative appeal, the staff report shall not make a formal recommendation. 
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BOSE
McKINNEY
& EVANS LLP
ATTORNEYS AT LAW

Alan S. Townsend
Direct Dial: (317) 684-5225

Fax: (317) 229-0225
E-Mail: ATownsend@boselaw.com

June 17, 2022 Via Certified Mail and Electronic Mail

Elizabeth Carter
Senior Zoning Compliance Planner, Planning and Transportation
City of Bloomington, Planning and Transportation Department
401 N. Morton Street
Bloomington, IN 47404

Re: Appeal Petition from Second Notice of Violation (warning)

Dear Ms. Carter:

As you are aware, this law firm represents Lamar Advertising Company ("Lamar") because it was
only a little over a month ago, on April 27, 2022, that Lamar received the first Notice of Violation
(warning) (the "First Notice") regarding an outdoor advertising sign located at 1800 North Kinser
Pike (the "Billboard").

The First Notice mistakenly claimed that the Billboard was "an existing lawful nonconforming
sign." The First Notice, however, made no mention of electronic reader boards. Lamar responded
that the City of Bloomington had actually agreed to the construction of the Billboard as part of a
settlement that removed another billboard, and the Bloomington Board of Zoning Appeals
("BZA") granted a variance for Lamar to build the Billboard. Lamar also demonstrated that the
Billboard fully complied with Bloomington's lighting requirements, which is what the variance
required.

Lamar was encouraged when the City of Bloomington revoked the First Notice and, in doing so,
seemingly agreed that because the BZA had expressly approved construction of the Billboard that
it was not a nonconforming sign. Lamar reasonably and sincerely believed that the matter was
fully resolved. So it was disappointing that on Monday, June 13, 2022, Lamar received a second
Notice of Violation (warning) (the "Second Notice"), now claiming—for the first time—that the
Billboard was allegedly an electronic reader board. This letter constitutes an appeal of the Second
Notice ("Appeal"). Lamar only received the Second Notice on June 13, 2022 and is still
investigating the Second Notice. As a result, the Appeal is based on the facts as known today.
Lamar reserves the right to amend its Appeal as its investigation continues.

The Second Notice fails as a matter of law for at least three (3) reasons. First, any dispute
concerning the Billboard was fully resolved when the First Notice was resolved in favor of Lamar.
The law does not provide the City of Bloomington with multiple attempts to invalidate the
Billboard, especially when there has been no change in circumstances between the First Notice

111 Monument Circle, Suite 2700 I Indianapolis, Indiana 46204 I (317) 684-5000 I (317) 684-5173 (fax) I www.boselaw.com

Bose McKinney & Evans LLP is a member of Mackrell International, a network of independent law firms from more than 60 countries.
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Lamar Appeal Petition of Second Notice
June 17, 2022
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and the Second Notice. For that reason alone, the City of Bloomington should withdraw the
Second Notice.

Second, in approving the Billboard, the BZA did not require it to comply with the electronic reader
board design standard and, therefore, the Billboard is not required to do so. Instead, the BZA only
required the Billboard to comply with lighting design standard, and it does so. In 2010, when the
BZA approved the Billboard, Bloomington Uniform Development Ordinance ("UDO") §
20.05.079(j) contained design standards for signs. At least two of the design standards have never
been applicable to the Billboard. One standard prohibited changeable copy (i.e., the
advertisement) unless "the changeable copy area does not exceed forty percent of the total sign
area." The BZA did not require the Billboard to comply with this design standard because
billboards inherently involve changing the entirety of the advertisement on a regular basis.
Consistent with this practice, the Billboard's entire surface is changeable and has changed many
times, as detailed in the response to the First Notice (and as depicted below).

2013

1 11 Monument Circle, Suite 2700 I Indianapolis, Indiana 46204 I (317) 684-5(X)0 I (317) 684-5173 (fax) I www.boselaw.com

Bose McKinney & Evans LLP is a member of Mackrell International, a network of independent law firms from more than GO countries.
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2015

The other design standard (also in effect in 2010) required that "[s]ign bases shall have an
aggregate width of at least forty percent of the total horizontal width of the sign; or have supports
that are less than twenty five percent of the vertical height of the sign." The BZA did not require
the Billboard to comply with this design requirement.

In fact, the BZA only required the Billboard to comply with one sign design standard and that is
that the Billboard had to comply with the lighting standards of the UDO. As Lamar explained in
response to the First Notice, the Billboard complies with these requirements, and the City of
Bloomington has not challenged that conclusion in either the First Notice or the Second Notice.

Instead, the Second Notice claims that the Billboard does not comply with electronic reader board
design standard. In both 2010 and today, the City of Bloomington's design standards provide that
for electronic reader boards "[i]nformation may be displayed in increments of no less than twenty
seconds. Electronic reader boards shall not comprise more than forty percent of the total area of
any sign face." Bloomington Ordinance § 20.05.079(j) (2010).

111 Monument Circle, Suite 2700 I Indianapolis, Indiana 46204 I (317) 684-5000 I (317) 684-5173 (fax) I www,boselaw.com

Bose McKinney & Evans LLP is a member of Mackrell International, a network of independent law firms from more than 60 countries.
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The problem with the Second Notice is that when the BZA approved the Billboard it did not require
the Billboard to comply with this standard. As previously discussed, the BZA only required the
Billboard to comply with one design standard (Bloomington's lighting standards), and it does so.
Stated differently, the Billboard complies with the one design standard the BZA required it to
comply with, and the other design standards (including the electronic reader board standard) are
inapplicable.

Third, the Billboard is not an electronic reader board. It must be remembered that in both 2010
and today, the City of Bloomington's UDO does not allow billboards. It simply does not
contemplate them. Specifically, the UDO prohibits "[p]ole signs." Bloomington Ordinance §
20.05.079(h)(7) (2010). Further, the UDO capped the height of signs at "fifteen feet," which the
Billboard clearly exceeds. Bloomington Ordinance § 20.05.083(b)(2)(A)(iii) (2010).

It is significant that an ordinance that does not authorize billboards (at all) nevertheless discusses
"electronic reader boards." That is because the Billboard is not an electronic reader board. By
way of example, Mid-State Wholesale Signs sells the prototypical electronic reader board:

111 Monument Circle, Suite 2700 I Indianapolis, Indiana 46204 I (317) 684-.5000 I (317) 684-5173 (fax) I www.boselaw.com

Bose McKinney & Evans LLP is a member of Mackrell International, a network of independent law firms from more than 60 countries.
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Available at: https://midstatesigns.conVelectronic-reader-boards/. The electronic reader board
portion of this sign may slightly exceed Bloomington's UDO' s design standard for electronic
reader boards, but the sign as a whole would appear to conform to requirements such as height,
size, and width of the column. None of these requirements apply to the Billboard because the
Billboard is something different.

In conclusion, the Second Notice is invalid as a matter of law because Indiana law and the UDO
do not contemplate or authorize serial complaints on the same topic. Even if one or the other did,
the Second Notice is still misguided. Specifically, the electronic reader board design standard does
not apply to the Billboard because the BZA did not impose this requirement when it approved the
Billboard. It only required the Billboard to comply with the lighting standards, and it does so.
Further, the Billboard simply is not an electronic reader board. As a result, the Second Notice is
not well reasoned and respectfully should be reversed.

111 Monument Circle, Suite 2700 I Indianapolis, Indiana 46204 I (317) 684-5000 I (317) 684-5173 (fax) I www.boselaw.com

Bose McKinney & Evans LLP is a member of Mackrell International, a network of independent law firms from more than 60 countries.
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Please let me know if we can schedule a time to discuss this matter in more detail.

Sincerely,

Alan S. . Townsend

AST/dyc

4389249_1

111 Monument Circle, Suite 2700 I Indianapolis, Indiana 46204 1 (317) 684-5000 1 (317) 684-5173 (fax) 1 www.boselaw.com

Bose McKinney & Evans LLP is a member of Mackrell International, a network of independent law firms from more than 60 countries.
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BLOOMINGTON BOARD OF ZONING APPEALS   CASE#:  V-42-10 
STAFF REPORT       DATE: December 16, 2010 
LOCATION: 1800 N. Kinser Pike 
 
PETITIONER: Lamar Advertising Co. 
   5711 W. Minnesota, Indianapolis 
 
REQUEST:  The petitioner is requesting a variance to allow an off-premise sign 
(billboard relocation). 
 
REPORT SUMMARY:  In 2007, the petitioner owned and operated a 4-panel billboard at 
216 S. College Avenue. This is located just north of W. 3rd Street behind the College 
Square development. In anticipation of the construction of the City’s B-Line Trail, the City 
entered into a legal agreement with the owner of the billboard. This agreement, included in 
your packet, required the voluntary removal of the 4-panel billboard. As part of this 
agreement, the City agreed to support a variance request for a new 2-panel billboard 
structure at a mutually agreeable new location. 
 
At this time, the City and the petitioner have come to an agreement on a location for the 
new 2-panel billboard. The proposed location is at the northeast corner of N. Kinser Pike 
and the SR 45/46 Bypass. This property is zoned Quarry and is an active quarry site. The 
petitioner is proposing to place the new billboard at the southern property line allowing for 
visibility from both east and west traffic along the SR 45/46 Bypass. The sign will be 
approximately 450 feet east of the adjacent intersection. 
 
CRITERIA AND FINDINGS 
 
20.09.130 (e) Standards for Granting Variances from Development Standards: 
A variance from the development standards of the Unified Development Ordinance may 
be approved only upon determination in writing that each of the following criteria is met: 
 
1. The approval will not be injurious to the public health, safety, morals, and general 

welfare of the community. 
 

Staff’s Finding: Staff finds no injury with this petition. Staff finds that any negative 
impacts to the public health, safety, morals, and general welfare of the community are 
adequately balanced by the removal of the 4-panel billboard along a highly visible 
portion of the B-Line Trail. 
 

2. The use and value of the area adjacent to the property included in the variance will not 
be affected in a substantially adverse manner. 

 
Staff’s Finding: Staff finds the use and value of the surrounding area will not be 
negatively impacted by an approval of this request. The current site is a quarry site. 
Staff finds that the addition of the billboard to this property will not significantly changes 
the impacts that the overall property has on the area. This was a factor in coming to an 
agreement with the petitioner on this site for the proposed relocation. 
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3. The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in the use of the property; that the practical difficulties are peculiar to 
the property in question; that the variance will relieve practical difficulties. 

 
Staff’s Finding: Staff finds practical difficulty in not approving this variance. The legal 
agreement between the petitioner and the City was made as a unique and creative 
solution to remove a larger billboard structure in a more undesirable location. The 
quarry site was chosen by the petitioner presumably due to its high visibility along a 
major thoroughfare. One factor of the prohibition of billboards within the City’s 
jurisdiction is aesthetics. The City agreed to this particular property in part due to the 
already limited aesthetic value of the quarry use. The additional billboard use will not 
negatively impact the property as much as other potential properties.  

 
RECOMMENDATION: Based on the written findings, staff recommends approval of V-
42-10 with the following conditions:  
 

1. The petitioner must receive a sign permit prior to sign installation. 
2. This sign shall be permitted to be lit within the standards of the Unified 

Development Ordinance. 
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BLOOMINGTON BOARD OF ZONING APPEALS     CASE #: AA-31-22 
STAFF REPORT          DATE: September 22, 2022 
Location: 1800 North Kinser Pike 
 
PETITIONER: Lamar Advertising Company 
   5711 West Minnesota Street; Indianapolis, IN 46241 
 
REQUEST: The petitioner is requesting an administrative appeal of a notice of violation issued 
on June 10, 2022 for an unlawful electronic reader board sign. 
 
REPORT: 
Record 
On June 10, 2022, the Planning and Transportation Department (“Planning”) issued a notice of 
violation to Petitioner Lamar Advertising Company (“Lamar”) for violating section 20.04.100(g) 
of the City’s Unified Development Ordinance.  
 
On April 1, 2022, Senior Zoning Compliance Planner Liz Carter observed and documented an 
electronic reader board (or digital billboard) sign at 1800 N Kinser Pike. Carter observed the sign 
changing digital images at approximately eight second intervals. From 2011 until such time as the 
sign was converted to an electronic reader board, the sign existed as a traditional, static billboard.  
 
After observing the electronic reader board sign, Planning sent a notice of violation (NOV) to 
Lamar on April 25, 2022 for altering a lawful nonconforming sign without appropriate permits and 
for violating the City’s sign standards. That NOV was withdrawn by Planning and a second, 
subsequent NOV was sent to Lamar on June 10, 2022. The second NOV cites Lamar for violating 
the Unified Development Ordinance (“UDO”) provisions related to electronic reader board signs. 
On June 17, 2022, Lamar requested an administrative appeal of the June 10 NOV. 
 
Some of the documents in the record are provided in the appellant’s exhibits. Staff has verified 
that these submitted exhibits match the records of these documents held by the Planning and 
Transportation Department. Additional documents in the record not included in the appellant’s 
exhibits are provided as staff attachments. 
 
The documents in the record of the case are as follows: 
 

 Appellant’s June 17, 2022 letter to Liz Carter 
 Planning’s June 10, 2022 Notice of Violation and associated photographs documenting the 

electronic reader board sign 
 Board of Zoning Appeals Variance V-42-10 
 Planning Sign Permit Application 
 Planning Certificate of Zoning Compliance C11-066 

 
Analysis 
The UDO defines an electronic reader board as “[a] sign with a fixed or changing display/message 
composed of a series of lights that may be changed through electronic means.” Bloomington Mun. 
Code § 20.07.010. The UDO places certain limitations on electronic reader board signs, including 
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(1) that the digital portion of such signs must be incorporated into permanent signage and comprise 
no more than 40% of the total area of the sign and (2) that the intervals between changing 
information displayed on an electronic reader board sign be no less than 20 seconds: 
 

[E]lectronic reader boards may only be utilized when incorporated into permanent 
signage, provided that they do not exceed more than 40 percent of the total area of 
any sign face, and that information is displayed in increments of no less than 20 
seconds. 

 
Bloomington Mun. Code § 20.04.100(g)(3). On April 1, 2022, Planning observed violations of 
both the 40% requirement and the 20-second interval requirement and issued an NOV on June 10, 
2022. 
 
In response to the NOV, Lamar makes three arguments that the electronic reader board rules should 
not apply: (1) that Planning is prohibited by law from issuing a second NOV after it issued an 
NOV in April related to the sign; (2) that in 2010, when Lamar was granted a variance for the 
static billboard, only the UDO’s lighting standards were rendered applicable to the sign; and (3) 
that the sign in question is not an electronic reader board. Staff disagrees with Lamar on each of 
these points, as described below. 
 
(1) Lamar claims that “[t]he law does not provide the City of Bloomington with multiple attempts 
to invalidate the Billboard.” Appellant, p. 1. 
 
State law does not prohibit staff from rescinding an NOV and then reissuing an NOV. The closest 
legal doctrine to Lamar’s claim that staff may not rescind and then reissue an NOV, res judicata, 
is inapplicable. The doctrine of res judicata precludes a party from prosecuting a claim if the claim 
has been previously litigated and decided. However, the issuance of an NOV is not a judicial or 
quasi-judicial act, and therefore an NOV may be rescinded and re-issued if the claims stated in the 
NOV have not been fully litigated before a judicial or quasi-judicial body. The present NOV and 
the facts surrounding its issuance are being heard for the first time by the BZA. It has not yet been 
adjudicated. Therefore res judicata is simply inapplicable. 
 
The applicability of a legal doctrine such as res judicata, which suggests that the second NOV was 
precluded as a matter of law, is a purely legal argument. As such, staff acknowledges that it is 
difficult for a civilian board such as the BZA to fully assess its validity during this administrative 
appeal. However, the appellant has now preserved the argument and may properly raise it before 
a judge on a subsequent appeal, if the appellant chooses to do so. 
 
(2) Lamar’s second argument is that “the BZA only required the Billboard to comply with one sign 
design standard and that is that the Billboard had to comply with the lighting standards of the 
UDO.”Appellant, p. 3. 
  
This is inaccurate. The BZA’s 2010 approval of a variance permitting the installation of Lamar’s 
billboard at 1800 N. Kinser Pike did not relieve Lamar of the duty to build a billboard compliant 
with the terms of the UDO. On December 10, 2010, when the BZA approved Variance V-42-10, 
the BZA specifically called out the UDO’s lighting standards in its approval: “This sign shall be 
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permitted to be lit within the standards of the Unified Development Ordinance.” Bloomington 
Board of Zoning Appeals, Petition V-42-10. Lamar contends that the BZA, by directly calling out 
the UDO’s lighting requirements, implicitly relieved Lamar of any obligation to comply with the 
UDO’s other development standards. 
 
First, it’s important to note that this alleged implicit waiver of all other design standards within the 
UDO, which would be a remarkable waiver for the BZA to issue, is not explicitly stated in any 
document, as one might expect for such an extraordinary action. 
 
Second, subsequent interactions between Planning and Lamar directly contradict the notion that 
the BZA sought to waive design standard requirements for the sign. The BZA’s Variance approval 
required Lamar to “receive a sign permit prior to installation.” Bloomington Board of Zoning 
Appeals, Petition V-42-10. In complying with this term, when Lamar submitted its sign permit 
application, Lamar agreed to “comply with all City ordinances . . . which regulate construction.” 
Application for Permanent Sign Permit C11-066. Then, more importantly, when the permit was 
issued, the permit stated explicitly: 
 

1. This permit is approved per the terms and conditions of Board of Zoning Appeals 
case #V-42-10. 
2. This permit approves a two-sided sign of 378 square feet per side and 30 feet tall. 
No other signage is approved with this permit. 
3. Lighting fixtures must be installed and shielded to restrict glare toward any 
traffic. 
4. Light trespass must be limited to a maximum of 30 luces measured at adjacent 
property lines. 
 
This Certificate of Zoning Compliance pertains only to the attached plans and the 
specific use proposed, exactly as submitted and reviewed. This certificate does not 
constitute the issuance of any required permit nor exempt the property from 
compliance with any other requirements. 

 
Planning Department Certificate of Zoning Compliance C11-066 (emphasis added). On its own, 
the mere fact that the BZA required Lamar to obtain a sign permit shows that the BZA wanted 
Planning staff to review the application sign for compliance with the UDO’s requirements. Indeed, 
sign applications exist precisely for the purpose of allowing staff to review proposed signs for 
UDO compliance. 
 
And on top of that, C11-066 explicitly stated that Lamar’s sign was not exempt from compliance 
with “any other requirements,” including requirements in the UDO. Far from implying that the 
sign was exempt from UDO requirements, the record suggests that the BZA, Planning, and Lamar 
all intended the UDO to apply to the sign. 
 
Lamar further suggests that, as evidence that the parties never intended the UDO to apply to this 
sign, that the sign was non-compliant with the UDO’s changeable copy standard and the UDO’s 
requirements for the size of sign supports, and Planning staff acquiesced to said noncompliance. 
With regard to the first claim—that Planning did not intend the UDO to apply here because it did 
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not enforce the UDO’s changeable copy requirements with regard to this sign—Lamar is simply 
incorrect. This sign has never incorporated changeable copy.1 
 
With regard to the second claim—that Planning did not intend the UDO to apply because it did 
not enforce the UDO’s sign base requirements with regard to this sign—Planning simply failed to 
notice the violation. Bloomington is not a small city, and the UDO is voluminous. Admittedly, 
sometimes violations of the UDO go unnoticed. However, the fact that staff missed an 
inconsistency with the UDO does not indicate that the BZA or Planning intended to relieve Lamar 
of its obligation to comply with the terms of the UDO in general. 
 
Contrary to Lamar’s assertions, the BZA did not exempt this sign from compliance with the terms 
of the UDO when it issued Variance V-42-10. Therefore the UDO’s electronic reader board 
standards apply to the sign at 1800 N. Kinser Pike. 
 
(3) Lamar’s final argument is that “the Billboard is not an electronic reader board.” Appellant, p. 
4. 
 
This is contradicted by the plain definition of electronic reader board in the UDO: “A sign with a 
fixed or changing display/message composed of a series of lights that may be changed through 
electronic means.” Bloomington Mun. Code § 20.07.010. 
 
It is undisputed that the sign in question utilizes lights to display a message that may be changed 
through electronic means. Any alternative definition proposed for an electronic reader board 
outside of the UDO definition is irrelevant. The sign at issue in this case is an electronic reader 
board. 
 
RECOMMENDATION: In accordance with UDO Section 20.06.080(d)(3)(B)(ii), because this 
petition is an administrative appeal, the staff report shall not make a formal recommendation. 

                                                 
1 The UDO defines changeable copy as “A sign that displays words, lines, logos, or symbols that can be easily changed 
to provide different information without altering the face or surface of such sign.” Bloomington Mun. Code § 
20.07.010. Changeable copy signs typically incorporate alpha-numeric stickers or placards that can be readily replaced 
with other alpha-numeric symbols to change a message on a sign.  
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BLOOMINGTON BOARD OF ZONING APPEALS          CASE #: AA-35-22

STAFF REPORT          DATE: September 22, 2022

Location: 708 S. Henderson St.

PETITIONER: Chris Bomba

3756 E. Sterling Avenue, Bloomington, IN

REQUEST: The petitioner is requesting an administrative appeal of the issuance of a Notice of 

Violation for Failure to Comply with Development Standards.

REPORT: This appeal request is the result of the issuance of a Notice of Violation for 708 S. 

Henderson Street for Failure to Comply with Development Standards. Staff received a complaint 

that the property located at 708 S. Henderson Street had expanded a gravel parking lot behind the 

house, potentially increasing the property’s impervious surface over the 45% impervious surface 

coverage which is allowed in zoning district R3 – Residential Small Lot. Staff used a combination 

of aerial images and the approved building permit site plan from 2013 to measure the impervious 

surface coverage on the property. Staff found that the impervious surface coverage was about 56%, 

which is well over the allowed impervious surface coverage allowed of 45%.

Staff sent a Notice of Violation (NOV) Warning on May 13, 2022. The NOV Warning established 

a compliance date of May 27, 2022. By the compliance date, the property had not come into 

compliance and the property owner had not attempted to contact staff to discuss the violation. A 

Notice of Violation (NOV) was then sent on June 23, 2022 which established a compliance date 

of July 7, 2022. Mr. Bomba reached out to staff on June 28, 2022 and stated that he wished to 

appeal the NOV. 

As can be seen in the attached NOV, 20.04.020 Table 01-2 states that the impervious surface 

coverage maximum is 45% in the R3 zoning district; the property located at 708 S. Henderson 

Street currently has impervious surface coverage of about 56%, as measured via aerial images and 

approved site plan. 

RECOMMENDATION: In accordance with UDO Section 20.06.080(d)(3)(B)(ii), because this 

petition is an administrative appeal, the staff report shall not make a formal recommendation.
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To BZA.     9/14/2022 
 
I received a notice of violation for the property at 708 S Henderson concerning an expanded parking area at 
this location. The notice was forwarded to me from the property management company. I immediately went 
to the location to try to ascertain what was done to the parking area. Noticing no alteration since the property 
was built in 2013-2014, I called the management company and asked if they had any record of anything being 
altered or expanded in the parking area, they had done nothing. Also, the management company contacted 
the tenants, no tenant had expanded the parking area. 
 
I spoke with the contractor who built the house. I asked him why the back parking area had only gravel and 
not the multiple yards of concrete per the plan, and we discussed planning is asserting there is too much 
gravel covering to large an area on the property. He (Kerry Dishman) could not recall why it was finished that 
way. I asked if the building inspector and he had a conversation about the area in question. He did not recall 
anything specific because of the length of time and the number of houses he has built since this was 
completed. The location received its occupancy permit once the house was completed in 2014.  It has also 
been thru at least 2 maybe 3 HAND inspections.  
 
I am asking for a variance per the NOV for impervious surface area.  
 
I will admit the surface area may be over the 45%, but it also could be under the amount or someplace in 
between since GIS is not always accurate way to measure area and boundaries.   
 
I do not think the granting this variance will cause any undo harm to the neighborhood and or any 
neighboring properties.  
 
I will be at the meeting to answer questions.  
 
Thank you. 
 
Joseph Christine LLC 
 
Chris Bomba 
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909 square feet, per ArcGIS, conservatively measured.
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Callout
1,134 square foot house and deck, per approved site plan submitted with building permit, plus graveled SE corner, plus 20 square feet of sidewalk/steps coming from the front porch.
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622 square foot drive, based on area of drive measured on ArcGIS.
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Text Box
Total square footage on site, using conservative measurements yields 2,665 square feet of impervious surface. The property is 0.11 acres, or 4,791.6 square feet. 2,665 square feet of impervious surface/4,791.6 square feet of property = 55.6% impervious surface coverage. 

cartere
Rectangle



75

cartere
Image

cartere
Typewritten Text
2019 Google street view showing gravel/wall on southeast corner and drive that does not meet 3'
separation from house, as shown on the approved site plan. 
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cartere
Typewritten Text
2014 Google street view showing driveway was not built per the approved site plan. It
does not have 3' separation from the house.
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-27-22 
STAFF REPORT DATE: September 22, 2022 
Location: 115 E Kirkwood Ave 
 
PETITIONER: Cutters Kirkwood 123, LLC 

121 E Kirkwood Ave, Suite 302 
Bloomington, IN 

 
CONSULTANT: Ryan Strauser, Strauser Construction 

453 S Clarizz Blvd 
Bloomington, IN 

 
REQUEST: A variance from downtown character overlay standards to allow for a smaller 
percentage of total ground floor area dedicated to a nonresidential use other than a parking 
garage use, and a variance from downtown character overlay standards to allow for a smaller 
percentage of total first floor facade area dedicated to large display windows in the Mixed-Use 
Downtown with Courthouse Square Character Overlay zoning district (MD-CS). 
 
CHANGES SINCE FIRST HEARING: This proposal was presented at the Board of Zoning 
Appeals (BZA) hearing held on August 25th and it was voted by the Board to be continued to the 
next hearing in order to have more information related to the heights and fenestration. The BZA 
asked the petitioner to provide more information. The petitioner has not proposed any changes or 
new information. The petition remains as presented at the August hearing.  
 
REPORT: The property is located on the north side of Kirkwood Avenue, and is bounded by an 
alley on the north and west sides, and a historic building (CVS) on the east side. The site is 
located north of the Buskirk Chumley Theater. The property is zoned Mixed-Use Downtown 
with Courthouse Square Character Overlay zoning district (MD-CS). All the surrounding 
properties are also zoned MD-CS. The site currently contains a surface parking lot.  
 
The petitioner is proposing to redevelop the site as a 4-story mixed-use building containing a 
ground floor parking garage with the entrance off the alley to the west of the site and roughly 
2,202 square feet of retail space facing the street. The proposal includes three upper stories 
containing 15 dwelling units and will implement sustainable development incentives to achieve 
the fourth floor with a maximum height of 52 feet. The petition is subject to major site plan 
review by the Plan Commission, and has been placed on the schedule for the Plan Commission’s 
public hearing on September 12, 2022. 
 
The petitioner is requesting two variances from the downtown character overlay standards. The 
first variance is to allow for a smaller percentage of total ground floor area dedicated to a 
nonresidential use other than a parking garage use. The Unified Development Ordinance (UDO) 
requires that a minimum of 50 percent of the total ground floor area of a building located along 
each street frontage identified by a black line in Figure 47 of the UDO shall be occupied by 
nonresidential primary uses listed in Table 3-1 of the UDO as Permitted or Conditional in the 
MD zoning district. Enclosed parking garages shall not be counted toward the required 
nonresidential use (20.03.010(e)(1)). Figure 47 indicates that Kirkwood Avenue, from Madison 
Street to Indiana Avenue, is required to meet this standard. The second variance is to allow for a 
smaller percentage of total first floor facade area dedicated to large display windows. The UDO 
requires a minimum of 70 percent of the first floor façade facing a street in the Courthouse 
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Square overlay district to be large display windows and shall incorporate transom windows and 
window bases/kick plates, as well as a frieze or sign band above the display windows 
(20.02.050(a)(6)). One of the purposes for these standards is to encourage site design that 
engages directly with the public realm of the street and to promote pedestrian accessibility, 
instead of the first floor site uses being buffered from the pedestrian zone. A second purpose is to 
reflect the historic design and use patterns of the Courthouse Square overlay district. The 
proposal designates less than 50 percent of the ground floor to a nonresidential use other than 
parking garage but has made revisions to increase the total percentage to approximately 19 
percent of the ground floor. The proposal incorporates large display windows in less than 70 
percent of the façade but has made revisions to increase the total percentage that is currently at 
approximately 51 percent. The proposal has made efforts to support the same goals of engaging 
directly with the public realm and promoting pedestrian accessibility, but may not support the 
reflection of historic patterns. As proposed, the development will provide approximately 19 
percent of ground floor retail space, and approximately 51 percent of the façade as display 
windows. This is below the minimum percentages required and no practical difficulties with the 
use of the property have been found. 
 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
 
20.06.080(b)(3)(E)(i)(1) Standards for Granting Variances from Development Standards: 
Pursuant to Indiana Code 36-7-4-918.5, the Board of Zoning Appeals or Hearing Officer may grant 
a variance from the development standards of this UDO if, after a public hearing, it makes findings 
of fact in writing, that: 
 
GROUND FLOOR NONRESIDENTIAL USE OTHER THAN PARKING GARAGE USE 
VARIANCE 

 
(1) The approval will not be injurious to the public health, safety, morals, and general welfare 

of the community; and 
 
PROPOSED FINDING: The granting of the variance to allow for a smaller percentage 
of total ground floor area dedicated to a nonresidential use other than a parking garage use 
will be injurious to the public health, safety, morals, or general welfare of the community. 
The overlay desires robust nonresidential uses on the first floor, while providing ample 
percentage for garage or residential space. A reduced retail space devalues the interface 
between the public and private realm on one of the City’s busiest downtown 
commercial/retail corridors. 

 
(2) The use and value of the area adjacent to the property included in the development 

standards variance will not be affected in a substantially adverse manner; and 
 

PROPOSED FINDING: The granting of the variance to allow for a smaller percentage 
of total ground floor area dedicated to a nonresidential use other than a parking garage use 
will not affect the use and value of the area adjacent to the property in a substantially 
adverse manner. The site is providing 19% of the ground floor as commercial space. 

 
(3) The strict application of the terms of the Unified Development Ordinance will result in 

practical difficulties in the use of the property; that the practical difficulties are peculiar 
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to the property in questions; that the development standards variance will relieve the 
practical difficulties. 
 
PROPOSED FINDING: The denial of the variance to allow for a smaller percentage of 
total ground floor area dedicated to a nonresidential use other than a parking garage use 
will not result in practical difficulties in the use of the property. The site can be developed 
meeting the 50% requirement. No information has been presented or found that indicates 
that there are peculiar conditions of this property that create practical difficulties in its use 
while meeting the 50% requirement. Properties to the west, east, and south all maintain 
more than 50% non-residential/garage space on their ground floors. There is nothing 
peculiar about the site that requires reduction in ground floor nonresidential or garage 
space.  

 
FIRST FLOOR FAÇADE LARGE DISPLAY WINDOW VARIANCE 

 
(1) The approval will not be injurious to the public health, safety, morals, and general welfare 

of the community; and 
 
PROPOSED FINDING: The granting of the variance to allow for a smaller percentage 
of total first floor facade area dedicated to large display windows will be injurious to the 
public health, safety, morals, or general welfare of the community. The proposal currently 
indicates 51 percent of the ground floor façade, but is under the minimum of 70 percent. 
The window requirement is included to reflect the historic pattern of large picture windows 
in the area. The community and UDO anticipate and encourage infill development, but 
adherence to the design standards helps to protect the character of the pedestrian experience 
in the area.  

 
(2) The use and value of the area adjacent to the property included in the development 

standards variance will not be affected in a substantially adverse manner; and 
 

PROPOSED FINDING: The granting of the variance to allow for a smaller percentage 
of total first floor facade area dedicated to large display windows will not negatively affect 
the use and value of the area adjacent to the property in a substantially adverse manner. 
While the design is under the requirement, no adverse impacts are anticipated on 
neighboring properties, as a result.  
 

(3) The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in the use of the property; that the practical difficulties are peculiar 
to the property in questions; that the development standards variance will relieve the 
practical difficulties. 
 
PROPOSED FINDING: The denial of the variance to allow for a smaller percentage of 
total first floor facade area dedicated to large display windows will not result in practical 
difficulties in the use of the property. The property is vacant, and new construction can be 
done to meet the 70% requirement. Given the configuration of the particular desired façade, 
there is sufficient façade area to incorporate large display windows. There is nothing 
peculiar about this property that requires a building to not meet the large display window 
requirement. No information has been presented or found that indicates that there are 
peculiar conditions of this property that create practical difficulties in its use while meeting 
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the 70% requirement.  
 
 
RECOMMENDATION: Based upon the report and written findings of fact above, the 
Department recommends that the Board of Zoning Appeals adopts the proposed findings for V-
27-22, and denies the requested variances from downtown character overlay standards to allow for 
less dedicated space to a nonresidential use, other than a parking garage use, in the ground floor 
and less large display windows in the first floor façade facing the street. 
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BLOOMINGTON BOARD OF ZONING APPEALS  CASE #: V-28-22 
STAFF REPORT       DATE: September 22, 2022 
Location: 3151 W. 3rd Street  
 
PETITIONER:  Warren Witt (Chipotle) 
   PO Box 12128, Lexington, KY 
 
CONSULTANTS: Bynum Fanyo & Associates, Inc 
   528 N. Walnut St., Bloomington 
     
REQUEST: The petitioner is requesting variances from entrance and drive standards to allow a 
driveway in the front parking setback, maximum parking standards, and pedestrian sidewalk 
connection standards.   
 
REPORT: This 30,000 sq. ft. (0.7 acre) property is located at 3151 W. 3rd Street and is zoned 
Mixed-Use Corridor (MC). The property is developed with a 3,400 square foot restaurant that is 
vacant. Surrounding properties are all zoned Mixed-Use Corridor (MC) and have been developed 
with a mix of restaurant and retail uses. This site is accessed from and is within the Whitehall Plaza 
shopping center. The site is bordered by 3rd Street/State Road 48 to the north and Interstate 69 to the 
east. The elevation of the site is approximately 20’ below the top of road of 3rd Street. There are no 
known sensitive environmental features on the site. There is a 12” public water line and 15’ 
easement that runs through the north and east sides of the property. 
 
The petitioner is proposing to remove the current structure and construct a new 2,244 square foot 
building for a Chipotle restaurant. With the new construction there would be a parking area with a 
proposed 21 parking spaces on the east side of the site and a drive-thru lane on the west side of the 
site. The parking area and drive thru lanes will be accessed from the existing internal private drives. 
The parking and drive-thru lanes are proposed to be connected by a paved driveway that would be 
between the building and 3rd Street to the north. No drivecuts on 3rd Street are proposed nor would be 
allowed by the Indiana Department of Transportation. The proposed project would require the site to 
come into full compliance with the development standards of the UDO including new landscaping, 
bike racks, and lighting. 
 
The petitioner is requesting a variance from entrance and drive standards to allow the proposed 
driveway to be located between the proposed building and 3rd Street. Section 
20.04.050(c)(2)(A)(i)(2) of the UDO does not allow entrances or drives to be installed closer to a 
street than the existing or proposed front building wall running less than 45 degrees from parallel to 
the street right-of-way or ingress/egress easement and the petitioner must therefore receive a variance 
to allow the proposed driveway between the building and 3rd Street. 
 
The petitioner is also requesting a variance from the maximum number of parking spaces allowed to 
allow for 21 parking spaces. The UDO allows for a maximum of 10 parking spaces per 1,000 gross 
square feet of indoor seating area. Based on the 1,000 square feet of indoor seating for this proposed 
building, a maximum of 10 parking spaces is allowed. The petitioner has submitted a parking study 
from other locations to support their requested additional parking spaces.  

109



 
Finally, due to the change in topography on this site relative to 3rd Street, lack of control within the 
INDOT right-of-way for changes, and resultant difficulty in connecting the proposed building to 3rd 
Street for pedestrian access, the petitioner is also requesting a variance from Section 
20.04.070(d)(2)(H) of the UDO that requires one primary pedestrian entrance for every façade facing 
a street. 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
 
20.06.080(b)(3)(E) Standards for Granting Variances from Development Standards:  
 
A variance from the development standards of the Unified Development Ordinance may be approved 
only upon determination in writing that each of the following criteria is met: 
 

1) The approval will not be injurious to the public health, safety, morals, and general welfare of 
the community. 

 
PROPOSED FINDING:  
 
Entrance and Drive Standards for driveway between the building and the street: The 
granting of the variance to allow for the driveway between the building and street will not be 
injurious to the public health, safety, morals, or general welfare if the variance to not require 
a pedestrian connection is approved. 
 
Maximum Parking Standards: The granting of the variance to allow more parking is not 
expected to be injurious to the public health, safety, morals, or general welfare of the 
community since the site will still meet the minimum landscape and impervious surface 
requirements. 
 
Primary pedestrian entry: Although the incorporation of a pedestrian connection would be 
desirable, the granting of the variance to not require a primary pedestrian entry on the north 
side of the building and connection to 3rd Street is not expected to be injurious to the public 
health, safety, morals, or general welfare since there is significant grade change and an ADA 
connection is not possible.  

 
2) The use and value of the area adjacent to the property included in the Development 

Standards Variance will not be affected in a substantially adverse manner. 
 

PROPOSED FINDING:  
 
Entrance and Drive Standards for driveway between the building and the street: No 
adverse impacts to the use and value of surrounding properties as a result of the requested 
variance to allow a driveway between the building and the street are found since this will not 
be visible from the right-of-way or impact adjacent properties. 
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Maximum Parking Standards: No adverse impacts to the use and value of surrounding 
properties is found as a result of a variance to allow for an increase in the number of parking 
spaces. The site and parking areas would still meet the minimum landscape area, maximum 
impervious surface coverage, as well as setback requirements and landscaping.  
 
Primary pedestrian entry: No adverse impacts to the use and value of surrounding 
properties as a result of the lack of an entry and connection are found since this aspect effects 
this site only. Again, the substantial change in grade does not allow for an ADA compliant 
connection. The building will meet the required architectural standards, but will not have a 
pedestrian entry on the north side. 
 

3) The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in the use of the property; that the practical difficulties are peculiar to 
the property in question; that the Development Standards Variance will relieve the practical 
difficulties. 
 
PROPOSED FINDING:   
Entrance and Drive Standards for driveway between the building and the street: The 
Department does not find that the strict application of the terms of the Unified Development 
Ordinance will result in practical difficulties in the use of the property as the petitioner can 
still have a parking area and separate drive thru lane without having a drive between the 
building and the street. The Department does not find any practical difficulties that are 
peculiar to the property in question that prevents a compliant site plan. The property is much 
larger than the minimum lot size of the district and the petitioner is only proposing a 2,200 
square foot building on a 30,000 square foot lot, so there is ample room to construct the 
building, drive-thru lane, and parking areas and meet the UDO requirements.  
 
Maximum Parking Standards: The Department does not find that the strict application of 
the terms of the Unified Development Ordinance will result in practical difficulties in the use 
of the property by requiring the petitioner to meet the maximum parking spaces allowed. 
Although a parking study has been submitted showing other similar size buildings at 
locations with brief times of having a higher parking need then the 10 spaces that would be 
allowed, the overall average for these locations is not significantly higher than the 10 spaces 
currently allowed. The request to have more parking spaces than allowed is not related to a 
practical difficulty that is peculiar to the property, but rather an argument for a change in the 
regulation. The current parking maximum based on interior dining area was intentionally 
modified in the 2020 overall amendment process to the current language where parking is 
based specifically on the size of the indoor dining area.  
 
Primary pedestrian entry: The Department finds that the strict application of the terms of 
the Unified Development Ordinance will result in practical difficulties in the use of the 
property as this would require a connection that would not be allowed by INDOT and a 
connection that would not be ADA accessible. The practical difficulties are peculiar to the 
property in question because the presence of a limited access right-of-way along the north 
property line and significant grade change between the site and the adjacent road frontage 
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present a difficulty in meeting the UDO requirements. The granting of the variance allows for 
the site to be used in a more sensible design approach with access coming from the internal 
drives for pedestrian accessibility. Although the side of the building facing 3rd Street would 
not have a pedestrian entrance that side of the building would still meet all of the 
architectural standards. 
 

 
RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt the 
proposed findings and approve the variance from the required pedestrian entry, but deny the variance 
from maximum parking number and the proposed drive between the building and the street with the 
following conditions: 
 

1. The variance for no pedestrian connectivity is for this site plan only. 
2. The proposed building must meet all architectural standards of the UDO. 
3. No increase in number of allowed parking spaces is approved beyond the maximum allowed 

by the UDO. 
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Architecture 
  Civil Engineering 
  Planning 
 

528 North Walnut Street  Bloomington, Indiana 47404 

812-332-8030  FAX 812-339-2990 
 

City of Bloomington 
Board of Zoning Appeals 
401 N. Morton Street 
Bloomington, IN 47403 
RE: Setback and Pedestrian Access Variance Request 
 
BZA: 

Our client Hamburg Place respectfully request two variances to the UDO. The first variance is 
the requirement to have pedestrian connection to a public street. The property is located at 
3151 W 3rd Street at the Southwest corner of w3rd Street and I 69. There is a limited access 
right of way along our frontage with both roadways prohibiting the connection. In addition to 
the access prohibition there is an approximate 18’ elevation change from 3rd Street to the 
subject property. 

The second variance request is from the requirement of our access drive being located 20’ 
behind the face of the building facing a public street. The property has a major water main and 
easement along the east side of the property that then crosses the northeast corner of 
property before extending along the north portion of the site. We believe this water main was 
relocated to its current location when InDOT took right of way along our entire east side 
fronting what was at the time SR 37 and now is I69 and our north side fronting SR 48/ E 3rd 
Street. This easement limits the ability to place the proposed building at the north and east 
setback lines. Had this taking and relocation not occurred there would have been room to place 
the building at the setback lines and enable adequate turning movements to accommodate a 
drive through lane and parking. The other contributing factor is that our frontage on SR 48 is 
designated as limited access right of way as noted above. SR 48 is also approximately 18’ higher 
than this lot. These two factors eliminate the possibility of vehicular access from the north and 
forcing access to the south and west. If access to SR 48 was possible this site plan could be 
designed to have the drive to the rear of the building. But due to the topography and limited 
access this is not possible. 

Findings Pedestrian Connection: 

1) The approval will not be injurious to the public health, safety, morals, and general welfare of 
the community. 

The granting of the variance will not be injurious to the public health, safety, morals, and 
general welfare of the community. The site is accessible from the south and west via easements 
established during the original development. Access to w. 3rd Street has not and cannot get 
direct access due to topography as well as the limited access right of way. 
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Architecture 
  Civil Engineering 
  Planning 
 

528 North Walnut Street  Bloomington, Indiana 47404 

812-332-8030  FAX 812-339-2990 
 

2) The use and value of the area adjacent to the property included in the Development 
standards Variance will not be affected in a substantially adverse manner. 

No negative effects will be imposed on the use and value of the area adjacent to the property. 
There will be no change in the manner of pedestrian or vehicular access to the property. 

3) The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in the use of the property; that the practical difficulties are peculiar to the 
property in question; that the Development standards variance will relieve the practical 
difficulties. 

The practical difficulty for connection of a pedestrian access to 3rd Street is the InDOT 
classification of a limited access right of way. This is peculiar to this property that makes it 
unique. The other difficulty is the topographical constrain of the 18’ vertical change in 
elevation. 

Findings Driveway Setback: 

1) The approval will not be injurious to the public health, safety, morals, and general welfare of 
the community. 

There will be no injury to the public health, safety, morals, or welfare with the granting of this 
variance. The location of the driveway does not impact pedestrian access to the public right of 
way. With the property being 18’ below the roadway elevation visibility of the property is 
limited if not inexistant.  

2)The use and value of the area adjacent to the property included in the Development standards 
Variance will not be affected in a substantially adverse manner. 

The use ands value of the area will not be impacted. The site and building will be upgraded to 
the new UDO standards for impervious surface area, landscaping and architect improving on 
the aesthetics of the property. 

3)The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in the use of the property; that the practical difficulties are peculiar to the 
property in question; that the Development standards variance will relieve the practical 
difficulties. 

The practical difficulties peculiar to this property is the water main easement that restricts the 
use of the property. The building cannot be placed at the building setback lines limiting the 
ability of the site to accommodate access, drive thru lane and separate parking from pedestrian 
access to the building. 
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Architecture 
  Civil Engineering 
  Planning 
 

528 North Walnut Street  Bloomington, Indiana 47404 

812-332-8030  FAX 812-339-2990 
 

If you have any questions regarding our petition, please contact me at your convenience. 

Jeffrey S. Fanyo P. E. CFM 

Bynum Fanyo and Associates, Inc 
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BLOOMINGTON BOARD OF ZONING APPEALS          CASE #: V-32-22 
STAFF REPORT                                                                                                      DATE: September 22, 2022 
LOCATION: 508 W 3rd Street 
                         
PETITIONER:  Richard Judd  
      508 West 3rd Street, Bloomington, IN 47403 
 
REQUEST: The petitioner is requesting a variance from the rear setback standards to allow for 
the construction of stair access to and from the driveway in the Residential Small Lot (R3) zoning 
district. 
 
REPORT: The property is located at 508 W 3rd Street and is zoned Residential Small Lot (R3). 
The properties to the north, east, south and west are also zoned R3.  
 
This property is located on the north side of 3rd Street and is bounded by an alley along the west 
side, a property to the north that creates an L-shape property line along the northeast corner, and a 
property to the east. The existing dwelling structure is located approximately six feet from the rear 
property line. This property is located in the Prospect Hill Historic District and the petitioner has 
met with the Historic Preservation Commission (HPC) and obtained COA 22-58. 
 
The petitioner is proposing a deck addition to the rear of the house with exterior stair access to the 
basement and driveway. The petitioner believes this addition will provide an emergency exit to 
the basement because the interior of the house does not allow for the construction of interior access 
to the basement. Previous owners of this property obtained variance V-22-15 to build the deck and 
stairs in the rear of the property, but the current owner is requesting that the stairs ascend/descend 
in a north/south direction rather than the approved design for V-22-15. The petitioner believes this 
is a necessary change because locating the stairs in the east/west direction would block vehicular 
access to the garage and basement.  
 
The Unified Development Ordinance (UDO) calls for a minimum of 25 feet of rear setback. The 
UDO does allow for certain exceptions to setbacks listed in Table 04-6. Decks can encroach up to 
six feet in the side or rear setback provided that no deck is closer than 2 feet to a side property line. 
This exception allows for the deck and stair access to encroach into the east side setback, but the 
proposal encroaches more than the six feet that the exception allows into the rear setback.  
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
 
20.06.080(b)(3)(E)(i) Standards for Granting Variances from Development Standards: A 
variance from the development standards of the Unified Development Ordinance may be 
approved only upon determination in writing that each of the following criteria is met: 
 
1) The approval will not be injurious to the public health, safety, morals, and general welfare 
of the community. 
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PROPOSED FINDING: No injury to the public health, safety, morals, and general welfare is 
found as a result of this petition. The deck and stair addition is appropriate for the use and size of 
the property.  
 
2) The use and value of the area adjacent to the property included in the Development 
Standards Variance will not be affected in a substantially adverse manner. 
 
PROPOSED FINDING: No adverse effect to the use or value of the adjacent properties is found 
as a result of this petition. The petitioner has communicated with the HPC and mailed notice of a 
public hearing to adjacent property owners. No concerns for this proposal have been received. 
 
3) The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in the use of the property; that the practical difficulties are peculiar to the 
property in question; that the Development Standards Variance will relieve the practical 
difficulties. 
 
PROPOSED FINDING: No practical difficulty is found. The original house was not built this far 
into the rear setback and is only encroaching now due to an addition that was part of the variance 
granted in 2015. A smaller addition could have been built in order to accommodate exterior access 
from the addition. The use of the property will continue as a single-family dwelling even if the 
variance is not granted. 
 
RECOMMENDATION: Based upon the written findings above, the Department recommends 
that the Board of Zoning Appeals adopt the proposed findings and recommends denial of V-32-
22. 
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BLOOMINGTON BOARD OF ZONING APPEALS 
STAFF REPORT 

CASE #: V-34-22 
DATE: September 22, 2022 

Location: 1420 W. Kirkwood Ave  

PETITIONER:  Adam Jackson (Caritas-Indiana, LLC) 
PO Box 12128,  

CONSULTANTS: Springpoint Architects, Inc. 
 522 W. 2nd Street, Bloomington 

REQUEST: Variance from buffer yard standards to allow construction of a 16-unit multifamily 
building in the Residential High Density Multifamily (RH) zoning district. 

REPORT: This 50’x141’ (7,050 sq. ft.) property is located at 1420 W. Kirkwood Ave and is zoned 
Residential High-Density Multifamily (RH). The property is developed with a single family 
residence and detached accessory garages. Surrounding properties to the east and west are zoned 
Residential High-Density Multifamily (RH), Residential Multifamily (RM) to the north, and Mixed 
Use Medium Scale (MM) to the south. Surrounding land uses include single and multifamily 
residences to the north, a contractor’s yard to the east, a mobile home park to the west, and a church 
to the south. The property has public roads running along the south (W. Kirkwood Ave.) and west 
(N. Hopewell St.) property lines. There are no known sensitive environmental features on the site. 

The petitioner is proposing to remove the current structures and construct a new four-story 
multifamily building with 16 units. The petitioner is proposing to construct 2 new on-street parking 
spaces on Kirkwood Avenue and 5 on-street parking spaces on Hopewell Street. There are no on-site 
parking spaces required. New 6’ wide concrete sidewalks will be required along both frontages and 
have been shown. New landscaping will also be installed within the site as well as a minimum of 6 
bicycle parking spaces. Since the adjacent use to the east is a contractor’s yard, the UDO requires a 
Type 3 buffer yard along the east property line. This adds an additional 20’ onto the minimum 
setbacks of the district, requires one deciduous tree every 20 feet, and an evergreen tree every 10’ or 
a 6 foot-tall opaque fence or 5-foot tall undulating berm. The petitioner has incorporated the required 
plantings for the buffer yard. No specific architecture has been submitted or reviewed with this 
petition. The proposed building will be required to meet all of the architectural standards of the 
UDO. 

The side yard building setback in this district is 10’ and the Type 3 buffer yard adds an additional 20’ 
onto the base setback which results in a 30’ setback from the east property line. The front yard 
setback is 15’ from the property line. The 15’ front yard setback and 30’ side yard setback leave only 
a 5’ wide buildable area on this 50’ wide lot. The petitioner is requesting a variance from the buffer 
yard standards to allow a 10’ setback to the east property line. 

CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 

20.06.080(b)(3)(E) Standards for Granting Variances from Development Standards:  
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A variance from the development standards of the Unified Development Ordinance may be approved 
only upon determination in writing that each of the following criteria is met: 
 

1) The approval will not be injurious to the public health, safety, morals, and general welfare of 
the community. 

 
PROPOSED FINDING: The granting of the variance to allow the reduced side yard setback 
will not be injurious to the public health, safety, morals, or general welfare of the 
community. The building will meet the typical side yard setback distance required and does 
not exceed the allowable maximum height of the district. While the 20’ for the buffer yard is 
not shown, the petitioner has shown the required buffer yard landscape plantings as required 
to provide a visual screen. 

 
2) The use and value of the area adjacent to the property included in the Development 

Standards Variance will not be affected in a substantially adverse manner. 
 

PROPOSED FINDING: No adverse impacts to the use and value of surrounding properties 
as a result of the requested variance are found. As mentioned, the building will meet the 
typical side yard setback distance required and does not exceed the allowable maximum 
height of the district. The petitioner has shown the required buffer yard landscape plantings 
as required to provide a visual buffer to adjacent properties. 

 
3) The strict application of the terms of the Unified Development Ordinance will result in 

practical difficulties in the use of the property; that the practical difficulties are peculiar to 
the property in question; that the Development Standards Variance will relieve the practical 
difficulties. 
 
PROPOSED FINDING:  The Department finds that the strict application of the terms of the 
Unified Development Ordinance will result in practical difficulties in the use of the property 
as they would not allow for the property to be developed in any manner due to the limited 
buildable area. The practical difficulties are peculiar to the property in question because the 
width and size of the property in combination with the required setbacks do not allow for any 
development to occur on the property without the granting of a variance. The petitioner has 
designed the building to meet the base setbacks of the district while balancing green space 
surrounding the building and installing all of the required landscaping. The granting of the 
variance allows for the property to be redeveloped in a manner consistent with the 
Comprehensive Plan, zoning district, and provide improvements to the area. 

 
RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt the 
proposed findings and approve V-34-22 with the following condition: 
 

1. Site plan approval is required prior to issuance of a grading permit. 
2. This approval is for the submitted site plan only.  
3. No variances from building architecture standards are approved with this petition. 
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522 W. 2ND  STREET  |  BLOOMINGTON, INDIANA 47403  |  812.318.2930  |  WWW.SPRINGPOINTARCHITECTS.COM 

August 11, 2022 
 
Eric Gruelich 
Senior Zoning Planner 
City of Bloomington 
401 N. Morton Street 
Bloomington, IN 47404 
 
Re: Caritas-Indiana 1401 W. Kirkwood Avenue Apartments 
 
Dear Mr. Gruelich, 
 
Our client, Caritas-Indiana, seeks to build a (4) story, sixteen (16) unit apartment building at 1420 W. 
Kirkwwod Avenue. This affordable housing project will meet the rent requirements for the HUD Housing 
Choice Voucher Progam Section 8. 
 
As a corner lot in the Residential High Density (RH) zone, the front setbacks are 15 feet and the side 
setbacks are 10 feet. Since the use on the property to the east is a commercial business, a 15 foot wide, 
type 2 buffer yard is required. 
 
The property dimensions are 50 feet by 141 feet which, after the setbacks, leaves an allowable building 
footprint of 25 feet x 116 feet. The type 2 buffer yard requirement along the east property line that is in 
addition to the building setback would leave an allowable building footprint of 10 feet by 116 feet. Due 
to the dimensions of the property, the buffer yard requirement results in a practical difficulty in that the 
allowable building footprint will not permit a feasible building size. As a result, the property could not be 
developed. 
 
We are therefore requesting a variance from the 15 foot buffer yard. We will accommodate the type 3 
buffer yard requirements within the 10 foot building side setback. 
 
Thank you for your consdieration, 
 
 
 
 
 
Barre Klapper, AIA 
Springpoint Architects, pc 
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-38-22 
STAFF REPORT DATE: September 22, 2022 
Location: 3175 West 3rd Street

PETITIONERS:

REQUEST:

REPORT:
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CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE

20.06.080(b)(3)(E)(i)(1) Standards for Granting Variances from Development Standards:

(1) The approval will not be injurious to the public health, safety, morals, and general welfare
of the community; and 

PROPOSED FINDING:
Number of Signs:
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Base Design:

(2) The use and value of the area adjacent to the property included in the development 
standards variance will not be affected in a substantially adverse manner; and 

PROPOSED FINDING: 
Number of Signs: 

Base Design:

(3) The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in the use of the property; that the practical difficulties are peculiar 
to the property in questions; that the development standards variance will relieve the 
practical difficulties.

PROPOSED FINDING:
Number of Signs: 

Base Design: 

RECOMMENDATION:
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From;  
Bryan Rental Inc. 
1440 S. Liberty Dr. 
Bloomington, IN 47403 
 
First National Realty Partners 
151 Bodman Place, Suite 201 
Red Bank, NJ 07701 
 
To;  
Gabriel Holbrow, Zoning & Long Range Planner 
401 N. Morton Street 
Bloomington, IN 47404 
 
To whom this may concern, 
  
This Petitioner’s Statement hereby states: Bryan Rental Inc. and First National Realty Partners 
(“Petitioners”) are seeking two variances in order to construct a 125 square foot multi-tenant sign at 
3175 W. 3rd Street (“Property”): (1) number of freestanding signs (UDO section 20.04.100(j).(4).(A)) and 
(2) sign base (UDO section 20.04.100(g).(C)).  The Petitioners will install a landscaped area, so a sign 
landscaping variance (UDO section 20.04.100(g).(E)) is not needed. Exhibit A shows a rendering of the 
proposed multi-tenant sign along with its dimensions and Exhibit B shows the location of the proposed 
sign. 
  
Property Details: 
 
a) The Petitioners collectively have 25 tenants at the Property.  The businesses include the following: 
 
At Home, Millikan Smiles, ColorTyme, Mariner Finance, GNC, H&R Block, Cost Cutters, Dragon, CATO, 
Cash Advance, America’s Best, Sun Tan City, Sally Beauty, KungFu Tea (coming soon), Game World, 
Honey Baked Ham, Cricket Wireless, Pro Nails, Planet Fitness, Joann, Regions Bank, Kroger, T-Mobile, 
Buccetos, Freddy’s. 
 
b) Only nine (9) of the 25 businesses have street signage as follows: 

Planet fitness, Joann Fabrics, America’s Best, Cost cutters, Cato, Cash advance, Honey baked ham, Pro 
Nails, Suntan city, Kroger, Regions Bank 

Variance Approval Criteria; 

a) Variance approval is not be injurious to the public health, safety, morals and general welfare of the 
community. 

b) The use and value of the area adjacent to the properties is not adverse and promotes retail activity. 

c)  The City of Bloomington Planning Department and the BZA recognized the peculiarity of the 
Whitehall development and determined the necessity and value of this signage and duly approved it via 
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a PUD prior to construction of the retail center.  The PUD was expired by the City of Bloomington,
hence, the necessity of the proposed variances.  

d) Many of the local small retailers need this signage to prosper and remain in business.  Local small 
businesses, in particular, do not have the advertising resources the national chains have in promoting 
their businesses and their specific locations.  Bloomington along with I-69 attracts many visitors from 
out of town who are not aware of the retailers located in the trade area whereby the signage will assist 
those visitors and tourists with retail and service choices.  

Finally, this permit request dates back to 2018 and was wrongfully denied, delayed and stalled at that 
time by the City of Bloomington Planning Department.  Ultimately, a permit was issued during the 
height of the pandemic during a period where it was not practical to construct and the permit expired.  
Approval of this variance is an opportunity to make a wrong right, along with assisting local Bloomington 
businesses.

Sincerely,

David H. Kamen, President
Bryan Rental Inc.
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-39-22 
STAFF REPORT DATE: September 22, 2022 
Location: 3000 & 3070 South Walnut Street 
 
PETITIONER: Strauser Construction Co., Inc. 

453 S Clarizz Blvd. 
Bloomington, IN 47401 

 
CONSULTANT: Smith Design Group 

1505 W Arlington Rd. 
Bloomington, IN 47404 

 
REQUEST: Variance from the maximum vehicle parking space allowance standards in the 
Mixed-Use Corridor (MC) zoning district. 
 
REPORT: The property is currently zoned Mixed-Use Corridor (MC), is located on the west 
side of South Walnut Street, and contains two parcels located at 3000 and 3070 South Walnut 
Street. The properties to the east and south are also zoned MC. The properties to the north and 
west are zoned Residential Multifamily (RM). Currently, the westernmost parcel, located at 3070 
South Walnut Street, contains Force Fitness, a 10,000 square-foot fitness center. The other parcel 
contains a driveway and sidewalk that connects to the Force Fitness parking lot. 
 
The petitioner is seeking major site plan approval for three new self-service storage buildings that 
will be located on both parcels in this property. All three buildings will contain storage units 
accessed from interior hallways and each building will provide a loading area for trucks to drive 
inside and load or unload storage items via three garage doors facing the interior of the property. 
This petition is scheduled to be heard at the October 10th Plan Commission. 
 
The petitioner is requesting a variance from the maximum vehicle parking space allowance 
standards to allow for 25 additional parking spaces to the existing 35 parking spaces currently 
serving the fitness center. The maximum vehicle parking requirement for a large fitness center use 
is 2.5 spaces per 1,000 square feet of gross floor area. The maximum vehicle parking requirement 
for a self-service storage use is 2.85 spaces per 1,000 square feet of gross floor area of indoor 
sales/leasing/office space. The fitness center has 10,000 square feet of gross floor area so the 
maximum vehicle parking requirement for that use is 25 spaces. The self-service storage facility 
is proposed to have 38,107 square feet of gross floor area but only has minimal office/hallway 
space for rental kiosks, so the maximum vehicle parking requirement for that use is 2.85 spaces. 
The cumulative maximum for the property is 27 vehicle parking spaces. The site currently has 35 
parking spaces, including two ADA accessible parking spaces, and the petitioner is proposing 25 
new parking spaces, for a total of 60 parking spaces on the site. Eight of those parking spaces are 
proposed to be added onto the southern end of the existing parking lot. Five of those are proposed 
parallel parking spaces along the driveway and just south of the northwest proposed building. The 
remaining 12 proposed parking spaces would be in a parking lot between the two proposed 
buildings north of the drive.  
 
The petitioner has provided a parking study from Desman Design Management indicating that the 
current fitness center experiences some peak times in which 34 parking spaces are needed and 
produces transition periods in which vehicle influxes cause there to be more vehicles than parking 
spaces. The work and analysis is appreciated, but it assumes we should plan, design, and build for 
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peak demand. The data, the ITE, and ULI rates are significantly more than the UDO 
allows. However, even with this taken into consideration, the majority of the time, the parking lot 
is expected to be occupied well below the numbers of peak demand. Furthermore the peak occurs 
only two hours per weekday, which customers can easily adjust their behavior in order to park in 
a vehicle parking space. 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
 
20.06.080(b)(3)(E)(i)(1) Standards for Granting Variances from Development Standards: 
Pursuant to Indiana Code 36-7-4-918.5, the Board of Zoning Appeals or Hearing Officer may grant 
a variance from the development standards of this UDO if, after a public hearing, it makes findings 
of fact in writing, that: 
 

(1) The approval will not be injurious to the public health, safety, morals, and general welfare 
of the community; and 
 
PROPOSED FINDING: The granting of the variance to allow more parking is expected 
to be injurious to the public health, safety, morals, or general welfare of the community 
since the site will provide more impervious surface and the parking is expected to be largely 
underutilized. Staff has received calls from adjacent residents expressing concerns that the 
increased impervious surface coverage may negatively impact existing drainage issues and 
may cause increased flooding in the area.  
 

(2) The use and value of the area adjacent to the property included in the development 
standards variance will not be affected in a substantially adverse manner; and 

 
PROPOSED FINDING: Adverse impacts to the use and value of surrounding properties 
is found as a result of a variance to allow for an increase in the number of parking spaces. 
The increase of impervious surface may adversely impact drainage of surrounding 
properties. A limit on parking space totals is included in the Unified Development 
Ordinance to balance the environmental and economic needs of the community. 

 
(3) The strict application of the terms of the Unified Development Ordinance will result in 

practical difficulties in the use of the property; that the practical difficulties are peculiar 
to the property in questions; that the development standards variance will relieve the 
practical difficulties. 
 
PROPOSED FINDING: The Department does not find that the strict application of the 
terms of the Unified Development Ordinance will result in practical difficulties in the use 
of the property by requiring the petitioner to meet the maximum parking spaces allowed. 
Although a parking study has been submitted showing peak utilization times for the fitness 
center, these times are brief. The request to have more parking spaces than allowed is not 
related to a practical difficulty that is peculiar to the property, but rather an argument for a 
change in the regulation.  

 
 
RECOMMENDATION: Based upon the report and written findings of fact above, the 
Department recommends that the Board of Zoning Appeals adopts the proposed findings for V-
39-22 and denies the requested variance. 
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August 23, 2022 
 
 
City of Bloomington BZA 
City of Bloomington Planning & Transportation Department 
Showers Building Suite 130 
401 N. Morton Street 
Bloomington, IN  47404 
 
 
 
Project: Walnut Street Storage 
  3000 and 3070 S. Walnut Street 
  Bloomington, IN  47401 
 
 
 
 
Dear Members of the Board of Zoning Appeals and City Planning & Transportation Department, 
 
Project Description 
For your consideration, Strauser Design + Build, LLC / Strauser Construction Co., Inc. on behalf of the property 
Owner is submitting this petition to the Board of Zoning Appeals for the site at 3000 and 3070 S. Walnut Street.  
The site is zoned MC and currently has one 10,080 sf building that houses a fitness center.  As part of this project, 
our team is proposing the addition of (3) buildings that would meet the planned architectural character of the MC 
district and bring 38,100 sf of self-storage to the site while maintaining the fitness center building as-is. 
 
Parking 
As part of the development of the property, there have been several challenges including utility easements and a 
riparian buffer zone that takes up a large south portion of the site.  This over the last several years has made this 
site not an attractive development opportunity for other potential developments.  Over the last year our team has 
been working with City Planning staff to develop a plan for storage on the site that utilizes the divided developable 
areas on the site, while constructing buildings that lend to the architecture character of the MC zoning district and 
not what is typically expected of self-storage. 
 
The project has become 3 buildings, each with one internal loading dock and internal circulation to all areas.  In re-
organizing this internal self-storage solution, the allowable parking limits within the UDO has become a constraint 
as we no longer have pull-up unloading which we believe was intended when the max parking limits were being 
determined for self-storage.  Based upon the design for this facility, we are in need of parking so individuals can 
park in a lot and then go into the main entrances required by the UDO to access their storage units. 
 
Additionally, as part of this redevelopment the current UDO is requiring an update of the existing fitness center 
parking lot that would eliminate current parking spots.  Per the parking study that was conducted by Desman 
Design Management the peak demand of the fitness center is already underserved by the existing parking lot.  In 
addition, Desman states in their parking study that industry average data projects higher parking and user demand 
for a fitness facility of this size then the peak numbers being provided by the current tenant.  Desman notes this 
data suggest that existing parking may be inhibiting customers from using the development currently to what the 
expected peak demand is at this facility. 
 
 

172



Request 
Our team request that the BZA allow the additional parking on site as requested in our current plan submission for 
both the new storage facility and the existing fitness center to share as noted by Desman in their parking study. We 
believe this parking arrangement is needed to adequately serve the three new storage buildings while allowing the 
fitness center to better meet peak demand constraints.  Additionally, based upon the parking study provided we feel 
this parking request would allow this local business more opportunity for growth at all hours of the day to be more in 
line with peak demand of other comparative sized facilities  in the region.  

Thank you for the consideration of our request. 

Ryan M. Strauser 
RA, AIA, LEED AP 

Strauser Design + Build, LLC 
453 S. Clarizz Blvd. 
Bloomington, IN  47401 
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MEMORANDUM

DATE: August 1st, 2022

TO: Ryan Strauser
Strauser Construction Co., Inc.

FROM: Gerald Salzman
Maria Berg

RE: Parking Study – Walnut Street Self Storage, Bloomington, Indiana

Introduction
The purpose of this memorandum is to summarize the findings of a parking study conducted by DESMAN
for the mixed use development in Bloomington, Indiana. The development is located on the south side of
Bloomington within the mixed use corridor (MC) zoning district. The existing development consists of
Force Fitness and Performance, a 10,085 SQFT fitness center with chiropractic rehabilitation services and
35 parking spaces. The proposed development includes three self storage buildings that are 8,508 SQFT,
13,062 SQFT, and 16,537 SQFT in size, as well as an additional 25 parking spaces. This area of Bloomington
is on the edge of the city limits and it is expected that most users of the development will drive a personal
vehicle. Figure 1 presents the development plan.

Figure 1: Fitness Center Peak Utilization by Month

Source: Strauser Construction Co., Inc.
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Fitness Center Parking Demand
A parking analysis was conducted to determine the existing parking demand for the fitness center and
chiropractic rehab. Data obtained from Force Fitness included a peak parking occupancy count, peak
utilization data by month, and peak utilization data by hour. Parking utilization or occupancy represents
the demand for parking during peak periods. The peak occupancy count and utilization data was based on
current trends at the fitness center. Because the fitness center only operates on Saturdays from 8:00AM
– 12:00PM and remains closed on Sundays, only the weekday occupancy was relevant to this study.

The data revealed a peak of 34 vehicles at the 6:00AM and 5:00PM hours during the peak month of
January. To broaden the analysis, data on fitness centers from the Urban Land Institute’s (ULI) publication
of Shared Parking 3rd Edition was used to compare monthly trends. Table 1 presents the peak utilization
data by month and the demand associated with each.

Table 1: Fitness Center Peak Utilization by Month

Source: Force Fitness and Performance, Bloomington; Urban Land Institute Shared Parking 3rd Edition

As presented in Table 1, the peak count of 34 vehicles in January reflects the peak month, highlighted in
red. Every month thereafter is calculated to represent a percentage of this peak, when utilization of the
fitness center is lower. The ULI data on fitness centers appeared to be similar in terms of monthly
utilization percentages. However, the ULI estimates the number of vehicles to peak at 71 rather than 34,
as compared to Force Fitness’ data.

To understand the peak time of day, the Institute of Transportation Engineer’s (ITE) publication of the
Parking Generation Manual 5th Edition was used for comparison in addition to Force Fitness’ data and the
ULI data. Based onmultiple studies of urban/suburban fitness centers, the ITE recommends a parking ratio
of 4.73 vehicles per 1,000 SQFT GFA. The ULI recommends a ratio of 7.00. As part of the hard data
collection provided by Force Fitness, an additional overlap occurs during the transition period between
fitness classes. Patrons are arriving for a fitness class overlapwith patrons finishing a fitness class, resulting
in a 25% vehicle influx for a period of 15 20 minutes. Table 2 presents the calculations and comparisons
for the peak utilization by hour during the peak month.

Utilization Demand Utilization Demand
January 100% 34 100% 71
February 95% 32 95% 67
March 80% 27 85% 60
April 80% 27 70% 50
May 80% 27 65% 46
June 70% 24 65% 46
July 60% 20 65% 46
August 90% 31 70% 50
September 85% 29 80% 57
October 80% 27 85% 60
November 80% 27 85% 60
December 70% 24 100% 71

Month
ULI Data

Weekday
Fitness Center Data

175



Page 3 of 5

Table 2: Fitness Center Peak Utilization by Hour

Source: Force Fitness and Performance, Bloomington; Urban Land Institute Shared Parking 3rd Edition; Institute of Traffic
Engineers Parking Generation 5th Edition

As presented in Table 2, Force Fitness’ data shows that the peak of 34 vehicles occurs during the 6:00AM
and 5:00PM hours. The overlap, or the 25% vehicle influx as a result of the fitness class transition period,
produces 43 vehicles at its peak time of day. At present, the development is stressed for parking with 35
spaces, and according to Force Fitness, patrons park their vehicles in the grass along the drive entrance
when the lot is over capacity. This grass area will be replaced by the proposed development of self storage
units.

The monthly utilization percentages provided by Force Fitness was generally consistent with that of the
Urban Land Institute (ULI). Slight variations in the monthly utilization for Force Fitness reflect the nature
of this particular fitness center and its chiropractic rehabilitation services. However, the actual demand
numbers were slightly lower than the ITE projected demand of 48 vehicles, and significantly lower than
the ULI projected demand of 71 vehicles. It is possible that the current number of parking spaces may be
limiting customer capacity at this facility, given that pedestrian infrastructure is inconsistent along S
Walnut Street and patients seeking rehabilitation services are more likely to drive a vehicle to their
destination.

Self Storage Building Parking Demand
The proposed development includes three self storage buildings at 8,508 SQFT, 13,062 SQFT, and 16,537
SQFT in size, with an additional 25 parking spaces as well. The individual storage units do not each have
external garage door access. Rather, one communal garage door with a loading zone is provided to access

Utilization Demand Overlap Utilization Demand Utilization Demand
6:00AM 100% 34 43 70% 50 0% 0
7:00AM 80% 27 34 40% 28 0% 0
8:00AM 70% 24 30 40% 28 0% 0
9:00AM 90% 31 38 70% 50 0% 0
10:00AM 70% 24 30 70% 50 62% 30
11:00AM 70% 24 30 80% 57 55% 26
12:00PM 40% 14 17 60% 43 44% 21
1:00PM 40% 14 17 70% 50 41% 20
2:00PM 40% 14 17 70% 50 36% 17
3:00PM 70% 24 30 70% 50 41% 20
4:00PM 70% 24 30 80% 57 69% 33
5:00PM 100% 34 43 90% 64 96% 46
6:00PM 85% 29 36 100% 71 100% 48
7:00PM 20% 7 9 90% 64 85% 41
8:00PM 0% 0 0 80% 57 0% 0
9:00PM 0% 0 0 70% 50 0% 0
10:00PM 0% 0 0 35% 25 0% 0

Weekday

Time
ULI Data ITE DataFitness Center Data
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the indoor facility at each building. The ITE suggests a parking ratio of 0.10 per 1,000 SQFT GFA for these
facilities, and also provides hourly utilization trends. Table 3 presents the parking demand for the storage
facility across all three buildings.

Table 3: Self Storage Building Peak Utilization by Hour

Source: ITE Trip Generation Manual

As presented in Table 3, the peak hour utilization occurs at 5:00PMwith a demand for four parking spaces.
The peak for the storage facility occurs at the same peak hour for the fitness center.

Projected Peak Demand
Parking utilization trends along with projections for future growth were used to estimate the future
parking demand trends in the development. Generally, a parking facility for a mixed use development is
perceived by its users to be at full operational (effective) practical capacity when occupancy levels reach
90%. Once this rate is exceeded, potential parkers find it difficult to locate open spaces and aremore likely
to continue to search for an available space, creating traffic flow problems, frustrating drivers, and
ultimately leading them to park elsewhere.

In addition to the practical capacity, shared parking was considered for this development. Shared parking
is a tool through which adjacent property owners share their parking lots and reduce the number of
parking spaces that each would provide on their individual properties. However, the utilization trends in
the previous sections revealed that the peak hour for both the fitness center and storage building occur
at 5:00PM. For this reason, shared parking cannot be relied on. Rather, the on site parking should
accommodate the peak overlap for the fitness center and peak demand for the storage building. Table 4
presented the projected peak demand for the development.

Time SQFT Ratio Utilization Demand
6:00AM 38,107 0.10 0% 0
7:00AM 38,107 0.10 0% 0
8:00AM 38,107 0.10 14% 1
9:00AM 38,107 0.10 71% 3
10:00AM 38,107 0.10 50% 2
11:00AM 38,107 0.10 79% 3
12:00PM 38,107 0.10 57% 2
1:00PM 38,107 0.10 64% 2
2:00PM 38,107 0.10 64% 2
3:00PM 38,107 0.10 79% 3
4:00PM 38,107 0.10 71% 3
5:00PM 38,107 0.10 100% 4
6:00PM 38,107 0.10 14% 1
7:00PM 38,107 0.10 0% 0
8:00PM 38,107 0.10 0% 0
9:00PM 38,107 0.10 0% 0
10:00PM 38,107 0.10 0% 0

Weekday
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Table 4: Projected Peak Demand

Prepared by DESMAN

As presented in Table 4, a total of 47 parking spaces are needed during the peak month and hour to
accommodate users of the development. The proposed plans have a summation of 60 spaces in the
development, which will satisfy the parking demand and potentially attract new customers to the
development.

Unified Development Ordinance
The Unified Development Ordinance (UDO) governs land use and development throughout the City of
Bloomington. The UDO provides a calculation for the maximum number of parking spaces permitted for
each land use. Stated in Chapter 20.04.060 Parking and Loading, a self service storage unit is allowed 2.85
parking spaces per 1000 SQFT GFA of indoor retail space. With 250 SQFT of indoor retail in the main
storage building, and 100 SQFT of indoor retail in the remaining two buildings, the number of permitted
parking spaces is 13. A large fitness center is permitted to have 2.50 parking spaces per 1000 SQFT GFA,
equating to 25 parking spaces for Force Fitness. Together, a maximum of 38 spaces are permitted for the
development.

The effectiveness of the UDO can be seen throughout downtown Bloomington—a high transit, densely
populated area relative to the location of the proposed development on S Walnut Street. Generally,
reliable public transportation and pedestrian networks increase accessibility and eliminate the barrier to
entry. While this area is serviced by Bus Route 1, the pedestrian sidewalks are fragmented. Another
consideration is the nature of the two particular land uses, where it is less common for patrons of a storage
unit to arrive on foot or public transit, and similarly with the fitness center where chiropractic
rehabilitation services are provided.

Conclusion
The proposed mixed use development includes three self storage buildings with a cumulative square
footage of 38,107 SQFT and 25 parking spaces. The existing development includes a 10,085 SQFT fitness
center and chiropractic rehabilitation services with 35 parking spaces. At present, the parking for the
existing development is over capacity with 43 vehicles competing for space during class transition periods.
While the data from Force Fitness was relied on for our calculations, the ULI and ITE both project higher
demands, suggesting that the existing parking may be inhibiting customers from using the development.

The peak demand for the storage facility is projected at four vehicles and occurs at the same peak hour
of the fitness center (5:00PM). The projected demand for the mixed use development is 47 parking
spaces. The proposed 25 spaces in addition to the existing 35 spaces will satisfy this demand, and
potentially more as the businesses grow. Due to the low density of this area of Bloomington, the UDO
parking maximum should be reconsidered at this location to allow for customers to access the
development.

Land Use Size Unit
Peak

Demand
Peak

Overlap
Fitness Center 10,085 SQFT 34 43
Storage Buildings 38,107 SQFT 4 4

38 47Total
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BLOOMINGTON BOARD OF ZONING APPEALS  CASE #: V-41-22 
STAFF REPORT       DATE: September 22, 2022 
Location: 635, 645, 653 S. Rogers/400-410 W. 1st St. 
 
PETITIONER:  City of Bloomington Redevelopment Commission (Cornerstone) 
   401 N. Morton Street, Suite 130 Bloomington  
 
CONSULTANTS: Shrewsberry & Associates, LLC 
   7321 Shadeland Station Suite 160 Indianapolis 
     
REQUEST: The petitioner is requesting variances from lot width, impervious surface coverage, 
front parking setback, storm water drainage, and landscaping standards in the Mixed-Use 
Neighborhood (MN) zoning district. 
 
REPORT: The property is located at the northeast corner of First and Rogers Streets, and contains 
the current addresses listed above. The property is zoned Mixed-Use Neighborhood (MN) and is 
developed with two buildings, both utilized by Centerstone. Property to the south, across 1st Street 
is zoned MN and Residential High-Density (RH), property to the north and west is zoned Mixed-
Use Medium Scale (MM), and property to the east is zoned MM and MN. This property is part of 
a larger development site, known as Phase I East, which incorporates almost the entire area 
bounded by 2nd Street, Rogers Street, 1st Street, and Morton Street. The City of Bloomington is 
undertaking redevelopment of this site, as the first step in the redevelopment of the former 
Bloomington Hospital location, known as Hopewell. 
 
A key component of Phase I East is the addition of two new road ways. One is continuation of 
Madison Street from 2nd Street to 1st Street, which will improve vehicular and pedestrian 
connectivity in this portion of development. The second is a new west/east roadway for University 
Street just north of the existing Centerstone development. The creation of the rights-of-way 
necessary for the road ways produces Unified Development Ordinance compliance issues for the 
existing Centerstone development that will remain. The new north/south Madison Street will be 
directly east of a re-built parking lot for the Centerstone development. The City has worked with 
Monroe County Government, which owns the larger parcel being utilized by Centerstone, and 
Centerstone to address the issues created on-site by the larger public works project, in order to 
design a parking area that meets as much of the UDO as possible, while providing utility for 
Centerstone. 
 
As can be seen in the petitioner site plan exhibits, the parcels that will be reconfigured for 
Centerstone and the supportive parking lot are irregular because of the existing development and 
the location of the new road ways. 
 
The petitioner is requesting a package of variances in order to allow for the parking lot to be re-
built in the newly approved parcels. The new parking lot parcel will not meet lot width standards 
at the northern end of the parcel; impervious surface coverage or landscape area requirements; 
front parking setback requirements; stormwater runoff requirements; parking lot landscaping 
standards related to width of perimeter landscaping and design of islands and bumpouts; and 
interior landscaping. All of the variances requested are a direct result of the need to preserve the 
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existing development while providing for the appropriate amount of space for the new public 
rights-of-way or a result of needing to amend stormwater practices because Phase I East has a 
larger, comprehensive stormwater treatment plan that is beyond those standards typically required. 
The Department is proposing to treat the variances as one package for review purposes, as each is 
integral to the design of the site, as a whole. 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
 
20.06.080(b)(3)(E) Standards for Granting Variances from Development Standards:  
 
A variance from the development standards of the Unified Development Ordinance may be 
approved only upon determination in writing that each of the following criteria is met: 
 

1) The approval will not be injurious to the public health, safety, morals, and general welfare 
of the community. 

 
PROPOSED FINDING: Approval of the variances will not be injurious to the public 
health, safety, morals, and general welfare of the community. Approval will allow for an 
existing community resource to continue to function at its current location while allowing 
for the surrounding area to be improved by the additions of right-of-way, as well as 
comprehensive stormwater infrastructure. 

 
2) The use and value of the area adjacent to the property included in the Development 

Standards Variance will not be affected in a substantially adverse manner. 
 

PROPOSED FINDING: The use and value of the area adjacent to the property will not 
be affected in a substantially adverse manner. Existing vegetation will remain, as well as 
the addition of some new landscaping. The area currently contains parking, which will be 
improved with the addition of the new landscaping. Additionally, much of the adjacent 
property is part of the larger Phase I East development, which has been holistically planned, 
including this portion. 
 

3) The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in the use of the property; that the practical difficulties are peculiar 
to the property in question; that the Development Standards Variance will relieve the 
practical difficulties. 
 
PROPOSED FINDING:  Practical difficulty is found in the combination of the necessary 
locations of the proposed right-of-way, and the existing location of the Centerstone facility. 
The new north/south Madison Street needs to align with the existing Madison Street, and 
the new west/east University Street also aligns with the existing University Street further 
east. Both rights-of-way also bisect the larger Phase I East block in ways that create logical 
development blocks. Because those locations and the locations of the existing Centerstone 
facility are fixed, re-creating the existing Centerstone parking lot, which is needed for 
operation of the facility, cannot be done and meet code requirements related to lot width, 
parking setback, or some parking landscaping requirements such as perimeter landscape 
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area width. Additionally, the larger Phase I East site has been designed with a 
comprehensive stormwater treatment infrastructure that does not require typical parking 
lot stormwater design which creates a peculiar condition for this site where the traditional 
stormwater parking lot designs will not function well at this property. Approval of the 
variance package will allow typical parking, well within the parking maximum allowance 
for the use, to be able to remain with some site design improvements, as a large public 
works project is done surrounding the site. 

 
RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt 
the proposed findings and approve variance V-41-22 with the following conditions: 
 

1. The variance approval is for the specific variances, as listed in the petitioner’s statement 
only. 

2. A minor site plan approval is required before the re-constructed parking lot can be built. 
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August 25, 2022 
 

Jackie Scanlan, AICP 
Development Services Manager 

City of Bloomington – Planning & Transportation 

 
RE:  PETITIONER’S STATEMENT 

 HOPEWELL SUBDIVISION – PHASE 1 EAST: LOTS 3 & 4 – CENTERSTONE OF INDIANA PARKING LOT 

 SHREWSBERRY PROJECT No. 21-0049 

 

Dear Jackie, 

 
Please accept this letter as the required Petitioner’s Statement for submission of an application for certain variances 

to the Unified Development Ordinance (UDO).  Shrewsberry & Associates, LLC is submitting on behalf of our client, 

the Redevelopment Commission for the City of Bloomington.  The requested variances are needed for the 
reconfiguration and reconstruction of the parking lot serving the Centerstone of Indiana facility located at 645 

Rogers Street.  The main Centerstone building, and its underlying property are owned by Monroe County and is 
leased to Centerstone.  There is also a second building, located at the northeast corner of Rogers and 1st Streets, 

which is owned by Centerstone.  There are various surface parking lots around these two buildings for employees 

and clients of Centerstone.  A portion of the parking is on properties owned by Centerstone of Indiana, and the 
remainder are on properties that were owned by IU Health but have now been transferred to the City of 

Bloomington.  Please see Property Exhibit 1 for a map of the existing properties highlighted on the proposed Primary 
Plat.   

 
Some of the goals of the Hopewell Subdivision project that directly impact the layout of the proposed Centerstone 

parking lot include the following: 

 
1. Extend Madison Street from 2nd Street to 1st. 

2. Construct University Street running from Rogers to Morton Streets midway between 1st and 2nd Streets. 
3. Create developable lots along with a linear “greenway” park adjacent to the proposed University Street. 

 

In order to bring the Hopewell Subdivision project to fruition, the overall Centerstone property will need to be 
reconfigured and the parking lot and pedestrian accesses will need to be reconstructed.  The Hopewell Subdivision 

plat shows the proposed lot configurations.  Please see Property Exhibit 2 for the highlighted proposed lots.  The 
Monroe County Commissioners desire to retain ownership of the property and building in its existing state.  A minor 

land swap is proposed.  A 3.5-foot strip of land is to be dedicated by the plat to increase the right-of-way width 

along Rogers Street in exchange for additional land being added to the County’s property along the north boundary.  
No reduction in the property acreage is allowed per the County Commissioners agreement.  A similar land swap is 

proposed for Centerstone.  Although the plat will create two individual parcels with different owners, we request 
the development standards to be applied as if this were a single lot.  If needed, statements pertaining to cross-

access can be added to the plat in order to guarantee certain rights for usage in perpetuity.   
 

Please see the Centerstone Lot Site Plan, drawing C201 for the proposed parking lot layout.  The layout has the 

following constraints: 
 

1. The two existing buildings are to remain in their respective location. 
2. The extension of Madison Street is to align with the roadway to the north. 

3. The width of new Right-of-Way is to be in accordance with the city’s Transportation Plan. 

4. Centerstone’s agreement to participate in the project requires the city to maximize their available parking.  
Centerstone currently has access to 122 parking spaces.  38 spaces are on the parcels owned by 

Centerstone.  The remaining 84 spaces are on properties previously owned by IU Health, which are now 
owned by the City.  We are asking Centerstone to accept a total of 70 parking spaces on their lot plus the 
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use of on-street parking in the vicinity of their building.  Please see the enclosed Centerstone Parking Area 
Map. 

 
We hereby request variances for the following items: 

 

1. UDO Chapter 20.02.030 (b) MN: Mixed-Use Neighborhood Scale.  Table 02-11: MN District Dimensional 
Standards. 

a. Item B: Lot Width: Lot 4, which is an “L” shaped lot that wraps around Lot 3 has a total width of 
42.81 feet on the north/south leg.  This is less than the minimum 50-ft lot width. 

b. Under “Other Standards”: 
i. Impervious surface coverage (maximum): We request relaxation from 60% to 75.1% 

ii. Landscape area (minimum): We request relaxation from 25% to 16.8% 

 
2. UDO Chapter 20.04.020 Dimensional Standards.  Table 04-5 Nonresidential District Dimensional Standards 

a. Under “Other Standards”: 
i. Front Parking Setback (minimum): 20-feet behind the primary structure’s front building 

wall: We request relaxation from this requirement to 7.5-feet from the right-of-way line. 

 
3. UDO Chapter 20.04.060 Parking and Loading. Item I – Vehicle Parking Location and Design. Part 6 – 

Stormwater Drainage. 
a. We propose to not direct the runoff to landscape bumpouts, islands, or endcaps.  We propose to 

satisfy the requirements in this section by utilizing the following: 
i. An Aqua-Swirl hydrodynamic separator 

ii. Underground stormwater detention 

iii. The discharge from the detention will feed a buried cistern in one of the greenway lots 
that will be used to irrigate the greenway lots and the street trees in the Madison Street 

right-of-way. 
 

4. UDO Chapter 20.04.080 Landscaping, Buffering, and Fences. Item H – Parking Lot Landscaping.  

a. Part 1A: We request a relaxation from an 8-foot landscape area to 7.5-feet. 
b. Part 2D: We request permission to not install the parking lot bumpouts lower than the parking 

surface.  Reasoning: 
i. The minimal sizes of the bumpouts, endcaps, islands, and the perimeter landscaping 

buffers.  We would prefer to install the storm sewers under the parking lot curb line and 

keep the islands and perimeter landscape strip open for trees and shrubs. 
ii. As stated above in request item 3, we are proposing to handle the stormwater filtration by 

a combination of a hydro-dynamic separator, underground detention, and an irrigation 
cistern. 

5. UDO Chapter 20.04.080 Landscaping, Buffering, and Fences.  Item K – Mixed-Use and Nonresidential 
Landscaping. 

a. Part 1A: In keeping with the aforementioned request to reduce the amount of landscaping area, 

we request relaxation of the requirement for 9 large canopy trees, three evergreen trees, and three 
medium or small canopy trees per acre.  The total project site is 1.859 acres, which would require 

17 large canopy trees, 6 evergreen trees, and 6 small or medium canopy trees.  There 
are a total of 7 existing trees on the site along the Rogers St frontage that are to remain.  Per 

20.04.080(c)(2)(F)((ii)3, 4 of these trees would each count for at least one Small/Medium Canopy 

Trees.  The 3 remaining trees would each count for 4 large canopy trees.  The proposed new 
landscaping calls for the planting of 6 new large canopy trees and 4 new small/medium trees.  This 

would provide a total 18 large canopy trees, 8 small/medium canopy trees, but no 
evergreen trees.  Therefore, our request is to provide the new trees as described and preserve 

the stated existing trees, and not provide any evergreen trees. 
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If you need any additional information or would like to discuss this further, please feel free to contact me at your 
convenience. 

 

Respectfully submitted, 
 

SHREWSBERRY & ASSOCIATES, LLC 

 

Matthew D. Wallace, PE, LEED AP 

Senior Engineer Project Manger 
 

Encl: Property Exhibit 1 
 Property Exhibit 2 

 Lot coverage calculations 

 Centerstone Parking Areas Exhibit 
 Centerstone Site Development Plans 
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Variance Application
Property Exhibit 1
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Variance Application
Property Exhibit 2
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1. DO NOT SCALE DRAWINGS TO DETERMINE LAYOUT INFORMATION.

2. THE CONTRACTOR SHALL VERIFY DIMENSIONS AND ELEVATIONS IN THE FIELD PRIOR TO THE START OF CONSTRUCTION. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING ELEVATIONS AND DIMENSIONS THROUGHOUT CONSTRUCTION. IF
DISCREPANCIES ARE FOUND BETWEEN THE CONSTRUCTION DOCUMENTS AND EXISTING FIELD CONDITIONS, THE CONTRACTOR SHALL
CONTACT THE OWNER'S REPRESENTATIVE IMMEDIATELY FOR INSTRUCTION BEFORE PROCEEDING.

3. CONTRACTOR SHALL STAKE AND VERIFY DIMENSIONS IN FIELD PRIOR TO INITIATING CONSTRUCTION ACTIVITIES.  OBTAIN OWNER'S
REPRESENTATIVE APPROVAL BEFORE STARTING CONSTRUCTION.  REVIEW ANY DISCREPANCIES BETWEEN DRAWINGS AND ACTUAL FIELD
DIMENSIONS IMMEDIATELY WITH THE OWNER'S REPRESENTATIVE FOR RESOLUTION.  NO ADDITIONAL PAYMENT WILL BE MADE FOR
ADJUSTMENTS NECESSARY  TO CORRECT WORK NOT CONSTRUCTED AS DRAWN.

4. CONTRACTOR SHALL MAINTAIN LAYOUT STAKES DURING CONSTRUCTION.  NO ADDITIONAL PAYMENT WILL BE MADE TO REPLACE
BROKEN, MISSING OR DISLOCATED LAYOUT STAKES.

5. DIMENSIONS TO CURBS OR GUTTERS SHALL BE TO THE FACE OF CURB.  DIMENSIONS TO PAVEMENTS SHALL BE TO THE EDGE OF
PAVEMENT.

6. ROADWAYS AND DRIVES SHALL BE MEASURED FROM THE FACE OF CURB OR EDGE OF PAVEMENT.

7. DIMENSIONS ARE PARALLEL OR PERPENDICULAR TO BASE LINES, PROPERTY LINES OR BUILDING LINES UNLESS NOTED OTHERWISE.

8.  RADII SHALL BE FORMED AS CIRCULAR ARCS.  ALL CURVES AND ARCS SHALL INTERSECT OTHER CURVES AND LINES AT POINTS OF
TANGENCY TO FORM SMOOTH TRANSITIONS UNLESS NOTED OTHERWISE.

9. PROVIDE LAYOUT STAKES MAXIMUM OF 10' ON-CENTER ALONG LARGE ARCS WITH INACCESSIBLE RADIUS POINTS.

10. STRIPING ASSOCIATED WITH PARKING STALLS AND LOADING ZONES SHALL BE THE FOLLOWING:  ACCESSIBLE PARKING STALLS - 4" WIDE
PAINTED BLUE, PARKING STALLS AND LOADING ZONES - 4' WIDE PAINTED WHITE

LAYOUT NOTES

GENERAL SITE NOTES
1. THE CONTRACT DOCUMENTS CONSIST OF THESE DRAWINGS AND SEPARATELY BOUND PROJECT MANUAL INCLUDING INTRODUCTORY

INFORMATION, BIDDING REQUIREMENTS, CONTRACT PROVISIONS, GENERAL CONDITIONS, AND TECHNICAL SPECIFICATIONS.

2. TOPOGRAPHIC AND SURVEY BASE INFORMATION REPRESENTATIVE OF EXISTING SITE CONDITIONS HAS BEEN OBTAINED FROM A
TOPOGRAPHIC SURVEY FROM BYNAN FANYO AND ASSOCIATES.  SHREWSBERRY AND ASSOCIATES CLAIMS NO RESPONSIBILITY FOR THE
ACCURACY OF THE BASE INFORMATION PROVIDED BY OTHERS.

3. VERIFY DRAWING INFORMATION WITH EXISTING SITE CONDITIONS.  PROMPTLY REPORT CONCEALED CONDITIONS, DISCREPANCIES, AND
DEVIATIONS IN EXISTING CONDITIONS FROM INFORMATION SHOWN IN CONTRACT DOCUMENTS.  THE OWNER SHALL NOT BE
RESPONSIBLE FOR UNAUTHORIZED CHANGES OR EXTRA WORK REQUIRED TO CORRECT UNREPORTED DISCREPANCIES.

4. SECURE AND PAY FOR PERMITS, FEES AND INSPECTIONS NECESSARY FOR PROPER EXECUTION OF THE WORK.  COMPLY WITH CODES
AND REQUIREMENTS OF AUTHORITIES HAVING JURISDICTION APPLICABLE TO THIS WORK.

5. CONTRACTOR SHALL NOTIFY OWNER'S REPRESENTATIVE AT LEAST 72 HOURS PRIOR TO COMMENCING CONSTRUCTION OPERATIONS.

6. ANY MATERIALS REMOVED FROM THE SITE SHALL BE DISPOSED OF IN A PROPER AND LEGAL MANNER AS REQUIRED BY AUTHORITIES
HAVING JURISDICTION, AND LOCAL LAWS AND ORDINANCES.

7. DAMAGES TO EXISTING IMPROVEMENTS, EXCAVATION AND / OR REMOVAL OF ANY EXISTING IMPROVEMENTS DURING CONSTRUCTION
SHALL BE KEPT TO A MINIMUM.  EXISTING IMPROVEMENTS TO REMAIN DAMAGED DURING CONSTRUCTION SHALL BE RESTORED,
RECONSTRUCTED  OR REPLACED BY CONTRACTOR, WITH NO ADDITIONAL PAYMENT MADE.

8. PROVIDE SMOOTH TRANSITION FROM NEW CONSTRUCTION TO EXISTING CONSTRUCTION TO REMAIN AS INDICATED ON DRAWINGS AND
AS NECESSARY.

9. ALL CONSTRUCTION METHODS AND MATERIALS MUST CONFORM TO THE CURRENT STANDARDS AND SPECIFICATIONS OF AUTHORITIES
HAVING JURISDICTION.

6. ALL CONSTRUCTION ACTIVITY ON THIS SITE SHALL BE PERFORMED IN COMPLIANCE WITH APPLICABLE O.S.H.A. STANDARDS FOR WORKER
SAFETY.

7. CONTRACTOR SHALL INSPECT AND CLEAN SITE DAILY AND REMOVE ALL MUD, DIRT, GRAVEL, AND LOOSE MATERIALS TRACKED, DUMPED,
SPILLED OR WIND BLOWN FROM THE CONSTRUCTION SITE ONTO OTHER SITES, RIGHT OF WAYS, PUBLIC OR PRIVATE STREETS OR ROADS,
DRIVEWAYS, YARDS, OR SIDEWALKS.   THE CONTRACTOR SHALL SPRAY WITH A FINE MIST WATER SPRAY AS NEEDED TO REDUCE
AIRBORNE DUST DURING CONSTRUCTION.

8. CONTRACTOR SHALL PROVIDE AT THEIR EXPENSE, VEHICULAR AND PEDESTRIAN CONTROL DEVICES AND METHODS AS REQUIRED TO
MAINTAIN TEMPORARY TRAFFIC CONTROL MEETING REQUIREMENTS OF AUTHORITIES HAVING JURISDICTION.   CONTRACTOR SHALL
MAINTAIN MINIMUM ACCESS REQUIREMENTS FOR EMERGENCY VEHICLES DURING CONSTRUCTION AS DETERMINED BY AUTHORITIES
HAVING JURISDICTION. THIS SHALL INCLUDE PROVISIONS FOR UNINTERRUPTED EMERGENCY ACCESS DURING CONSTRUCTION TO EACH
ACCESSIBLE BUILDING ENTRY.

LEGEND:
RIGHT OF WAY LINE (EXISTING R/W)

EASEMENT LINE

CENTER LINE

RIGHT OF WAY LINE (NEW R/W)

PARKING STRIPING

A.D.A. RAMP - SEE DETAIL SHEET ####

CURB AND WALK

6" STRAIGHT CURB

CONCRETE LIGHT POLE BASE - FOR REFERENCE ONLY

FLUSH CONCRETE CURB

ADA PARKING SIGN

CONCRETE TRANSFORMER PAD - SEE MEP PLANS FOR DETAILS

ADA PARKING SYMBOL

4" BLUE PAVEMENT MARKINGS

CONCRETE STEPS - SEE SHEET ####

CONCRETE WALK

RETAINING WALL

10' CONCRETE PATH

PARKING BUMP STOP

LIGHT DUTY ASPHALT PAVEMENT

HEAVY DUTY ASPHALT PAVEMENT

ELECTRIC VEHICLE PARKING SPACE
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1. CONSTRUCTION EQUIPMENT MAY CAUSE SOIL DAMAGE SUCH AS PUMPING AND GENERAL DETERIORATION OF
SHALLOWER SOILS IF EXCESS SURFACE WATER IS PRESENT.  TAKE PRECAUTIONARY STEPS DURING
CONSTRUCTION TO PREVENT SOIL DAMAGE.

2. CONSTRUCTION METHODS AND MATERIALS SHALL CONFORM TO REQUIREMENTS OF AUTHORITIES HAVING
JURISDICTION.

3. PROMPTLY NOTIFY OWNER'S REPRESENTATIVE IF UNSATISFACTORY SUB-GRADE CONDITIONS OR MATERIALS ARE
ENCOUNTERED.  NO PAYMENT WILL BE MADE FOR ADDITIONAL WORK INITIATED WITHOUT PRIOR WRITTEN
AUTHORIZATION BY THE OWNER'S REPRESENTATIVE.

4. CONTRACTOR SHALL TAKE PARTICULAR CARE WHEN EXCAVATING IN AND AROUND EXISTING UTILITY LINES AND
EQUIPMENT.  VERIFYING FIELD LOCATIONS OF EXISTING UTILITIES ARE THE RESPONSIBILITY OF  THE CONTRACTOR.
FIELD LOCATIONS OF EXISTING UTILITIES SHALL BE DETERMINED EITHER BY AN AUTHORIZED REPRESENTATIVE OF
THE UTILITY OR A PRIVATE UNDERGROUND  UTILITY LOCATER SERVICE PRIOR TO THE START OF EXCAVATING.
VERIFY MINIMUM UTILITY COVER REQUIREMENTS BY THE UTILITY.  MAINTAIN MINIMUM UTILITY COVER
REQUIREMENTS DURING CONSTRUCTION WITHOUT DAMAGING UTILITIES.

5. SMOOTHLY FEATHER PROPOSED GRADES AT CONSTRUCTION LIMITS OR GRADING BOUNDARIES WITH EXISTING
GRADES.

6. FINE GRADE ALL SURFACES TO ACHIEVE POSITIVE DRAINAGE WITH MINIMUM 2% CROSS SLOPE ON WALKS AND
PAVEMENTS UNLESS NOTED OTHERWISE.

7. CONTRACTOR SHALL BACKFILL AND PLACE ENGINEERED FILL MATERIAL FOR PAVEMENT AREAS AS REQUIRED TO
ACHIEVE FINISH GRADES AS SHOWN ON THE DRAWINGS.

8. CONTRACTOR SHALL BACKFILL AND PLACE TOPSOIL AND PLANTING SOIL BACKFILL FOR LAWN AREAS TO DEPTH
OF 6" AS REQUIRED TO ACHIEVE PROPOSED FINISH GRADES SHOWN ON DRAWINGS.  CONTRACTOR SHALL
BACKFILL AND PLACE TOPSOIL AND PLANTING SOIL BACKFILL FOR PLANTING BEDS TO DEPTH OF 12" AS REQUIRED
TO ACHIEVE PROPOSED FINISH GRADES SHOWN ON DRAWINGS.

9. CONTRACTOR SHALL REMOVE AND DISPOSE OF EXCESS EXCAVATED SOIL MATERIALS OFF-SITE IN ACCORDANCE
WITH REQUIREMENTS OF AUTHORITIES HAVING JURISDICTION.

GRADING & DRAINAGE NOTES

LEGEND:
RIGHT OF WAY LINE (EXISTING R/W)

EASEMENT LINE

CENTER LINE

RIGHT OF WAY LINE (NEW R/W)

LOT LINE

PARKING STRIPING

SPOT ELEVATION

PAVEMENT AND CURB ELEVATION

PAD GRADEPAD

615.09
615.59 TC

615.84
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STRUCTURE DATA TABLE

STR. #

10

90 Bend

350

351

352

353

354

355

356

357

358

TC

749.13

750.31

754.08

751.19

751.86

751.26

752.66

752.88

753.27

753.48

750.25

INV. IN

748.61 (W)

747.50 (S)

746.63 (S)

746.40 (E)

746.36 (S)

746.23 (S)

745.31 (SW)

INV. OUT

750.00 (E)

748.51 (N)

747.40 (N)

746.53 (W)

746.38 (N)

746.26 (N)

745.54 (NE)

745.21 (N)

PIPES IN

12" RCP

12" RCP

15" RCP

18" RCP

24" RCP

24" RCP

24" RCP

PIPES OUT

12" RCP

12" RCP

15" RCP

18" RCP

24" RCP

24" RCP

24" RCP

15" RCP

STR. & CASTING TYPE

Null Structure

Null Structure

24 x 24 inch Rectangular Structure

48" Dia Manhole

24 x 24 inch Rectangular Structure

24 x 24 inch Rectangular Structure

48" Dia Manhole

48" Diversion Structure

72 inch Cylindrical Structure

72 inch Cylindrical Structure

24 x 24 inch Rectangular Structure
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1. THE UTILITIES INDICATED ON THE PLANS AND SURVEY MAY NOT BE A COMPLETE INVENTORY OF ALL EXISTING UTILITIES ON AND
AROUND THE SITE.  THE LOCATION AND SIZE OF THESE UTILITIES MAY BE APPROXIMATE.  UTILITY INFORMATION WAS GATHERED
OR SUPPLIED BY OTHERS AND THE DESIGN SHOWN ON THESE PLANS RELIES ON THE ACCURACY OF THE UTILITY INFORMATION.
THE LANDSCAPE ARCHITECT SHALL NOT BE HELD LIABLE FOR INCORRECT OR MISLEADING UTILITY INFORMATION INDICATED,
IMPLIED, OR NOT INDICATED ON THESE PLANS.

2. CONTRACTOR SHALL TAKE PARTICULAR CARE WHEN EXCAVATING IN AND AROUND EXISTING UTILITY LINES AND EQUIPMENT.
VERIFYING FIELD LOCATIONS OF EXISTING UTILITIES ARE THE RESPONSIBILITY OF  THE CONTRACTOR.  FIELD LOCATIONS OF
EXISTING UTILITIES SHALL BE DETERMINED EITHER BY AN AUTHORIZED REPRESENTATIVE OF THE UTILITY OR A PRIVATE
UNDERGROUND  UTILITY LOCATER SERVICE PRIOR TO THE START OF EXCAVATING.  VERIFY MINIMUM UTILITY COVER
REQUIREMENTS BY THE UTILITY.  MAINTAIN MINIMUM UTILITY COVER REQUIREMENTS DURING CONSTRUCTION WITHOUT
DAMAGING UTILITIES.

3. CONTRACTOR SHALL NOTIFY UTILITIES 72 HOURS BEFORE CONSTRUCTION IS TO START TO VERIFY UTILITIES PRESENT ON THE
SITE.  ALL VERIFICATIONS, LOCATIONS, SIZE, AND DEPTHS SHALL BE  MADE BY THE APPROPRIATE UTILITY.  WHEN EXCAVATING
AROUND OR OVER EXISTING UTILITIES, THE CONTRACTOR SHALL NOTIFY THE UTILITY COMPANY SO A REPRESENTATIVE OF THE
UTILITY CAN BE PRESENT DURING THE EXCAVATION TO OBSERVE EXCAVATIONS.

4. THE CONTRACTOR SHALL BEAR EXPENSES TO REMOVE, RELOCATE, AND / OR MODIFY UTILITIES REQUIRED TO BE ADJUSTED FOR
SUCCESSFUL COMPLETION OF CONSTRUCTION ACTIVITIES.  THE CONTRACTOR SHALL VERIFY WITH UTILITIES EXISTING UTILITIES
THAT MAY CONFLICT WITH CONSTRUCTION ACTIVITIES.  CONTRACTOR SHALL VERIFY PLANNED FUTURE UTILITY IMPROVEMENTS
THAT MAY IMPACT CONSTRUCTION ACTIVITIES.

5. CONTRACTOR SHALL ADJUST ALL UTILITY COVERS, FRAMES, CASTINGS, LIDS, ACCESS PANELS, STRUCTURES AND RISERS IN
SUCH A MANNER TO BE FLUSH WITH PROPOSED FINISH GRADES.  CONTRACTOR SHALL TAKE CARE TO NOT DAMAGE UTILITY
COVERS, FRAMES, CASTINGS, LIDS, ACCESS PANELS, STRUCTURES AND RISERS DURING CONSTRUCTION.

6. CONTRACTOR SHALL COORDINATE WITH UTILITIES FOR RELOCATION, REMOVAL OR ABANDONMENT OF UTILITY FACILITIES
ON-SITE OR CROSSING THE SITE.  DO NOT INTERRUPT UTILITY FACILITIES SERVING OCCUPIED FACILITIES USED BY THE OWNER
OR OTHERS WITHOUT PRIOR WRITTEN AUTHORIZATION.

7. COSTS INCURRED BY THE CONTRACTOR COORDINATING NEW UTILITY SERVICES SHALL BE PAID FOR BY THE CONTRACTOR.

8. UTILITY CONNECTIONS TO EXISTING FACILITIES SHALL BE VERIFIED WITH THE OWNER'S REPRESENTATIVE AND COORDINATED
WITH THE UTILITY PRIOR TO BEGINNING CONSTRUCTION ACTIVITIES.

9. MAINTAIN SEPARATION REQUIRED BY UTILITIES AND AUTHORITIES HAVING JURISDICTION BETWEEN UTILITIES AND STRUCTURES.

10. UTILITY SLEEVES SHALL WHERE INDICATED SHALL BE SCHEDULE 80 PVC PIPE OF DIAMETER NOTED ON DRAWINGS UNLESS
NOTED OTHERWISE.  WHERE POSSIBLE MULTIPLE PIPE LOCATIONS SHALL BE GANGED OR STACKED TO MINIMIZE SPACE
REQUIREMENTS.  UTILITY SLEEVES SHALL EXTEND A MINIMUM OF 24" BEYOND PAVEMENT, FOOTING OR ROCK EDGES.
CONTRACTOR SHALL MARK SLEEVE EDGES ABOVE GROUND.

11. SLEEVES SHALL BE  INSTALLED A MINIMUM OF 36" BELOW FINISH GRADE TO THE TOP OF THE PIPE UNLESS NOTED OTHERWISE
OR OTHERWISE DETERMINED BY THE OWNER'S REPRESENTATIVE.

12. SLEEVES SHALL BE LOCATED IN ACCESSIBLE CORNERS, ALONG PAVEMENT EDGES AND EDGES OF PLANTING BEDS.  AVOID
EXTENDING SLEEVES TO CENTER OF PLANTING AREAS.

UTILITY NOTES

LEGEND:
RIGHT OF WAY LINE (EXISTING R/W)

EASEMENT LINE

CENTER LINE

RIGHT OF WAY LINE (NEW R/W)

PARKING STRIPING

MANHOLEMH

EX EXISTING

STORM SEWER
6" UNDERDRAIN

TOP OF CURB/TOP OF CASTING GRADETC

INV INVERT ELEVATION

REINFORCED CONCRETE PIPERCP

1. THE CONTRACTOR IS CAUTIONED THAT THE LOCATIONS AND/OR ELEVATIONS OF EXISTING UTILITIES AS SHOWN
ON THESE PLANS IS BASED ON RECORDS OR VARIOUS UTILITY COMPANIES, AND WHERE POSSIBLE,
MEASUREMENTS TAKEN IN THE FIELD.  THIS INFORMATION IS NOT TO BE RELIED UPON AS BEING EXACT OR
COMPLETE.  THE CONTRACTOR IS RESPONSIBLE FOR THE ACCURATE LOCATION OF ALL UTILITIES AND HAZARDS
WHETHER SHOWN OR NOT.  THE CONTRACTOR MUST CONTACT THE APPROPRIATE UTILITY COMPANY AT LEAST 48
HOURS PRIOR TO ANY EXCAVATION TO REQUEST EXACT FIELD LOCATION OF UTILITIES.

2. ALL UTILITY TRENCHES SHALL BEGIN AT THE LOWEST ELEVATION AND SHALL PROGRESS UPWARD.

3. WHERE POSSIBLE, ALL UTILITY TRENCHES SHALL BE CUT THROUGH THE COMPACTED SUBGRADE SOIL, AND
BACKFILLED PRIOR TO THE PLACEMENT OF THE COMPACTED AGGREGATE PAVEMENT BASE.

4. UNLESS STATED OTHERWISE IN THESE CONTRACT DOCUMENTS, THE INSTALLATION OF THE ROOF DRAIN
COLLECTOR PIPING SHALL BE THE RESPONSIBILITY OF THE SITE UTILITY CONTRACTOR.

5. ALL STORM PIPE (12" DIAMETER OR LARGER) SHALL BE REINFORCED CONCRETE PIPE (CLASS III).

GENERAL UTILITY NOTES

STORMWATER STRUCTURE

EXISTING TRANSFORMER
LOCATION. TO BE RELOCATED.

RELOCATED TRANSFORMER
LOCATION.
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CENTERSTONE LOT STORM
PLAN & PROFILE
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LOT LINE
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EX EXISTING

STORM SEWER

WATER MAIN

SANITARY SEWER

TOP OF CURB/TOP OF CASTING GRADETC

INV INVERT ELEVATION

REINFORCED CONCRETE PIPERCP

GENERAL NOTES
1. TEMPORARY TRAFFIC CONTROL DURING CONSTRUCTION TO CONFORM TO APPLICABLE LOCAL AND STATE STANDARDS.

2. ALL CONSTRUCTION ACTIVITY ON THIS SITE TO BE PERFORMED IN COMPLIANCE WITH APPLICABLE O.S.H.A. STANDARDS FOR
WORKERS SAFETY.

3. IT SHALL BE THE CONTRACTORS RESPONSIBILITY TO FIELD VERIFY ALL UTILITY LOCATIONS BEFORE CONSTRUCTION BEGINS.

4. IT SHALL BE THE CONTRACTORS RESPONSIBILITY TO FIELD VERIFY ALL EXISTING ELEVATIONS BEFORE CONSTRUCTION BEGINS.

5. THE STORM SEWER SYSTEM SHALL BE CONSTRUCTED PER DESIGN SPECIFIED AND AS APPROVED THE THE CITY OF BLOOMINGTON
ON THE FINAL APPROVED CONSTRUCTION PLANS.  DEVIATIONS FROM THE APPROVED DESIGN SHALL ONLY BE PERMITTED DUE TO
SPECIAL CIRCUMSTANCES OR DIFFICULTY DURING CONSTRUCTION AND WILL REQUIRE PRIOR FIELD APPROVAL FROM A
DESIGNATED REPRESENTATIVE OF THE CITY OF BLOOMINGTON IN ADDITION TO SUPPLEMENTAL APPROVAL BY THE DESIGN
ENGINEER.  AN EXPLANATION OF ANY SUCH DEVIATION SHALL BE INCLUDED AS A REQUIREMENT ON AS-BUILT/RECORD DRAWINGS
SUBMITTED FOR RELEASE OF PERFORMANCE GUARANTEES.  APPROVED DESIGN SLOPES IDENTIFIED AS GENERATING VELOCITIES
OF 2.5 FPS OR LESS OR 10 FPS OR GRATER (AT FULL FLOW CAPACITY) SHALL REQUIRE AS-BUILT CERTIFICATION AT THE TIME OF
CONSTRUCTION, PRIOR TO BACKFILLING THE PIPE.  THE CONTRACTOR IS INSTRUCTED TO AS-BUILT EACH SECTION OF STORM PIPE
AS IT IS BEING INSTALLED TO ENSURE COMPLIANCE WITH THE DESIGN PLANS AND AS APPROVED BY THE CITY OF BLOOMINGTON.

6. NO EARTH DISTURBING ACTIVITY MAY COMMENCE WITHOUT AN APPROVED STORM WATER MANAGEMENT PERMIT.

7. ALL STORM WATER DRAINAGE CASTINGS SHALL BE LABELED WITH ENVIRONMENTAL MESSAGING "DUMP NO WASTE".

8. ALL CONCRETE PIPE JOINTS SHALL BE CONTINUOUS O-RING GASKET CONFORMING TO ASTM C 443.

9. 18" OF VERTICAL SEPARATION MUST BE MAINTAINED FOR ALL UTILITY CROSSINGS.

EXISTING GROUND PROFILE

PROPOSED GRADE

XX
X.

X
XX

X.
XX

PROPOSED CL ELEVATIONEXISTING ELEVATION

GRANULAR BACKFILL - SEE DETAIL SHEET C802
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CENTERSTONE LANDSCAPE
PLAN
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CENTERSTONE LANDSCAPE PLAN
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1. IN CASE OF DISCREPANCIES BETWEEN THE LANDSCAPE PLAN AND THE PLANT SCHEDULE, THE PLAN SHALL
DICTATE.

2. PLANTS AND OTHER MATERIALS ARE QUANTIFIED AND SUMMARIZED FOR THE CONVENIENCE OF THE OWNER
ONLY.  CONFIRM AND INSTALL SUFFICIENT QUANTITIES TO COMPLETE THE WORK AS DRAWN.  NO ADDITIONAL
PAYMENTS WILL BE MADE FOR MATERIALS REQUIRED TO COMPLETE THE WORK AS DRAWN.

3. CONTRACTOR SHALL OBTAIN AND PAY FOR PERMITS AND FEES THAT MAY BE REQUIRED BY AUTHORITIES HAVING
JURISDICTION FOR THIS PORTION OF THE WORK.

4. STAKE TREE AND PLANTING BED LAYOUT FOR APPROVAL BY OWNER'S REPRESENTATIVE BEFORE PLANTING
OPERATIONS ARE TO PROCEED.  TREE LOCATIONS SHALL BE MARKED WITH A STAKE BEARING A LEGIBLE NOTE
INDICATING VARIETY AND SIZE OF TREE.  PLANTING BED EDGES SHALL BE MARKED WITH A HIGHLY VISIBLE PAINT
LINE.  STAKES SHALL BE REMOVED PRIOR TO SUBSTANTIAL COMPLETION. LANDSCAPE ARCHITECT RESERVES THE
RIGHT TO MAKE MINOR ADJUSTMENTS TO PLANT LOCATIONS.  PLANT MATERIAL INSTALLED IN INCORRECT
LOCATIONS (IN THE OPINION OF THE OWNER'S REPRESENTATIVE) SHALL BE REINSTALLED AT NO ADDITIONAL
COST TO THE OWNER.

5. DO NOT LOCATE PLANTS WITHIN 10' OF UTILITY STRUCTURES OR WITHIN 5' HORIZONTALLY OF UNDERGROUND
UTILITY LINES UNLESS NOTED OTHERWISE ON DRAWINGS.

6. SUBSTITUTIONS OF PLANT MATERIALS SHALL NOT BE ALLOWED. IF PLANTS ARE NOT AVAILABLE, THE
CONTRACTOR SHALL NOTIFY THE LANDSCAPE ARCHITECT  IN WRITING.  ALL PLANTS SHALL BE INSPECTED AND
TAGGED WITH PROJECT IDENTIFICATION AT NURSERY OR CONTRACTOR'S OPERATIONS PRIOR TO MOVING TO THE
SITE.  PLANT MATERIAL MAY ALSO BE INSPECTED AND APPROVED OR REJECTED AT THE PROJECT SITE.  OWNER'S
REPRESENTATIVE RESERVES THE RIGHT TO REJECT PLANT MATERIALS NOT MEETING PROJECT REQUIREMENTS.

7. CONTRACTOR SHALL INSPECT SOIL MEDIUM USED IN THE PLANTING AREAS AND PLANTING PITS AND VERIFY IT'S
SUITABILITY FOR THE PLANT MATERIAL.  PLANTING SOIL MEDIUM SHALL BE NON-COMPACTED AND FREE FROM
ROCKS, STONE, STUMPS, RUBBISH, BROKEN CONCRETE, AND OTHER MATERIAL DELETERIOUS TO PLANT
MATERIAL ESTABLISHMENT.

8.  APPLY PRE-EMERGENT HERBICIDE IN PLANTING BEDS AT RATES SPECIFIED BY MANUFACTURER FOR EACH
VARIETY OF PLANT.

9. PLANT MATERIAL SHALL MEET CURRENT REQUIREMENTS OF AMERICAN NATIONAL STANDARDS INSTITUTE (ANSI)
260.1 NURSERY STANDARDS.

10. PLANTS AND OTHER PLANTING MATERIAL MAY BE STORED ON-SITE.  PLANTS AND PLANTING MATERIAL
TEMPORARILY STORED SHALL BE STORED OUT OF THE SUN AND AWAY FROM CONSTRUCTION OPERATIONS.

11. PLANT MATERIAL SHALL BE PLANTED AT THE SAME DEPTH AS GROWN IN THE NURSERY.

12. INSTALL TREES IN SAME ORIENTATION AS GROWN IN THE NURSERY.  MARK NORTH SIDE OF TREES WITH
INDELIBLE MARK AT NURSERY PRIOR TO DIGGING.

13. PLANTING BEDS AND TREE MULCH RINGS SHALL HAVE A SHOVEL CUT SPADED EDGE VERTICALLY CUT TO A
DEPTH OF 2" UNLESS NOTED OTHERWISE.

14. DO NOT STAKE AND GUY TREES LESS THAN 2 12" CALIPER UNLESS REQUIRED TO PREVENT WIND TIP-OUT FOR
PROPER TREE STABILIZATION. PROMPTLY RESET AND STAKE AND GUY TREES FOLLOWING WIND TIP-OUT.

15. PROVIDE TREE WRAP TAPE IMMEDIATELY FOLLOWING TREE INSTALLATION AT ALL THIN-BARKED TREES.

16. TREE MULCH RINGS SHALL BE COVERED WITH A 3" THICKNESS OF SHREDDED HARDWOOD BARK MULCH.  BARK
MULCH SHALL BE APPROVED BY OWNER'S REPRESENTATIVE AND BE UNIFORM IN COLOR AND TEXTURE.  UTILITY
MULCH OR PROCESS TREE TRIMMINGS WILL NOT BE ALLOWED.

17. TREE MULCH RINGS IN LAWN AREAS SHALL HAVE A 5' DIAMETER UNLESS NOTED OTHERWISE ON DRAWINGS.

18. THE CONTRACTOR SHALL WEED, WATER, AND MAINTAIN ALL PLANT MATERIAL UNTIL END OF REQUIRED
MAINTENANCE PERIOD AND FINAL ACCEPTANCE BY THE OWNER.

19. CONTRACTOR SHALL GUARANTEE AND WARRANTY PLANT MATERIALS FOR A PERIOD OF ONE FULL YEAR
FOLLOWING PLANTING SUBSTANTIAL COMPLETION.

20. LAWN SEED OR SOD LIMITS ARE APPROXIMATE.  SOW SEED OR LAY SOD TO LIMITS OF GRADING AND
DISTURBANCE.  CONTRACTOR SHALL BE RESPONSIBLE FOR RESTORATION OF UNAUTHORIZED DISTURBANCE
OUTSIDE CONSTRUCTION LIMITS.

21. CONTRACTOR SHALL BE RESPONSIBLE FOR EROSION CONTROL IN ALL LAWN AND PLANTING AREAS.  PROTECT
DISTURBED AREAS WITHIN 24 HOURS OF DISTURBANCE.  DO NOT DISTURB MORE AREA THAN CAN BE
COMPLETED AND PROTECTED WITHIN 24 HOURS.

PLANTING NOTES

208



TREE QTY BOTANICAL / COMMON NAME SIZE
GS 6 GLEDITSIA TRIACANTHOS INERMIS 'SKYLINE' / SKYLINE HONEY LOCUST 2" CAL. B&B

LE 7 LIRIODENDRON TULIPIFERA 'JFS-OZ' / EMERALD CITY® TULIP POPLAR 2" CAL. B&B

QB 3 QUERCUS BICOLOR / SWAMP WHITE OAK 2" CAL. B&B

QM 4 QUERCUS MACROCARPA / BURR OAK 2" CAL. B&B

TM 10 TAXODIUM DISTICHUM 'MICKELSON' / SHAWNEE BRAVE™ BALD CYPRESS 2" CAL. B&B

TB 8 TILIA AMERICANA 'BOULEVARD' / BOULEVARD AMERICAN LINDEN 2" CAL. B&B

DECIDUOUS SHRUBS QTY BOTANICAL / COMMON NAME SIZE SPACING
AA 24 ARONIA MELANOCARPA 'AUTUMN MAGIC' / AUTUMN MAGIC BLACK CHOKEBERRY 3 GAL. 48" o.c.

CS 32 CEPHALANTHUS OCCIDENTALIS 'SMCOSS' / SUGAR SHACK® BUTTONBUSH 3 GAL. 48" o.c.

DN 22 DEUTZIA GRACILIS 'NIKKO' / NIKKO DEUTZIA 3 GAL. 36" o.c.

HA 32 HYDRANGEA ARBORESCENS 'ANNABELLE' / ANNABELLE HYDRANGEA 3 GAL. 48" o.c.

IV 24 ITEA VIRGINICA 'HENRY'S GARNET' / HENRY'S GARNET SWEETSPIRE 3 GAL. 48" o.c.

PD 29 PHYSOCARPUS OPULIFOLIUS 'DONNA MAY' / LITTLE DEVIL™ DWARF NINEBARK 3 GAL. 48" o.c.

EVERGREEN SHRUBS QTY BOTANICAL / COMMON NAME SIZE SPACING
IS 51 ILEX GLABRA 'SHAMROCK' / SHAMROCK INKBERRY HOLLY 3 GAL. 48" o.c.

JO 77 JUNIPERUS VIRGINIANA 'GREY OWL' / GREY OWL EASTERN REDCEDAR 3 GAL. 48" o.c.

TC 8 TAXUS CANADENSIS / CANADA YEW 3 GAL. 60" o.c.

TURF QTY BOTANICAL / COMMON NAME SIZE SPACING
TF 6,496 SF TURF SOD MARATHON III / TURF-TYPE TALL FESCUE SOD

PERENNIALS QTY BOTANICAL / COMMON NAME SIZE SPACING
LK 171 LIATRIS SPICATA 'KOBOLD' / KOBOLD BLAZING STAR 1 GAL. 18" o.c.

MS 29 MATTEUCCIA STRUTHIOPTERIS / OSTRICH FERN 1 GAL. 36" o.c.

SC 240 SCHIZACHYRIUM SCOPARIUM 'CAROUSEL' / CAROUSEL LITTLE BLUESTEM 1 GAL. 24" o.c.

GROUNDCOVERS QTY BOTANICAL / COMMON NAME SIZE SPACING
CP 1,010 CAREX PENSYLVANICA / PENNSYLVANIA SEDGE 1 QUART 12" o.c.

PB 168 PHLOX SUBULATA 'BLUE EMERALD' / BLUE EMERALD CREEPING PHLOX 1 QUART 12" o.c.

PLANT SCHEDULE
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LANDSCAPE SCHEDULE AND
DETAILS
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STAVOID PLACING SOIL ON
TOP OF THE ROOBALL,
MAINTAIN EXPOSURE OF
ROOT FLARE. IF ROOT
FLARE IS NOT EXPOSED.
CAREFULLY REMOVE
EXCESS SOIL. SET
ROOTBALL SO THAT BASE
OF ROOT FLARE IS 2"
HIGHER THAN ADJACENT
FINISH GRADE.

MULCH 3" DEEP,
TAPERING TO 1" AT

TRUNK. KEEP MULCH OFF
OF TRUNK.

PREPARE A 3" HIGH
SAUCER AROUND

PIT, DISCARD
EXCESS EXCAVATED

MATERIAL.

CUT AND REMOVE ALL
CORDS AROUND
ROOTBALL AND TRUNK
WITHOUT CAUSING
DAMAGE TO TRUNK.
REMOVE TOP HALF OF
WIRE BASKET, AND FOLD
REMAINING POINTS
DOWN. REMOVE TOP
HALF OF BURLAP.
FINISHED GRADEFLARE PLANTING HOLE

EDGE. HOLE SIZE TO BE
TWICE AS WIDE AS

ROOTBALL. BACKFILL PIT
WITH 13 PLANTING SOIL

BACKFILL. REMOVE AND
PROPERLY DISPOSE OF

SPOILS OFF SITE.

SET ROOT BALL ON
UNDISTURBED OR
APPROPRIATELY
COMPACTED SUBGRADE.
IF HOLE IS TOO DEEP,
ADD AND COMPACT
ADDITIONAL PLANTING
SOIL BACKFILL BEFORE
SETTING TREE.

REMOVE ANY BROKEN
BRANCHES, TREE TAGS,

AND RIBBONS (UPON
APPROVAL OF PLANT).

24
"

m
in

.

2 TIMES ROOTBALL WIDTH

PRUNE ONLY TO
ENCOURAGE CENTRAL
LEADER. (DO NOT CUT

LEADER TREE.)

SECTION - DECIDUOUS TREE PLANTING
1/2"  1'-0"Ԁ

1

SECTION | SHRUB - HERBACEOUS AND WOODY
1/2"  1'-0"Ԁ

1
1

NOTES:
1. TRUNK FLARE TO REMAIN VISIBLE ABOVE SOIL AND MULCH.
2. WATER THOROUGHLY TO ELIMINATE AIR POCKETS AND ENSURE

SETTLEMENT OF SOIL, ADD ADDITIONAL TREE PLANTING BACKFILL AS
NEEDED.

3. REMOVE TAGS & LABELS.

1.5X SIZE OF ROOTBALL
3X SIZE OF ROOTBALL

CUT AND REMOVE ALL
CORDS, WIRE, OR
BURLAP FROM TOP OF
ROOT BALL AND TOP
HALF OF ROOT BALL
SIDES

ADJACENT SURFACE
VARIES, REFER TO
PLANSSCARIFY ALL SIDES OF
PLANTING PIT

FINISH GRADE

PRUNE AS DIRECTED BY
LANDSCAPE ARCHITECT

ONLY, REFER TO
SPECIFICATIONS

MULCH 2" DEEP
TAPERING TO 1" AT

TRUNK, DO NOT PLACE
MULCH ON TRUNK

HORTICULTURAL SOIL,
REFER TO

SPECIFICATIONS

PLACE ROOTBALL ON
UNDISTURBED OR

TAMPED SOIL

TOP OF ROOT BALL TO
BE FLUSH WITH FINISH
GRADE

UNDISTURBED
SUBGRADE OR
COMPACTED
SUBGRADE

2

TOP OF CROWN SHOULD
BE 1" ABOVE TOP OF SOIL
AFTER WATERING IN.

2" DEEP MULCH. WORK
MULCH UNDER
BRANCHES, KEEP MULCH
OFF OF CROWN.

VARIES, REFER TO
PLANT SCHEDULE

SECTION | GROUNDCOVER - DECIDUOUS AND EVERGREEN

HORTICULTURAL SOIL,
REFER TO
SPECIFICATIONS

SUBGRADE

3

SECTION | PLANTING EDGE - SPADE
1 1/2"  1'-0"Ԁ

NOTES:
1. SOIL AND MULCH, REFER TO SPECIFICATIONS.
2. SOIL AND MULCH DEPTHS, REFER TO PLANTING PLANS.
3. PROVIDE EDGE TO MATCH GEOMETRIES SHOWN ON PLANS.

MULCH

SHARP SPADE-CUT EDGE
FINISH GRADE

PLANTING SOIL

COMPACTED SUBGRADE,
REFER TO SPECIFICATIONS

LAWN

TOP SOIL

4

VARIES, REFER TO PLAN

4"

SECTION - DECORATIVE GRAVEL WITH STEEL EDGING
1"  1'-0"Ԁ

SALVAGED DECORATIVE
GRAVEL FROM DEMO
AREAS ON-SITE

BUILDING FACADE

4" STEEL EDGE
RESTRAINT, CONTINUOUS.
18" STAKE AT 24" OC MIN.
FLUSH WITH TOP OF
GRAVEL

GEOTEXTILE FABRIC

COMPACTED SUBGRADE

TURF AREA, REFER TO
PLANS. GRADE FLUSH
WITH TOP OF EDGING AND
GRAVEL

5
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TREE CANOPY
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LANDSCAPE GENERAL NOTES
1. IMMEDIATELY NOTIFY OWNER/LANDSCAPE ARCHITECT OF ANY

DISCREPANCIES BETWEEN SPECIFICATIONS AND DRAWINGS PRIOR
TO THE BID DATE, AND/OR PRIOR TO START OF CONSTRUCTION.

2. PLANT COUNTS INDICATED ON THE DRAWINGS ARE FOR
LANDSCAPE ARCHITECT'S USE. LANDSCAPE CONTRACTOR SHALL
MAKE OWN PLANT QUANTITY TAKE-OFF USING DRAWINGS,
SPECIFICATIONS, AND PLANTING SCHEDULE REQUIREMENTS (I.E.
SPACING) - UNLESS OTHERWISE DIRECTED BY LANDSCAPE
ARCHITECT. CONTRACTOR SHALL VERIFY BED MEASUREMENTS
AND INSTALL APPROPRIATE QUANTITIES AS GOVERNED BY PLANT
SPACING PER THE LANDSCAPE SCHEDULE. CONTRACTOR SHALL
ACCOUNT FOR ALL SLOPES IN MATERIAL QUANTITY
CALCULATIONS.

3. IN CASE OF DISCREPANCIES BETWEEN THE PLAN AND PLANT LIST,
THE PLAN SHALL DICTATE. IF IN QUESTION, CONTACT THE
LANDSCAPE ARCHITECT.

4. LANDSCAPE ARCHITECT AND OWNER SHALL INSPECT ALL PLANT
LOCATIONS AND PLANT BED EDGES PRIOR TO INSTALLATION. THE
LANDSCAPE ARCHITECT RESERVES THE RIGHT TO ADJUST PLANT
LOCATIONS ON-SITE. ON-SITE ADJUSTMENTS WILL BE NECESSARY.

5. DO NOT MAKE SUBSTITUTIONS. IF SPECIFIED LANDSCAPE
MATERIAL IS NOT AVAILABLE, CONTRACTOR SHALL SUBMIT PROOF
OF NON-AVAILABILITY TO LANDSCAPE ARCHITECT TOGETHER WITH
A PROPOSAL FOR USE OF EQUIVALENT MATERIAL. LANDSCAPE
ARCHITECT RESERVES THE RIGHT TO DETERMINE MATERIAL
EQUIVALENCY.

6. THE CONTRACTOR SHALL INSTALL PLANTING SOIL IN ALL
PROPOSED PLANT BED AREAS AND ALL DISTURBED AREAS. SEE
DETAILS AND SPECIFICATIONS FOR SOIL TESTING, AMENDING, AND
PLACEMENT REQUIREMENTS.

7. THE CONTRACTOR IS RESPONSIBLE FOR VERIFYING AND
QUANTIFYING THE EXISTENCE OF SUITABLE TOPSOIL. SEE
SPECIFICATIONS FOR TOPSOIL TESTING, AMENDING, STRIPPING,
AND STOCKPILING REQUIREMENTS. THE CONTRACTOR IS
RESPONSIBLE FOR PROVIDING THE LANDSCAPE ARCHITECT WITH
A TOPSOIL TESTING ANALYSIS. IF SUITABLE TOPSOIL IS NOT
PRESENT ON SITE, THE CONTRACTOR IS RESPONSIBLE FOR
PROVIDING IMPORTED TOPSOIL ACCORDING TO THE PLANS,
DETAILS, AND SPECIFICATIONS. SUBJECT TO COMPLIANCE WITH
THE PROJECT REQUIREMENTS, TOPSOIL MAY BE AMENDED TO
BECOME PLANTING SOIL AND BE TRANSITIONED INTO SUB-GRADE
ACCORDING TO THE LANDSCAPE DETAILS AND SPECIFICATIONS.

8. THE EARTHWORK CONTRACTOR AND LANDSCAPE CONTRACTOR
SHALL COORDINATE THE PLACEMENT OF PLANTING SOIL PRIOR TO
THE OWNER/LANDSCAPE ARCHITECT VERIFYING THE EXISTENCE
OF SUITABLE PLANTING SOIL AND FINISH GRADE. THE
OWNER/LANDSCAPE ARCHITECT SHALL VERIFY DEPTH OF
PLANTING SOIL PRIOR TO PLANT INSTALLATION.

9. PROTECT ALL EXISTING STRUCTURES, UTILITIES, PAVEMENT, AND
OTHER FACILITIES FROM DAMAGE CAUSED BY PLANTING
OPERATIONS. RECONDITION AND SOD ALL AREAS DISTURBED BY
CONSTRUCTION ACTIVITIES THAT ARE NOT INDICATED TO RECEIVE
OTHER SURFACE TREATMENT (PRESERVED, RENOVATED AREAS,
MULCH, GROUNDCOVER, ETC.)

10. PLANTS AND ALL OTHER MATERIALS TO BE STORED ON-SITE WILL
BE PLACED WHERE THEY WILL NOT CONFLICT WITH
CONSTRUCTION OPERATIONS AND AS DIRECTED BY THE OWNER.

11. ALL PLANT BEDS SHALL RECEIVE 3-INCH MINIMUM LAYER OF
SHREEDED HARDWOOD MULCH (UNLESS OTHERWISE NOTED). SEE
SPECIFICATIONS.

12. ALL TREE PITS SHALL BE DUG IN ADVANCE OF PLANTING. EACH
TREE PIT SHALL BE TESTED FOR ADEQUATE DRAINAGE. SEE
SPECIFICATIONS FOR INSTRUCTIONS ON HOW TO ADMINISTER THE
TEST RATE OF PERCOLATION. PROVIDE DRY WELL IF DETERMINED
NECESSARY BY LANDSCAPE ARCHITECT. SEE TREE PIT DETAIL.

13. USE SOIL EXCAVATED FROM TREE PLANTING HOLE AS BACKFILL
FOR TREE PLANTINGS WHEN POSSIBLE.

14. SEPARATE MULCHED AREAS FROM TURF AREAS WITH A
45-DEGREE, SHOVEL-CUT SPADE EDGE.

15. SEE PLANTING SCHEDULE AND LANDSCAPE DETAILS FOR
ADDITIONAL REQUIREMENTS.

SITE KEY PLAN

SEE
SHEET LA501

SEE
SHEET LA502

NORTH SCALE: 1" = 20'

10' 20' 40'0'
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(40) LIA K

(44) SYM O

(5) PHY G
(29) RUD F

(30) RUD F
(38) DES G

(5) PHY G

(46) LIA K

(15) SYM O

(24) ECH P

(66) BOU G

(7) BAP S
(25) PEN S

(25) PEN S

(20) ECH P

(18) SYM O
(33) BOU G

(12) BOU G

(4) JUN A

(5) JUN A
(14) SCH C

(9) SCH C

(8) ARO A

(31) DRY M

(17) SYM W

(12) CEA A

(40) DRY M
(12) CLE V

(74) BOU G
(36) RUD F

(12) HYD H

(12) CEA A

(49) RUD F
(31) DRY M
(11) HYD H

(90) BOU G

(93) BOU G

(37) DRY M
(11) CLE V

(171 sf) SOD

(32) ECH P

(23) SYM O

(30) OSM C

(68) RUD F
(40) CHE G

(46) PEN S

(74) PYC M

(51) ASC S
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(29) PEN S
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(1) ILE M
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(56) CHE G

(34) CHE G

(58) PEN S

(156) CAR S
(28) IRI V

(2) ILE M

(9) ILE F

(57) CHE G

(43) EUP B

(36) IRI V
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(7) ILE F
(1) ILE M

(8) ITE V

(20) EUP B
(68) CAR S

(38) OSM C
(54) ASC S

(64) PYC M
(6) CEP S

(40) PYC M

(6) JUN A

(277 sf) SOD

(38) RUD F
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(25) SCH S

(17) SCH S

(38) DES G

(66) BOU G

(33) BOU G

(12) BOU G

(14) SCH C

(9) SCH C

(74) BOU G

(90) BOU G

(93) BOU G

(33) SCH C

(34) SCH C

(121) CAR S

(70) CAR S

(156) CAR S

(68) CAR S
(25) DES G

(13) SPO H
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100% OWNER REVIEW
CONSTRUCTION

DOCUMENTATION PLANS

LANDSCAPE PLAN
UNDERSTORY PLANTING
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LANDSCAPE GENERAL NOTES
1. IMMEDIATELY NOTIFY OWNER/LANDSCAPE ARCHITECT OF ANY

DISCREPANCIES BETWEEN SPECIFICATIONS AND DRAWINGS PRIOR
TO THE BID DATE, AND/OR PRIOR TO START OF CONSTRUCTION.

2. PLANT COUNTS INDICATED ON THE DRAWINGS ARE FOR
LANDSCAPE ARCHITECT'S USE. LANDSCAPE CONTRACTOR SHALL
MAKE OWN PLANT QUANTITY TAKE-OFF USING DRAWINGS,
SPECIFICATIONS, AND PLANTING SCHEDULE REQUIREMENTS (I.E.
SPACING) - UNLESS OTHERWISE DIRECTED BY LANDSCAPE
ARCHITECT. CONTRACTOR SHALL VERIFY BED MEASUREMENTS
AND INSTALL APPROPRIATE QUANTITIES AS GOVERNED BY PLANT
SPACING PER THE LANDSCAPE SCHEDULE. CONTRACTOR SHALL
ACCOUNT FOR ALL SLOPES IN MATERIAL QUANTITY
CALCULATIONS.

3. IN CASE OF DISCREPANCIES BETWEEN THE PLAN AND PLANT LIST,
THE PLAN SHALL DICTATE. IF IN QUESTION, CONTACT THE
LANDSCAPE ARCHITECT.

4. LANDSCAPE ARCHITECT AND OWNER SHALL INSPECT ALL PLANT
LOCATIONS AND PLANT BED EDGES PRIOR TO INSTALLATION. THE
LANDSCAPE ARCHITECT RESERVES THE RIGHT TO ADJUST PLANT
LOCATIONS ON-SITE. ON-SITE ADJUSTMENTS WILL BE NECESSARY.

5. DO NOT MAKE SUBSTITUTIONS. IF SPECIFIED LANDSCAPE
MATERIAL IS NOT AVAILABLE, CONTRACTOR SHALL SUBMIT PROOF
OF NON-AVAILABILITY TO LANDSCAPE ARCHITECT TOGETHER WITH
A PROPOSAL FOR USE OF EQUIVALENT MATERIAL. LANDSCAPE
ARCHITECT RESERVES THE RIGHT TO DETERMINE MATERIAL
EQUIVALENCY.

6. THE CONTRACTOR SHALL INSTALL PLANTING SOIL IN ALL
PROPOSED PLANT BED AREAS AND ALL DISTURBED AREAS. SEE
DETAILS AND SPECIFICATIONS FOR SOIL TESTING, AMENDING, AND
PLACEMENT REQUIREMENTS.

7. THE CONTRACTOR IS RESPONSIBLE FOR VERIFYING AND
QUANTIFYING THE EXISTENCE OF SUITABLE TOPSOIL. SEE
SPECIFICATIONS FOR TOPSOIL TESTING, AMENDING, STRIPPING,
AND STOCKPILING REQUIREMENTS. THE CONTRACTOR IS
RESPONSIBLE FOR PROVIDING THE LANDSCAPE ARCHITECT WITH
A TOPSOIL TESTING ANALYSIS. IF SUITABLE TOPSOIL IS NOT
PRESENT ON SITE, THE CONTRACTOR IS RESPONSIBLE FOR
PROVIDING IMPORTED TOPSOIL ACCORDING TO THE PLANS,
DETAILS, AND SPECIFICATIONS. SUBJECT TO COMPLIANCE WITH
THE PROJECT REQUIREMENTS, TOPSOIL MAY BE AMENDED TO
BECOME PLANTING SOIL AND BE TRANSITIONED INTO SUB-GRADE
ACCORDING TO THE LANDSCAPE DETAILS AND SPECIFICATIONS.

8. THE EARTHWORK CONTRACTOR AND LANDSCAPE CONTRACTOR
SHALL COORDINATE THE PLACEMENT OF PLANTING SOIL PRIOR TO
THE OWNER/LANDSCAPE ARCHITECT VERIFYING THE EXISTENCE
OF SUITABLE PLANTING SOIL AND FINISH GRADE. THE
OWNER/LANDSCAPE ARCHITECT SHALL VERIFY DEPTH OF
PLANTING SOIL PRIOR TO PLANT INSTALLATION.

9. PROTECT ALL EXISTING STRUCTURES, UTILITIES, PAVEMENT, AND
OTHER FACILITIES FROM DAMAGE CAUSED BY PLANTING
OPERATIONS. RECONDITION AND SOD ALL AREAS DISTURBED BY
CONSTRUCTION ACTIVITIES THAT ARE NOT INDICATED TO RECEIVE
OTHER SURFACE TREATMENT (PRESERVED, RENOVATED AREAS,
MULCH, GROUNDCOVER, ETC.)

10. PLANTS AND ALL OTHER MATERIALS TO BE STORED ON-SITE WILL
BE PLACED WHERE THEY WILL NOT CONFLICT WITH
CONSTRUCTION OPERATIONS AND AS DIRECTED BY THE OWNER.

11. ALL PLANT BEDS SHALL RECEIVE 3-INCH MINIMUM LAYER OF
SHREEDED HARDWOOD MULCH (UNLESS OTHERWISE NOTED). SEE
SPECIFICATIONS.

12. ALL TREE PITS SHALL BE DUG IN ADVANCE OF PLANTING. EACH
TREE PIT SHALL BE TESTED FOR ADEQUATE DRAINAGE. SEE
SPECIFICATIONS FOR INSTRUCTIONS ON HOW TO ADMINISTER THE
TEST RATE OF PERCOLATION. PROVIDE DRY WELL IF DETERMINED
NECESSARY BY LANDSCAPE ARCHITECT. SEE TREE PIT DETAIL.

13. USE SOIL EXCAVATED FROM TREE PLANTING HOLE AS BACKFILL
FOR TREE PLANTINGS WHEN POSSIBLE.

14. SEPARATE MULCHED AREAS FROM TURF AREAS WITH A
45-DEGREE, SHOVEL-CUT SPADE EDGE.

15. SEE PLANTING SCHEDULE AND LANDSCAPE DETAILS FOR
ADDITIONAL REQUIREMENTS.

SITE KEY PLAN

SEE
SHEET LA501

SEE
SHEET LA502

NORTH SCALE: 1" = 20'

10' 20' 40'0'
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DECIDUOUS TREES QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE REMARKS
ACE C 11 Acer x freemanii 'Celzam' Celebration Freeman Maple B & B 2.0" Cal
ACE M 2 Acer x freemanii 'Marmo' Marmo Freeman Maple B & B 2.0" Cal Min. 7ft lower branch height
CEL L 4 Celtis laevigata Sugar Hackberry B & B 2.5" Cal
CLA K 1 Cladrastis kentukea American Yellowwood B & B 2.0" Cal Min. 7ft lower branch height
LIR T 6 Liriodendron tulipifera 'JFS-Oz' Emerald City Tulip Poplar B & B 2.0" Cal
NYS S 4 Nyssa sylvatica 'NSUHH' Green Gable Tupelo #25 1.5" Cal
PLA M 10 Platanus x acerifolia 'Morton Circle' Exclamation! London Plane Tree B & B 2.0" Cal
QUE M 3 Quercus macrocarpa Burr Oak B & B 2.0" Cal
TAX D 4 Taxodium distichum 'JFS-SGPN' Green Whisper Bald Cypress B & B 2.0" Cal
ULM P 5 Ulmus americana 'Lewis & Clark' Prairie Expedition American Elm B & B 3.0" Cal

ORNAMENTAL TREES QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE REMARKS
AME M 11 Amelanchier x grandiflora 'Autumn Brilliance' Autumn Brilliance Apple Serviceberry B & B 8` H Multi-stem, min. 3 trunks
AME S 2 Amelanchier x grandiflora 'Autumn Brilliance' Autumn Brilliance Apple Serviceberry B & B 2.0" Cal
CER M 6 Cercis canadensis Eastern Redbud Multi-trunk B & B 8` H Multi-stem, min. 3 trunks

STREET TREE QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE REMARKS
ACE F 9 Acer saccharum 'Bailsta' Fall Fiesta Sugar Maple B & B 2.0" Cal
CAR C 3 Carpinus caroliniana American Hornbeam B & B 2.0" Cal
GLE T 4 Gleditsia triacanthos inermis 'Draves' Street Keeper Honey Locust B & B 2.0" Cal
GLE S 3 Gleditsia triacanthos inermis 'Skycole' Skyline Honey Locust B & B 2.0" Cal
GYM D 7 Gymnocladus dioica 'Espresso' Kentucky Coffeetree B & B 2.0" Cal Min. 7ft lower branch height
QUE B 8 Quercus bicolor Swamp White Oak B & B 2.0" Cal
TIL B 5 Tilia americana 'Boulevard' Boulevard American Linden B & B 2.5" Cal

CONIFEROUS/EVERGREEN SHRUBS QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE REMARKS
JUN A 15 Juniperus horizontalis `Andorra` Andorra Juniper #3 Min. 18" H

DECIDUOUS SHRUBS QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE REMARKS
ARO A 8 Aronia melanocarpa 'Autumn Magic' Autumn Magic Black Chokeberry #3 Min. 24" H
CEA A 71 Ceanothus americanus New Jersey Tea #3
CEP S 43 Cephalanthus occidentalis 'SMCOSS' Sugar Shack Buttonbush #3 Min. 18" H
CLE V 23 Clethra alnifolia 'Caleb' Vanilla Spice Summersweet #3 Min. 18" H
HYD A 24 Hydrangea arborescens `Annabelle` Annabelle Hydrangea #3 Min. 18" H
HYD H 23 Hydrangea arborescens 'Haas' Halo' Hass' Halo Smooth Hydrangea #3 Min. 18" H
ILE F 33 Ilex verticillata 'FarrowBPop' Berry Poppins Winterberry #3 Min. 18" H
ILE M 6 Ilex verticillata 'FarrowMrP' Mr. Poppins Winterberry #3 Min. 18" H
ITE V 25 Itea virginica `SMNIVDFC` Scentlandia Sweetspire #3 Min. 18" H
PHY D 30 Physocarpus opulifolius 'Donna May' Little Devil Dwarf Ninebark #1 Min. 18" H
PHY G 23 Physocarpus opulifolius 'SMNPOBLR' Ginger Wine Ninebark #3 Min. 18" H
SYM  P 12 Symphoricarpos x `Sofie` Proud Berry Coral Berry #3 Min. 18" H

ORNAMENTAL GRASS QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE SPACING REMARKS
BOU G 368 Bouteloua gracilis 'Blonde Ambition' Blonde Ambition Blue Grama #1 18" o.c. Full, healthy, well-rooted
CAR S 415 Carex stricta Tussock Sedge plug 15" o.c. Full, healthy, well-rooted
DES G 139 Deschampsia cespitosa 'Goldtau' Gold Dew Tufted Hair Grass #1 24" o.c. Full, healthy, well-rooted
SCH C 90 Schizachyrium scoparium 'Carousel' Carousel Little Bluestem #1 24" o.c. Full, healthy, well-rooted
SCH S 42 Schizachyrium scoparium 'Standing Ovation' Standing Ovation Little Bluestem #1 24" o.c. Full, healthy, well-rooted
SPO H 13 Sporobolus heterolepis Prairie Dropseed #1 24" o.c. Full, healthy, well-rooted

ANNUAL MIX QTY BOTANICAL NAME COMMON NAME CONT
ANN M 15 Annual Mix /Seasonal Planting Annual Mix/Seasonal Planting flat 8" o.c. 32-cell flat. Owner-provided,

contractor-installed. See specifications.

PERENNIALS QTY BOTANICAL NAME COMMON NAME CONT
AMS S 53 Amsonia tabernaemontana 'Storm Cloud' Strom Cloud Eastern Bluestar #1 18" o.c. Full, healthy, well-rooted
AMS B 32 Amsonia x `Blue Ice` Blue Ice Bluestar #1 18" o.c. Full, healthy, well-rooted
ASC S 192 Asclepias incarnata 'Cinderella' Cinderella Swamp Milkweed #1 18" o.c. Full, healthy, well-rooted
ASC T 89 Asclepias tuberosa Butterfly Milkweed #1 18" o.c. Full, healthy, well-rooted
BAP S 56 Baptisia x 'Sunny Morning' Sunny Morning False Indigo #1 24" o.c. Full, healthy, well-rooted
CHE G 231 Chelone glabra White Turtlehead #1 18" o.c. Full, healthy, well-rooted
COR G 156 Coreopsis grandiflora 'Early Sunrise' Early Sunrise Tickseed #1 18" o.c. Full, healthy, well-rooted
DRY M 139 Dryopteris marginalis Marginal Shield Fern #1 18" o.c. Full, healthy, well-rooted
ECH P 159 Echinacea purpurea 'PAS702917' PowWow Wild Berry Coneflower #1 18" o.c. Full, healthy, well-rooted
EUP B 107 Eupatorium dubium 'Baby Joe' Baby Joe Joe-Pye Weed #1 24" o.c. Full, healthy, well-rooted
IRI V 218 Iris virginica Blue Flag Iris #1 18" o.c. Full, healthy, well-rooted
LIA F 56 Liatris spicata 'Floristan White' Floristan White Blazing Star #1 18" o.c. Full, healthy, well-rooted
LIA K 199 Liatris spicata 'Kobold' Kobold Blazing Star #1 18" o.c. Full, healthy, well-rooted
OSM C 97 Osmunda cinnamomea Cinnamon Fern #1 24" o.c. Full, healthy, well-rooted
PEN S 292 Penstemon digitalis 'Pocahontas' Pocahontas Beardtongue #1 18" o.c. Full, healthy, well-rooted
POL A 31 Polystichum acrostichoides Christmas Fern #1 24" o.c. Full, healthy, well-rooted
PYC M 248 Pycnanthemum muticum Short-toothed Mountainmint #1 18" o.c. Full, healthy, well-rooted
RUD F 437 Rudbeckia fulgida 'Blovi' Viette's Little Suzy Coneflower #1 18" o.c. Full, healthy, well-rooted
SYM W 102 Symphyotrichum novi-belgii 'Wood's Purple' Wood's Purple New York Aster #1 24" o.c. Full, healthy, well-rooted
SYM O 305 Symphyotrichum oblongifolium 'October Skies' October Skies Fall Aster #1 24" o.c. Full, healthy, well-rooted
TRA O 92 Tradescantia ohiensis Ohio Spiderwort #1 18" o.c. Full, healthy, well-rooted

TURF QTY BOTANICAL NAME COMMON NAME CONT
SOD 2,435 sf Turf Sod HGT Bluegrass sod See specifications.

PLANT SCHEDULE

1
SCALE: 1" = 1'-0"

PLANTING SOIL

GENERAL NOTES:
1. SEE SPECS FOR REQUIREMENTS FOR SAMPLING, TESTING, AND BLENDING OF PLANTING SOIL.
2. SUITABLE TOPSOIL AND PLANTING SOIL SHALL NOT CONTAIN WEED SEEDS IN QUANTITIES THAT

CAUSE NOTICEABLE WEED INFESTATIONS IN THE FINAL PLANT BED. SOIL SHALL BE FREE OF
TOXIC SUBSTANCES, STONES, STICKS, DEBRIS, AND MATERIALS HARMFUL TO PLANT GROWTH.

3. CROWN BED IN CENTER 1" PER 1'-0" OF BED WIDTH, UNLESS NOTED OTHERWISE. HOLD CROWN
TO FINISH GRADE AS NOTED ON PLANS.

TRANSITION ZONE,
INTEGRATE PLANTING SOIL
INTO TOP 4" OF SUBSOIL

TRANSITION ZONE,
INTEGRATE PLANTING SOIL
INTO TOP 4" OF SUBSOIL

SUBSOIL, TYP. SUBSOIL, TYP.

MULCH, SHREDDED HARDWOOD BARK
AMENDED PLANTING SOIL
(DEPTH AFTER SETTLING),
REFER TO SPECIFICATIONS

AMENDED PLANTING SOIL
(DEPTH AFTER SETTLING),
REFER TO SPECIFICATIONS

6"

4"

SOIL
DEPTH
VARIES,

SEE SOILS
PLAN

4"

2" MIN.

6" LIFT,
TYP.

PLANT BED LAWN AREA

SECTION

BULB, CORM, OR TUBER.
SEE PLANTING SCHEDULE.

SPACING
VARIES, REFER

TO PLANT
SCHEDULE

PLANTING PROCEDURE:
1. SPRING FLOWERING BULBS SHALL BE

PLANTED DURING FALL PLANTING SEASON
ONLY.

2. DIG HOLE TO DEPTH OF 3x DIAMETER OF
BULB.

3. SET BULB IN HOLE WITH ROOTS FACING
DOWN.

4. BACKFILL WITH PLANTING SOIL AND
COVER WITH  MULCH (IN PLANT BEDS).

2"-3" LAYER OF HARDWOOD
BARK MULCH

AMENDED PLANTING SOIL.
SEE SOIL DETAILS FOR DEPTH.

3x BULB
DIAMETER

PERENNIAL PLANTINGS
INSTALLED IN TRIANGULAR
PLANTING SCHEME.

BULBS EQUALLY SPACED
BETWEEN PERENNIAL PLANTINGS
AS SHOWN. DISTRIBUTE SPECIES
EVENLY THROUGH PLANT BED.

SPACING VARIES, SEE
PLANTING SCHEDULE

PLAN

2
NOT TO SCALE

BULB/CORM/TUBER PLANTING DETAIL

3
NOT TO SCALE

PERENNIAL/GROUNDCOVER/GRASSES PLANTING

MIN. 2" MULCH, HARDWOOD SHREDDED
BARK, SEE SPECIAL PROVISIONS. KEEP
3" FROM BASE OF PLANT.

REMOVE CONTAINER

TRANSITION ZONE TO SUBSOIL,
SEE SOIL DETAILS

REFER TO PLANS FOR FINISH GRADE

AMENDED PLANTING SOIL. WATER
THOROUGHLY TO ELIMINATE AIR
POCKETS, SEE SOIL PLAN FOR DEPTH

GENERAL NOTES:
1. ALL PERENNIAL BEDS SHALL BE PLANTED USING

TRIANGULAR PLANTING SCHEME.  REFER TO PLANTING
SCHEDULE FOR ON-CENTER PLANTING DIMENSION.

SLOPE & SCARIFY SIDES OF PIT

WIDTH OF PIT TO BE TWO TIMES
ROOT BALL DIAMETER

SET ROOT BALL ON UNDISTURBED SOIL
"CONE" AT BOTTOM OF PIT WHERE POSSIBLE.

REFER TO PLANS FOR FINISH GRADE
3" HIGH TOPSOIL SAUCER FOR INDIVIDUAL PLANTS

3" MULCH, HARDWOOD SHREDDED BARK,
SEE SPECIFICATION.  HOLD BACK 3" FROM
CONTACT W/ STEMS OF SHRUB.

SET ROOT FLARE ZONE 1-2" ABOVE FINISHED GRADE

4
NOT TO SCALE

SHRUB PLANTING 

GENERAL NOTES:
1. REMOVE THE ENTIRE WIRE BASKET, IF PRESENT.
2. REMOVE CONTAINER OR AS MUCH BURLAP, TWINE AND LACING AS POSSIBLE
3. REMOVE ALL TAGS AND LABELS.
4. IMPORTANT:  ROOT FLARE ZONE MAY BE BELOW TOP OF BURLAPPED ROOT BALL.

REMOVE ROOT BALL SOIL DOWN TO LOCATE AND EXPOSE ROOT FLARE ZONE.
5. SEE SOILS PLANS FOR DEPTH OF SOIL ASSEMBLY.

PRUNE ONLY DEAD OR BROKEN BRANCHES, UNLESS
OTHERWISE INSTRUCTED BY LANDSCAPE ARCHITECT

AMENDED PLANTING SOIL, SEE SPECIFICATION.
WATER THOROUGHLY TO ELIMINATE AIR
POCKETS, SEE SOILS PLAN FOR DEPTH

TRANSITION ZONE TO SUBSOIL, SEE SOIL DETAILS

EQUAL TO
1/2 BALL

DIAMETER

3" HIGH TOPSOIL SAUCER
REFER TO PLANS FOR FINISH GRADE

WIDTH OF PIT TO BE TWO TIMES BALL DIAMETER

AMENDED PLANTING SOIL PER PLANTING CONDITIONS,
SEE SPECIFICATIONS AND SOILS PLAN, WATER
THOROUGHLY TO ELIMINATE AIR POCKETS

SET ROOT BALL ON UNDISTURBED SOIL "CONE" AT BOTTOM OF
PIT WHERE POSSIBLE.  IN EXCAVATED AREAS, SET ROOTBALL
ON "TOPSOIL, AMENDED - PLANTING SOIL", COMPACTED

5
NOT TO SCALE

TREE PLANTING

GENERAL NOTES:
1. REMOVE BURLAP, TWINE, LACING, AND WIRE BASKET FROM TOP

AND SIDES OF ROOT BALL ONCE TREE IS IN PLACE, IF PRESENT.
2. REMOVE TRUNK WRAP, IF PRESENT.
3. REMOVE ALL TAGS AND LABELS.
4. IMPORTANT:  ROOT FLARE ZONE MAY BE BELOW TOP OF

BURLAPPED ROOT BALL.  REMOVE ROOT BALL SOIL DOWN TO
LOCATE AND EXPOSE ROOT FLARE ZONE.

5. TREES SHALL NOT BE FERTILIZED WITHIN FIRST YEAR OF PLANTING.

SET ROOT FLARE ZONE MIN. 1-2" ABOVE FINISHED GRADE

3" MULCH, HARDWOOD SHREDDED BARK, SEE
SPECIFICATION. (IN PLANT BEDS AND LAWN ONLY)
HOLD BACK FROM 3" FROM TRUNK OF TREE.

PRUNE ONLY DEAD OR BROKEN BRANCHES
OR DOUBLE LEADERS, UNLESS OTHERWISE
INSTRUCTED BY LANDSCAPE ARCHITECT.

SCARIFY SUBSOIL, SEE SPECIFICATIONS

EQUAL TO
1/2 BALL

DIAMETER

6
SCALE: 1/2" = 1'-0"

DRY STREAMBED ASSEMBLY

GENERAL NOTES:
1. REFER TO LAYOUT AND GRADING PLANS FOR EXTENTS OF BASIN. CONTRACTOR SHALL STAKE

EXTENTS OF STREAMBED ON SITE FOR REVIEW AND APPROVAL BY LANDSCAPE ARCHITECT.
2. PROVIDE (12) 12"-24" SANDSTONE BOULDERS. PLACE IRREGULARLY WITHIN EXTENTS OF BASIN.

COORDINATE FINAL ARRANGEMENT WITH LANDSCAPE ARCHITECT.

VARIES, 2'-4" MIN.,
6'-9" MAX. SEE PLAN

6"

GEOTEXTILE SEPARATION FABRIC,
BURY AND KEY ENDS 3" MIN.

PLANTING SOIL,
SEE SOIL PLANS

SLOPE VARIES

℄

BIORETENTION PLANTINGS,
SEE LANDSCAPE PLAN

EDGE RESTRAINT, LANDSCAPE, ALUMINUM.
(PERMALOC CENTERLINE XL OR APPROVED

EQUAL), CONT. SECURED IN PLACE WITH
MANUFACTURER'S LANDSCAPE STAKES.

NATIVE SUBGRADE

DRY STREAMBED: HAND PLACE 3-6" DIA.
GRANITE RIVER BED COBBLES. INFILL BETWEEN
JOINTS WITH 3/4" DIA. STONE (TYPE "L" GRAVEL).

6" DIA. UNDERDRAIN,
SEE CIVIL DRAWINGS

1'-6"
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PUMP STATION AND CISTERN DETAILS
SCALE: 1"=2'-0"1

2'-0" 2'-0"

8" (MIN.)

6"

2'-0" (MIN. WATER
LEVEL REQUIRED)

3'-0"

AUTOFLUSHING FILTER DETAIL
SCALE: 1"=2'-0"2 CONTROL PANEL DETAIL

SCALE: 1"=2'-0"3
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'S2A' 'S2A'

1 1 1 1 1 1

'AA(3)'

'AA(3)'

'AA(6)'

'AA(6)'

'AA(6)'

P2-(1,3)
#8 wire

P2-(5,7)
#4 wire

P2-13

P2-15
#10 wire

M
AD

IS
O

N
 S

T.

M
AD

IS
O

N
 S

T.

P2-17
#10 wire, 3/4"C.

6

J

J

J

'P4'

'P4'

'P4'

'P4'

Approximate location
of mechanical room
and electrical panels

Existing unlabeled
120/208 volt panel

Circuit to available space in
existing unlabeled 120/208 volt
panel.  Provide and install a 20
amp circuit breaker as required.
#10 wire, 3/4"C.

'P2'

6

Note:
Minimum light levels 6.46
luxes for this area

Note:
Minimum light levels 6.46
luxes for this area

'AA(6)'

'AA(6)'

'AA(6)'

'AA(3)'
P1-28
#10 wire, 3/4"C.

6

Provide and install Gard-N-Post with GFCI duplex and
while-in-use cover.  Refer to details on sheet L402.

Pedestal power outlet.  Refer to detail #2/E701.

Large single door power panel cabinet enclosure,
APX #TC53017.  Refer to detail #1/E601 and #3/E701.

Ingrade quad receptacle box, Legrand #XB814C520BK.

Centerstone signage to be moved to new location.
Move, extend, and/or modify existing wiring to
accommodate new location.  Coordinate activation of
associated circuit(s) "On"  and "Off" with sign owner prior
to sign relocation.

Circuit controlled by photocell "On"  and digital time
switch "Off" .

Pedestal power outlet.  Refer to detail #5/E701.

Pedestal power outlet.  Refer to detail #2/E701.  Note,

1

2

3

4

A. These plans indicate the general electrical scope of the
project and are diagrammatic in nature.  They do not 
represent every necessary offset, coupling, fitting,
handhole, etc.  It shall be the responsibility of the
Contractor to visit the proposed jobsite prior to bidding
and verify applicable clearances, access and
constructability of equipment, and any other items that
are required for the proper execution and completion of
the work resulting in a code compliant, fully functioning
system.

B. Unless otherwise noted, all 120 volt, 20 amp circuits over
60' in length shall be #10 AWG, over 95' shall be #8, and
over 145' shall be #6.

C. Contractor shall coordinate with all other trades to avoid
conflicts of space.

D. Contractor shall coordinate the exact location of all
devices with all other trades prior to rough-in.  Exact
location to be determined in the field.

E. Contractor shall coordinate with the mechanical and
plumbing contractors for exact locations of equipment
prior to rough-in.

F. Refer to sheet E602 for light fixture schedule.

G. Refer to sheet E701 and E702 for electrical details and
symbols.

H. Shared neutrals shall not be permitted.

General Notes:

Plan Notes: (may not occur on all sheets)

5

6

7
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Notes:
1. Pictures are shown as a visual aid only and may not depict specific attributes listed in this schedule.
2. Emergency backup:  minimum of 90 minute runtime for emergency operation.
3. 0-10V LED dimming driver.  Provide Manufacturer approved compatible dimmer where applicable (refer to lighting plans for dimmer location[s]).
4. ELV reverse phase dimming.  Provide Manufacturer approved compatible dimmer where applicable (refer to lighting plans for dimmer location[s]).
5. Coordinate with ceiling and/or wall and/or bench structure prior to rough-in and adjust as necessary to avoid installation conflicts.
6. Provide all connections as required by the Manufacturer.  Verify exact quantities of all system components prior to ordering.  Install all system components per Manufacturer's requirements.
7. Coordinate tilt/aiming of luminaire(s) in field with Architect.
8. Coordinate all required connections with manufacturer prior to ordering.  Verify exact quantities of all LED tapelight system components (including all associated appurtenances) prior to ordering.  Install all system components per

manufacturer's requirements.
9. Coordinate all required connections with manufacturer prior to ordering.  Verify exact quantities of all LED tapelight system components (including all associated appurtenances) prior to ordering.  Install all system components per

manufacturer's requirements.  Lighting distribution shall be aimed toward the walkway of the bridge structure.  Coordinate final aiming of fixtures with Landscape Architect prior to installation.

Type Manufacturer Model No. Lamp Type Voltage Mounting Description
Illustration

(See Note 1) Notes

'S2A'

Landscape Forms AR1P18C2WF (2 @ 130° - 65° tilt - 13' mounting height)

LED / 4000K - Pole

Area lighting assembly.  Two (2) LED luminaires with wide
flood optics and mounting arms.  14' round tapered
aluminum pole.  Wet location listed.  Color/finish selection
by Architect. 7

ARC13 (pole)

'S2B'

Landscape Forms AR1P18C2WF (3 @ 120° - 65° tilt - 13' mounting height)

LED / 4000K - Pole

Area lighting assembly.  Three (3) LED luminaires with
wide flood optics and mounting arms.  14' round tapered
aluminum pole.  Wet location listed.  Color/finish selection
by Architect. 7

ARC1* (pole)

'S5'

Structura AURA-RNG-D-5-L40MO-Sxx-CA-STD

LED / 4000K 120

Cantenary
Pendant

(Bottom of fixture
at +10'-0" A.F.F)

5' diameter exterior wooden ring pendant luminaire.
Exterior catenary cable mounting.  Color/finish selection by
Architect.  Note:  Catenary system to include two (2) LED
luminaires, six (6) 12' round tapered steel poles, direct
burial IP68 power supply, 260' total cable length, and all
required brackets, end caps, power feeds, and tensioning
tool.

6

'S6A'

Tegan Lighting EX5-K-C-FG-xx

LED / 2700K 120
Powerspan

Cable System

Powerspan cable direct mount module with flat gem.
Color/finish selection by Architect.  Note:  Powerspan cable
system to include LED modules, four (4) poles, direct burial
IP68 power supply, two (2) 72' powerspan cable runs, and
all required brackets, end caps, power feeds, and
tensioning tool.

6

'S8'

Kim Lighting LTV83-SS-NF-12L-4K-UV-SR

LED / 4000K 120 In-ground

Round in-ground LED outdoor uplight.  Stainless steel
frame with tempered slip-resistant glass lens.  Integral
dimmable driver.  Wet location listed.

'S9A'

Ligman UJE-95081-14w-VW-W40-xx-120/277v

LED / 4000K 120

Pendant
(Bottom of fixture to be

field adjusted to be flush
with the wood louvers.

Refer to "L" series
sheets for elevations

and sections)

Cylindrical LED pendant downlight.  Aluminum housing
(marine grade) with clear glass lens.  Color/finish selection
by Architect.  Wet location listed.

5

Light Fixture Schedule

'AA(1)'

Landscape Forms AR1P18C2F (1 @ 90° - 60° tilt - 24' mounting height)

LED / 4000K - Pole

Area lighting assembly.  One (1) LED luminaire with flood
optics and three (3) LED luminaires with wide flood optics
and mounting arms.  25' round tapered aluminum pole.
Wet location listed.  Color/finish selection by Architect. 7

AR1P18C2WF (1 @ 90° - 55° tilt - 22.5' mounting height)

AR1P18C2WF (1 @ 90° - 50° tilt - 21' mounting height)

AR1P18C2WF (1 @ 90° - 55° tilt - 19.5' mounting height)

ARC42 (pole)

'AA(2)'

Landscape Forms AR1P18C2WF (1 @ 90° - 60° tilt - 24' mounting height)

LED / 4000K - Pole

Area lighting assembly.  Four (4) LED luminaires with flood
with wide flood optics and mounting arms.  25' round
tapered aluminum pole.  Wet location listed.  Color/finish
selection by Architect. 7

AR1P18C2WF (1 @ 90° - 55° tilt - 22.5' mounting height)

AR1P18C2WF (1 @ 90° - 55° tilt - 21' mounting height)

AR1P18C2WF (1 @ 90° - 55° tilt - 19.5' mounting height)

ARC42 (pole)

'AA(3)'

Landscape Forms AR1P18C2WF (1 @ 90° - 55° tilt - 24' mounting height)

LED / 4000K - Pole

Area lighting assembly.  Four (4) LED luminaires with flood
with wide flood optics and mounting arms.  25' round
tapered aluminum pole.  Wet location listed.  Color/finish
selection by Architect. 7

AR1P18C2WF (1 @ 90° - 55° tilt - 22.5' mounting height)

AR1P18C2WF (1 @ 90° - 55° tilt - 21' mounting height)

AR1P18C2WF (1 @ 90° - 55° tilt - 19.5' mounting height)

ARC42 (pole)

'AA(4)'

Landscape Forms AR1P18C2WF (1 @ 120° - 60° tilt - 24' mounting height)

LED / 4000K - Pole

Area lighting assembly.  Three (3) LED luminaires with
wide flood optics and mounting arms.  25' round tapered
aluminum pole.  Wet location listed.  Color/finish selection
by Architect. 7

AR1P18C2WF (1 @ 120° - 55° tilt - 22.5' mounting height)

AR1P18C2WF (1 @ 120° - 55° tilt - 21' mounting height)

ARC41 (pole)

'AA(5)'

Landscape Forms AR1P18C2WF (4 @ 90° - 60° tilt - 24' mounting height)

LED / 4000K - Pole

Area lighting assembly.  Four (4) LED luminaires with flood
with wide flood optics and mounting arms.  25' round
tapered aluminum pole.  Wet location listed.  Color/finish
selection by Architect. 7

ARC42 (pole)

'AA(6)'

Landscape Forms AR1P18C2WF (4 @ 90° - 55° tilt - 24' mounting height)

LED / 4000K - Pole

Area lighting assembly.  Four (4) LED luminaires with flood
with wide flood optics and mounting arms.  25' round
tapered aluminum pole.  Wet location listed.  Color/finish
selection by Architect. 7

ARC42 (pole)

'S7'

KLUS LED Tapelight System

LED / 4000K 120 Surface

LED tapelight lighting system (length[s] shown on site
electrical plans).  Extruded aluminum channel with
mounting brackets.  Dimmable driver.  Wet location listed.

3,6,8

- WPK-40-1220-IP65-24V (tapelight)

- LIPOD (aluminum extrusion - coordinate required quantities with MFR)

- GIP (mounting bracket - coordinate required quantities with MFR)

- LIGER-22 (frosted lens - coordinate required quantities with MFR)

- 010-30/60/96-24 (dimmable LED driver - coordinate required type(s)
                                                  and/or quantities with MFR)

'S7A'

KLUS LED Tapelight System

LED / 4000K 120 Surface

LED tapelight lighting system (length[s] shown on site
electrical plans).  Extruded aluminum channel with
adjustable mounting brackets.  Dimmable driver.  Wet
location listed. 3,6,9

- WPK-40-1220-IP65-24V (tapelight)

- LIPOD (aluminum extrusion - coordinate required quantities with MFR)

- REGIP-UV (adj. mounting bracket - coordinate required quantities with MFR)

- LIGER-22 (frosted lens - coordinate required quantities with MFR)

- 010-30/60/96-24 (dimmable LED driver - coordinate required type(s)
                                                  and/or quantities with MFR)

'P4'

Beacon VP-1-160L-115-4K7-4W-UNV-A-xxx

LED / 4000K 120 Pole

Single head exterior LED area luminiare.  Aluminum
housing.  Type IV wide distribution.  Arm mount.
20' square, smooth steel pole.  Wet location listed.
Color/finish selection by Architect.

'P2'

Beacon VP-2-320L-145-4K7-3-UNV-A-xxx

LED / 4000K 120 Pole

Single head exterior LED area luminiare.  Aluminum
housing.  Type IV wide distribution.  Arm mount.
20' square, smooth steel pole.  Wet location listed.
Color/finish selection by Architect.
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ESL-Spectrum's services are for estimation purposes only, and are not warranties.
Final design and illumination levels must be determined and specified by an electrical engineer.
Field results may differ from computer predictions because of many uncontrollable factors and adverse test conditions such as:
line voltage variations, lamp performance, product manufacturing tolerances, jobsite conditions, and other unrecoverable light-loss factors.

THE FIXTURE TYPE(S) AND LAMPING(S) SPECIFIED ON THIS LAYOUT MUST BE USED IN ORDER TO MEET THE EXACT CRITERIA AND PERFORMANCE DATA SHOWN.
IES RECOMMENDED ILLUMINANCE TARGETS USED WHERE APPLICABLE.
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SITE LIGHTING - PLAN VIEW
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PHOTOMETRIC PLAN DESIGNED BY ESL-SPECTRUM
WWW.ESL-SPECTRUM.COM
PHONE: 317.951.2300

CALCULATIONS ARE MAINTAINED HORIZONTAL ILLUMINANCE FIGURES IN FOOT-CANDLES
POINTS SHOWN ARE AT GRADE
FIXTURE MOUNTING HEIGHTS ARE SPECIFIED NEXT TO FIXTURES AS "MH"

ESL-Spectrum's services are for estimation purposes only, and are not warranties.

Final design and illumination levels must be determined and specified by an electrical engineer.

Field results may differ from computer predictions because of many uncontrollable factors and adverse test conditions such as:

line voltage variations, lamp performance, product manufacturing tolerances, jobsite conditions, and other unrecoverable light-loss factors.

THE FIXTURE TYPE(S) AND LAMPING(S) SPECIFIED ON THIS LAYOUT MUST BE USED IN ORDER TO MEET THE EXACT CRITERIA AND PERFORMANCE DATA SHOWN.

IES RECOMMENDED ILLUMINANCE TARGETS USED WHERE APPLICABLE.

Calculation Summary
Project: 20210316-SP BLOOMINGTON HOSPITAL RE-USE - SITE LIGHTING 
Label CalcType Units Avg Max Min Avg/Min Max/Min
1ST STREET_Grade Illuminance Fc 1.16 3.4 0.4 2.90 8.50
BRIDGE_Ground 1 Illuminance Fc 0.68 0.8 0.6 1.13 1.33
BRIDGE_Ground 2 Illuminance Fc 0.29 0.7 0.2 1.45 3.50
BRIDGE_Ground 3 Illuminance Fc 4.03 6.1 2.2 1.83 2.77
EAST GRASS 1_Grade Illuminance Fc 0.55 1.5 0.1 5.50 15.00
EAST GRASS 2_Grade Illuminance Fc 1.89 4.5 0.7 2.70 6.43
EAST SIDEWALK 1_Grade Illuminance Fc 2.26 5.3 0.1 22.60 53.00
EAST SIDEWALK 2_Grade Illuminance Fc 1.71 5.1 0.4 4.28 12.75
EAST SIDEWALK 3_Grade Illuminance Fc 2.36 48.3 0.3 7.87 161.00
GREENWAY STREET_Grade Illuminance Fc 1.60 3.4 0.3 5.33 11.33
MADISON ST NORTH_Grade Illuminance Fc 1.92 3.5 0.6 3.20 5.83
MADISON ST SOUTH_Grade Illuminance Fc 1.96 3.4 1.0 1.96 3.40
PARKING LOT_Grade Illuminance Fc 2.38 5.7 0.6 3.97 9.50
PERIMETER_Grade Illuminance Fc 0.25 5.4 0.0 N.A. N.A.
S MORTON STREET_Grade Illuminance Fc 0.98 3.2 0.1 9.80 32.00
S ROGERS STREET_Grade Illuminance Fc 0.26 1.2 0.0 N.A. N.A.
WEST GREEN 1_Grade Illuminance Fc 1.06 7.6 0.2 5.30 38.00
WEST GREEN 2_Grade Illuminance Fc 1.67 5.0 0.8 2.09 6.25
WEST GREEN 3_Grade Illuminance Fc 3.12 4.2 2.5 1.25 1.68
WEST SIDEWALK 2_Grade Illuminance Fc 2.06 5.2 0.4 5.15 13.00

Luminaire Schedule
Symbol Qty Label Arrangement Lum. Watts Lum. Lumens LLF Manufacturer Description

1 AA1 Single 40 4885 0.850 URBIDERMIS ARxP18C2F
70 AA2 Single 40 4527 0.850 LANDSCAPE ARxP18C2WF - 25' POLE
1 P2 Single 150 21761 0.850 BEACON VP-2-320L-145-4K7-3 - 20' POLE ON 1' BASE
4 P4 Single 111.9 15931 0.850 BEACON VP-1-160L-115-4K7-4W - 20' POLE ON 1' BASE
9 S2A 2 @ 130 DEGREES 40 4527 0.850 LANDSCAPE ARxP18C2WF - 14' POLE
4 S2B 3 @ 120 Degrees 40 4527 0.850 LANDSCAPE ARxP18C2WF - 14' POLE
2 S5 SINGLE 45.75 3023 0.850 Structura AURA-RNG-D-5-L30MO-S(X)-XX-ST
24 S6A Single 2.83 309 0.850 TEGAN EX5-K-C-FG-xx
1 S7-11' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 11'-0''
10 S7-14' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 14'-0''
1 S7-16' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 16'-0''
4 S7-18' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 18'-0''
2 S7-35' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 35'-0''
2 S7-37' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 37'-0''
8 S7-8' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 8'-0''
14 S8 SINGLE 13.6 1010 0.850 KIM LIGHTING LTV83FF-NF-12L4K
4 S9-A Single 15 960 0.850 LIGMAN UJE-95081-VW-W40
7 X1 Single 50.8 6170 0.850 DUKE 50W LED SANIBEL TYPEIII-30K
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SITE LIGHTING - OVERALL PLAN VIEW
Scale: 1 inch= 30 Ft.
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PHOTOMETRIC PLAN DESIGNED BY ESL-SPECTRUM
WWW.ESL-SPECTRUM.COM
PHONE: 317.951.2300

CALCULATIONS ARE MAINTAINED HORIZONTAL ILLUMINANCE FIGURES IN FOOT-CANDLES
POINTS SHOWN ARE AT GRADE
FIXTURE MOUNTING HEIGHTS ARE SPECIFIED NEXT TO FIXTURES AS "MH"

ESL-Spectrum's services are for estimation purposes only, and are not warranties.

Final design and illumination levels must be determined and specified by an electrical engineer.

Field results may differ from computer predictions because of many uncontrollable factors and adverse test conditions such as:

line voltage variations, lamp performance, product manufacturing tolerances, jobsite conditions, and other unrecoverable light-loss factors.

THE FIXTURE TYPE(S) AND LAMPING(S) SPECIFIED ON THIS LAYOUT MUST BE USED IN ORDER TO MEET THE EXACT CRITERIA AND PERFORMANCE DATA SHOWN.

IES RECOMMENDED ILLUMINANCE TARGETS USED WHERE APPLICABLE.

Calculation Summary
Project: 20210316-SP BLOOMINGTON HOSPITAL RE-USE - SITE LIGHTING 
Label CalcType Units Avg Max Min Avg/Min Max/Min
1ST STREET_Grade Illuminance Fc 1.16 3.4 0.4 2.90 8.50
BRIDGE_Ground 1 Illuminance Fc 0.68 0.8 0.6 1.13 1.33
BRIDGE_Ground 2 Illuminance Fc 0.29 0.7 0.2 1.45 3.50
BRIDGE_Ground 3 Illuminance Fc 4.03 6.1 2.2 1.83 2.77
EAST GRASS 1_Grade Illuminance Fc 0.55 1.5 0.1 5.50 15.00
EAST GRASS 2_Grade Illuminance Fc 1.89 4.5 0.7 2.70 6.43
EAST SIDEWALK 1_Grade Illuminance Fc 2.26 5.3 0.1 22.60 53.00
EAST SIDEWALK 2_Grade Illuminance Fc 1.71 5.1 0.4 4.28 12.75
EAST SIDEWALK 3_Grade Illuminance Fc 2.36 48.3 0.3 7.87 161.00
GREENWAY STREET_Grade Illuminance Fc 1.60 3.4 0.3 5.33 11.33
MADISON ST NORTH_Grade Illuminance Fc 1.92 3.5 0.6 3.20 5.83
MADISON ST SOUTH_Grade Illuminance Fc 1.96 3.4 1.0 1.96 3.40
PARKING LOT_Grade Illuminance Fc 2.38 5.7 0.6 3.97 9.50
PERIMETER_Grade Illuminance Fc 0.25 5.4 0.0 N.A. N.A.
S MORTON STREET_Grade Illuminance Fc 0.98 3.2 0.1 9.80 32.00
S ROGERS STREET_Grade Illuminance Fc 0.26 1.2 0.0 N.A. N.A.
WEST GREEN 1_Grade Illuminance Fc 1.06 7.6 0.2 5.30 38.00
WEST GREEN 2_Grade Illuminance Fc 1.67 5.0 0.8 2.09 6.25
WEST GREEN 3_Grade Illuminance Fc 3.12 4.2 2.5 1.25 1.68
WEST SIDEWALK 2_Grade Illuminance Fc 2.06 5.2 0.4 5.15 13.00

Luminaire Schedule
Symbol Qty Label Arrangement Lum. Watts Lum. Lumens LLF Manufacturer Description

1 AA1 Single 40 4885 0.850 URBIDERMIS ARxP18C2F
70 AA2 Single 40 4527 0.850 LANDSCAPE ARxP18C2WF - 25' POLE
1 P2 Single 150 21761 0.850 BEACON VP-2-320L-145-4K7-3 - 20' POLE ON 1' BASE
4 P4 Single 111.9 15931 0.850 BEACON VP-1-160L-115-4K7-4W - 20' POLE ON 1' BASE
9 S2A 2 @ 130 DEGREES 40 4527 0.850 LANDSCAPE ARxP18C2WF - 14' POLE
4 S2B 3 @ 120 Degrees 40 4527 0.850 LANDSCAPE ARxP18C2WF - 14' POLE
2 S5 SINGLE 45.75 3023 0.850 Structura AURA-RNG-D-5-L30MO-S(X)-XX-ST
24 S6A Single 2.83 309 0.850 TEGAN EX5-K-C-FG-xx
1 S7-11' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 11'-0''
10 S7-14' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 14'-0''
1 S7-16' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 16'-0''
4 S7-18' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 18'-0''
2 S7-35' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 35'-0''
2 S7-37' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 37'-0''
8 S7-8' GROUP N.A. N.A. 0.850 KLUS WPK-40-1220-IP65-24V - 8'-0''
14 S8 SINGLE 13.6 1010 0.850 KIM LIGHTING LTV83FF-NF-12L4K
4 S9-A Single 15 960 0.850 LIGMAN UJE-95081-VW-W40
7 X1 Single 50.8 6170 0.850 DUKE 50W LED SANIBEL TYPEIII-30K
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cpenland
Text Box
MIN. LIGHT LEVEL 6.46 LUXES IN CENTERSTONE PARKING LOT.



 

RENDER IMAGE 1: NTS RENDER IMAGE 2: NTS

RENDER IMAGE 3: NTS RENDER IMAGE 4: NTS
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