CITY OF BLOOMINGTON

PLAN COMMISSION

October 10, 2022 5:30 p.m.
Council Chambers, Room #115
Hybrid Zoom Link:

https://bloomington.zoom.us/j/86964380257 ?pwd=bzQ0R3BDVWVSamRCQkJJZWF
NY1FQdz09

Meeting ID: 869 6438 0257 Passco de: 293274


https://www.google.com/url?q=https://bloomington.zoom.us/j/86964380257?pwd%3DbzQ0R3BDVWVSamRCQkJJZWFNY1FQdz09&sa=D&source=calendar&ust=1665578223493784&usg=AOvVaw1wKeydJnjI1kEm_ErmIIue
https://www.google.com/url?q=https://bloomington.zoom.us/j/86964380257?pwd%3DbzQ0R3BDVWVSamRCQkJJZWFNY1FQdz09&sa=D&source=calendar&ust=1665578223493784&usg=AOvVaw1wKeydJnjI1kEm_ErmIIue

CITY OF BLOOMINGTON
PLAN COMMISSION (Hybrid Meeting) +City Council Chambers — Room #115
October 10, 2022 at 5:30 p.m.

<Virtual Link:
https://bloomington.zoom.us/j/86964380257 ?pwd=bzQ0R3BDVWVSamRCQkJJZWFNY
1FQdz09

Meeting ID: 869 6438 0257 Passcode: 293274
Petition Map: https://arcq.is/1TyKSam1

ROLL CALL

MINUTES TO BE APPROVED: March 14, 2022 (re-approve) and September 12, 2022

REPORTS, RESOLUTIONS AND COMMUNICATIONS:

PETITIONS CONTINUED TO: November 14, 2022

PUD/DP-24-21 Robert V Shaw
N Prow Road: 3500 block of N Hackberry Street
Request: Petitioner requests Final Plan and Preliminary Plat amendment for
Ridgefield PUD and Subdivision Section V.
Case Manager: Jackie Scanlan

SP-24-22 Cutters Kirkwood 123 LLC
115 E Kirkwood Ave
Request: Major site plan approval to construct a 4-story building with 3 floors of
residential units over a ground floor parking garage and retail space in the
MD-CS zoning district. The upper floors will consist of 15 dwelling units for a
total of 38 beds.
Case Manager: Karina Pazos

PETITIONS:

SP-27-21 Michael Cordaro (Johnson Creamery)
335 W 8" Street
Request: Petitioner is requesting an extension of the site plan approval granted under
case #SP-27-21 on October 18, 2021.
Case Manager: Eric Greulich

SP-06-22 Strauser Construction Co., Inc.
3000 & 3070 S Walnut St.
Request: Major site plan approval to construct a 9 building self service
Storage facility with 10 new vehicle parking spaces.
Case Manager: Karina Pazos

**Next Meeting November 14, 2022 Last Updated: 10/7/2022
Auxiliary aids for people with disabilities are available upon request with adequate notice.
Please call 812-349-3429 or e-mail human.rights@bloomington.in.gov.



tel:812-349-3429
mailto:human.rights@bloomington.in.gov
https://bloomington.zoom.us/j/86964380257?pwd=bzQ0R3BDVWVSamRCQkJJZWFNY1FQdz09
https://bloomington.zoom.us/j/86964380257?pwd=bzQ0R3BDVWVSamRCQkJJZWFNY1FQdz09
https://arcg.is/1yKSam1

20-40-22 Monroe County Government
Northeast Corner of I-69 and Fullerton Pike
Request: Map amendment (rezone) of one roughly 87.12 acre parcel from
Mixed-Use Employment (ME) to Mixed-Use Institutional (Ml).
Case Manager: Jackie Scanlan

**Next Meeting November 14, 2022 Last Updated: 10/7/2022
Auxiliary aids for people with disabilities are available upon request with adequate notice.
Please call 812-349-3429 or e-mail human.rights@bloomington.in.gov.



tel:812-349-3429
mailto:human.rights@bloomington.in.gov

BLOOMINGTON PLAN COMMISSION CASE #: SP-27-21
STAFF REPORT DATE: October 10, 2022
Location: 335 W. 8th Street

PETITIONER: Michael Cordaro (Johnson Creamery)
400 W. 7™ Street, Bloomington

CONSULTANTS: Ratio Architects, LLC.
101 S. Pennsylvania St., Indianapolis

Smith Design Group
2755 E Canada Drive, Bloomington

REQUEST: The petitioner is requesting an extension of the site plan approval granted under
case #SP-27-21 on October 18, 2021.

BACKGROUND:

Area: 1.3 acres

Current Zoning: Mixed Use Downtown (MD) — Downtown Core Overlay
Comp Plan Designation: = Downtown

Existing Land Use: Surface parking

Proposed Land Use: Multi-family Residential Building

Surrounding Uses: North — Office

West — Office
East — Showers Building/B-Line Trail
South — Office

REPORT: The property is located on the north side of 7th Street and extends north to 8™ Street
and is within the Downtown Core Downtown Character Overlay of the Mixed-Use Downtown
(MD) zoning district. Surrounding land uses include offices to the north, west, and south with the
Showers office building and B-Line Trail to the east. The property currently contains a surface
parking area that is used by tenants of the Johnson Creamery office building that fronts on 7
Street.

The Plan Commission approved a site plan (SP-27-21) for this site on October 18, 2021, to allow
for the construction of a new residential building with 60 dwelling units, 74 bedrooms, and an
interior parking area with 18 spaces. One of the conditions of approval with that approval
involved the vacation of an alley that runs through a portion of the site. The petitioner has
petitioned the Common Council for the alley vacation and is still working through the alley
vacation process. Since that process has taken longer than anticipated, it has delayed initiating the
permitting process for the project.

The UDO states that the approval of a major site plan shall be effective for a maximum period of
one year unless, upon petition by the developer, the Plan Commission grants an extension
pursuant to Section 20.06.040(h)(1). That section allow for the decision making body to grant an
extension of up to one year, following a written request that explains reasonable cause for such



extension, prior to the expiration date. The final approval authority shall determine whether or
not there is reasonable cause for the requested extension.

CONCLUSION: The petitioner is continuing to work through the alley vacation request and this
has delayed the initiation of the project and permit approval process. The Department believes
this is a reasonable cause for the extension of the approval.

RECOMMENDATION: The Department recommends the Plan Commission approve the
request for extension of the site plan approval with the following condition:

1. The approval granted on October 18, 2021 shall be effective through October 18, 2023.



1l Peerless

September 2, 2022

Joseph Patrick
Director of Development
Peerless Development

Petitioner’s Statement — Request for Extension to the Plan Commission Site Plan
Approval for 335 West 8" Street, Bloomington, Indiana

The intent of this Petitioners Statement is to provide a brief summary of the circumstances
surrounding this proposed development after the Plan Commission approval which unavoidably
created a delay in the start of construction. Based on these events, we are requesting a 1-year
extension to the Plan Commission approval, allowing us to begin construction before October 18,
2023.

The proposed development at 335 W Eighth Street previously approved by the Plan Commission on
October 18, 2021. As part of the Recommendation for approval of this project, a Condition was
noted that we provide “Verification of the east/west alley vacation must be submitted prior to
issuance of a grading permit”.

Subsequent to this meeting, and after significant research at the City and County level by multiple
parties involved, we were unable to find evidence of the formal vacation of the east/west alley. At
that point, we were informed by the Plan Commission that in order for the project to proceed as
approved, we would be required to submit a new request for the vacation of the east/west alley in
guestion. This new alley vacation request would need to be reviewed by the Department of Public
Works first and then formally approved by the City Council.

In parallel to this approval process with the DPW and City Council, we were also in negotiations with
the City of Bloomington Historic Preservation Commission (HPC) and the Housing and Neighborhood
Development Department (HAND) regarding the repair and refurbishment of the Johnson Creamery
Smokestack, which was partially located within the east/west alley in question. While the
smokestack refurbishment work was not formally part of the proposed development at 335 W. 8t
St., it was inevitably linked to the property and on the minds of all parties involved at the City. We
were informed by the City Council that a decision on the requested alley vacation could not be made
until the discussions regarding the final scope of refurbishment work on the smokestack were agreed
upon by the HPC, HAND, and the Developer. This process required the commissioning of a new
Engineering Study to evaluate the condition of the smokestack and its compliance with current
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building codes. This also initiated the process of the HPC requesting to designate the existing
Johnson Creamery Building and Smokestack as a local Historic District. The approved scope of
refurbishment work was finally resolved on April 1, 2022 with the issuance of a COA for the
smokestack partial demolition and refurbishment.

Once the COA was received, we began the alley vacation process in earnest, starting with the DPW
and City Council. Initially, there was a quite a bit of confusion about the extent of the east/west alley
in question by all parties (considering that it no longer continues eastward beyond the B-Line trail
and terminated at the formerly vacated Madison St.), which required a number of revisions to the
legal description provided in the application. Once the application was finalized, we were scheduled
for initial reading on the City County agenda in May. It was at this point that a request from the City
Staff for concessions / donations from the Developer in exchange for the vacation of the alley was
introduced. Negotiations on this topic took a considerable amount of time and ultimately delayed
the review and consideration of the alley vacation request by the DPW and the City Council. As part
of these negotiations, in mid-July, it was suggested that the Developer dedicate ROW to the City in
exchange for the vacation of the existing east/west alley; effectively shifting the alley ROW south
approximately 16’. This ROW dedication/vacation exchange request is still in progress at this time,
with the hope of getting back in front of the City Council yet in the fall of 2022. At this time, this
would appear to be the last major entitlement hurdle required before the proposed development
can continue the review and approval process, in anticipation of beginning construction in late 2022
or early 2023.

Based on the overall duration of the surrounding circumstances summarized in the statement above,
we believe it is apparent that this is a unique development, requiring unique solutions to the hurdles
encountered along the way. With this understanding, we are requesting what might be noted as a
unique consideration from the Plan Commission, in the form of a 1-year extension to the Plan
Commission approval, allowing us to begin construction before October 18, 2023.

We appreciate the opportunity to work in the Bloomington community and would like to thank the
Commission for its consideration in this matter.

Sincerely,

Joseph Patrick
Director of Development
Peerless Development



BLOOMINGTON PLAN COMMISSION CASE #:; SP-27-21
STAFF REPORT DATE: October 18, 2021
Location: 335 W. 8t Street

PETITIONER: Michael Cordaro (Johnson Creamery)
400 W. 7" Street, Bloomington

CONSULTANTS: Ratio Architects, LLC.
101 S. Pennsylvania St., Indianapolis

Smith Design Group
2755 E Canada Drive, Bloomington

REQUEST: The petitioner is requesting major site plan approval to allow for the construction of
a 5-story building with 51 dwelling units in the Mixed-Use Downtown (MD) zoning district.

BACKGROUND:
Area: 1.3 acres
Current Zoning: Mixed Use Downtown (MD) — Downtown Core Overlay
Comp Plan Designation: ~ Downtown
Existing Land Use: Surface parking
Proposed Land Use: Multi-family Residential Building
Surrounding Uses: North - Office
West - Office
East — Showers Building/B-Line Trail
South - Office

REPORT: The property is located on the north side of 7th Street and extends north to 8" Street
and is within the Downtown Core Downtown Character Overlay of the Mixed-Use Downtown
(MD) zoning district. Surrounding land uses include offices to the north, west, and south with the
Showers office building and B-Line Trail to the east. The property currently contains a surface
parking area that is used by tenants of the Johnson Creamery office building that fronts on 7™
Street. There is a 12° wide platted alley along the west side of this property that runs north/south
and connects 7"" Street to 8" Street. There is an underground culvert and 15° wide easement that
runs through the northeast corner of this property that contains a 48” storm water pipe that serves
the overall storm water drainage system for the portions of the City upstream of this area.

The Plan Commission recently approved a site plan (SP-11-20) for this site in 2020, however due
to difficulties encountered regarding the relocation of the existing box culvert and concerns about
the stability of the historic smokestack, the petitioner has had to redesign the proposed project.

The petitioner is requesting major site plan approval to allow for the construction of a new
residential building with 60 dwelling units, 74 bedrooms, and an interior parking area with 18
spaces. There will be 44 studio units, 6 one-bedroom units, 6 two-bedroom units, and 4 3-
bedroom units. The interior parking garage would be accessed from a drive cut on the alley on
the west side and by an entrance on the south side of the building. The petitioner is proposing a
1,000 square foot fitness area along the ground floor of the 8™ Street frontage and a large outdoor



plaza area, two dwelling units, and lobby along the ground floor facing the B-Line.

This petition is proposing to utilize two sections of the UDO. The first is Section 20.04.110
(d)(2)(A) Sustainable Development Incentives that allows for an additional floor of building
height, not to exceed 12’. The second is to utilize Section 20.04.060(g) Adjustments to Minimum
Parking Requirements to allow for a reduced on-site parking requirement. More information is
discussed on those two aspects later in the report.

This petition is considered a Major Site Plan since it contains more than 50 dwelling units and is
required to be reviewed by the Plan Commission.

SITE PLAN REVIEW:

Non-Residential Uses on the First Floor: This site is not required to have ground floor non-
residential uses. They have proposed a 1,000 square foot fitness area along the ground floor of
the 8" Street frontage and a large outdoor plaza area, two dwelling units, and lobby along the
ground floor facing the B-Line.

Dimensional Standards: The build-to-range is 0 to 5 feet and a minimum of 70% of the
building must be at the build-to-range. As a result of the underground culvert and easement
which prohibits any portion of the building to be constructed in that area and difficulties
encountered with relocating the culvert, the petitioner has requested a variance (V-16-21) from
the minimum 70% of the building required to be at the build-to-line. There is a 10 minimum
building setback required along the B-Line Trail and the building meets that requirement with the
approximately 40’ setback shown.

The maximum height in the DCO is 4 stories, not to exceed 50 feet. The proposed building is 5
stories and 60 feet tall. The petitioner is proposing to utilize the Sustainable Development
Incentives in Section 20.04.110(d) that allow for an additional story, but not to exceed 12’. The
UDO states that projects seeking to utilize the incentives shall demonstrate compliance with at
least four of the six qualifying criteria. The petitioner has stated that they intend to meet sections
(i) Light Colored Hardscaping, (iii) Covered Parking, (iv) Cool or Vegetated Roof, and (v) Solar
Energy. More information on the specific details related to compliance with each of those
requirements is contained in their petitioner statement and supporting exhibits. The Department
finds that this petition has demonstrated compliance with the four sections of the Sustainable
Development Incentives listed and is eligible for the additional height as outlined.

Parking: Based on the bedroom and unit count, the site is required to have 45 on-site parking
spaces. The site plan shows 26 parking spaces, 18 spaces will be created under this building and
there will be 8 surface parking spaces. The petitioner is proposing to utilize Section 20.04.060(g)
of the UDO that allows for adjustments to the minimum number of parking spaces required
based on five different factors. The petitioner is proposing to utilize Section #2 (Proximity to
Transit) and Section #5 (Modification of Minimum Parking Requirement Based on Parking
Study) of that provision to allow for a reduction of required on-site parking spaces.

Section #2 allows for a 15% reduction if there is a fixed transit station within ¥ mile. There is a
fixed transit stop at 7" and Morton which is within a % mile of this site. This 15% reduction
allows for a reduction of 7 parking spaces from the 45 required spaces, which would reduce the
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number of required spaces to 38.

Section #5 allows for a further modification to the minimum number of spaces based on the
submittal of a parking demand study. The petitioner has prepared a parking demand study and
that is included in the packet. The study discusses the use of shared cars within units as well as
an expected decrease in cars for residents of the studio and one-bedroom units, and the use of
specific car sharing programs. It should also be noted that the City recently finished construction
of a new public parking garage immediately adjacent to this project at the Trades District Garage.
The Public Works Department has indicated that there are spaces available for long term lease
and the petitioner has initiated communication with the City to secure long term leases for
residents. Given the information presented in the Parking Demand Study and the location and
availability of on-street parking spaces, and spaces available within a public parking garage
immediately adjacent to this property, the Department finds a further reduction of 12 parking
spaces appropriate and that the proposed 26 parking spaces should be approved at this location
for this project.

Since the petitioner is partially relying on a car sharing program to justify the request for a
reduction in the minimum number of on-site parking spaces required, the Department
recommends that a minimum number of parking spaces within the on-site garage be set aside for
vehicles in the ride sharing program. The petitioner has agreed to set aside 3 spaces within the
garage for vehicles in the program and a condition of approval has been proposed to that effect.

Access: There are two proposed vehicular accesses to the parking garage, one off of the alley on
the west and one on the south side of the garage. There will not be any drive cuts on 8™ Street for
this project. There are no setback standards for driveways along an alley and each driveway
width does not exceed the maximum 24’ in width that is allowed.

The property is required to have one pedestrian entrance for any primary building facade along a
public street and one pedestrian entrance per 100 feet of building frontage along the B-Line Trail.
There will be pedestrian access to the building from an entrance on the north side of the building
from 8™ Street and a large plaza area and additional entrance from the east side of the building
along the B-Line trail. The site has approximately 150" of frontage along the Trail and is required
2 pedestrian entrances. There are two pedestrian entrances shown along the B-Line Trail facade
and this requirement has been met. The UDO outlines specific design features for the pedestrian
entrances and compliance with this section has been fulfilled with the proposed entrances.

Bicycle Parking: The UDO requires bicycle parking be provided at a minimum of 20% per
number of vehicular spaces provided or one space per 5 bedrooms, whichever is more. Based on
the 74 bedrooms, there would be 15 bicycle parking spaces required. Since there are more than
25 dwelling units, a minimum of one-half of the bicycle parking spaces must be covered and one-
quarter of the spaces must be long-term Class | facilities. The petitioner has shown several areas
for bicycle parking around the north side of the building. Bicycle parking should also be
provided along the B-Line trail facade as well. Compliance with this section will be reviewed
prior to issuance of a grading permit. A condition of approval has been proposed to that effect.

Architecture/Materials: The building will be finished in primarily brick with masonry accents
and cast stone or stone elements. These are all permitted materials in the DCO. The overall
building features a base element that is separated from the upper floors by a masonry accent
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band. There is also a masonry cap along the top of the building to define that area as well.
Additional architectural review comments are provided in a memo from Schmidt & Associates
that is included in the packet. This petition meets the Architectural standards outlined in the
UDO.

Facade Articulation: The UDO requires that building facades shall incorporate exterior
horizontal belt course design elements for the building base, middle, and cap. In addition,
exterior vertical banding is required to visually define walls and modules. The proposed building
meets these requirements with varied design elements and differences in building materials to
define the base, middle, and cap of the building. Vertical modules have been shown along the
building and include the use of different materials for the recessed modules. The maximum
allowed length of the facade modules is 65’ and a minimum 20’. The 8™ Street side is only 55’
wide and therefore meets the maximum facade modulation length standards.

Upper Floor Facade Stepback: BMC 20.02.060(a)(5) requires that the first three stories of
building facade in the DCO character area must comply with the build-to-range and that the
portions of the building facade facing the street above three stories shall step back from the lower
story vertical facade/wall plane a minimum of 15 feet. The submitted elevations and site plan
show compliance with this requirement.

Void-to-Solid Percentage: The DCO sets a minimum first floor void-to-solid requirement of
60%, consisting of transparent glass or facade openings, for facades facing a street or the B-Line.
The proposed building facades along both of these frontages meet this requirement with 85%
void-to-solid shown along the 8™ Street frontage and 60% shown along the B-Line Trail frontage.

Streetscape: Street trees and pedestrian-scaled lighting are required along the 8™ Street frontage.
One street light is required along the 8™ Street frontage and has been included as a condition of
approval.

Pedestrian Facilities/Alternative Transportation: A new sidewalk and tree plot will be
installed along the 8™ Street frontage and has been shown to be designed to meet the light
hardscaping requirements discussed previously. The retail space on the ground floor features an
open plaza area that merges with the B-Line trail to create a seamless interaction area. Any work
to the B-Line trail area must be coordinated with the Parks Department and City prior to
construction.

COMPREHENSIVE PLAN: The Comprehensive Plan designates this property as Downtown.
The Downtown designation “is a mixed use, high intensity activity center serving regional,
community-wide, and neighborhood markets. Bloomington must strive to improve downtown as
a compact, walkable, and architecturally distinctive area in the traditional block pattern that
serves as the heart of Bloomington while providing land use choices to accommodate visitors,
business, shoppers and residents.” Land use policies for this area state that:

Goal 4.1 Maintain Historic Character. Encourage redevelopment that complements and
does not detract from the Downtown’s historic, main street character. The building has
been designed to complement and mirror the design of the historic Showers Building and
Johnson Creamery Building.
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Goal 2.3 Resilent Public Spaces: Ensure public spaces are of high quality, engaging, and
active. The design of this building and plaza space along the B-Line Trail actively
engages with the trail and creates a quasi-public space. The design of the building also
complements the B-Line Trail with the stepbacks and extended awning along the Trail.

Goal 3.2 Built Environment and Green Space: Drive increased efficiency and reduced
environmental impacts in the built environment. The incorporation of the four elements of
the Sustainable Development Incentives will reduce the heat island effect of the petition
as well as provide solar energy to reduce the building’s energy demands. These items
directly further some of the stated goals of the Comprehensive Plan to improve the site
design of buildings in the built environment.

SITE PLAN REVIEW: The Plan Commission shall review the major site plan petition and
approve, approve with conditions, or deny the petition in accordance with Section 20.06.040(g)
(Review and Decision ), based on the general approval criteria in Section 20.06.040(d)(6)(B)
(General Compliance Criteria).

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

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

PROPOSED FINDING: The petition meets all of the UDO requirements with the exception of
the percentage of the building required to be at the build-to-line. If a variance from that standard
is not approved, then the proposed elevations and site plans must be revised and approved. No
problems have been identified with meeting all stormwater and utility connections. No adverse
impacts on adjacent properties has been identified. The site is adjacent to existing public roads
and alleys and will be easily accessed, with Bloomington Transit service immediately nearby
also. The petition is consistent with the Comprehensive Plan which encourages infill
development and reuse of underutilized properties. No phasing is planned.

CONCLUSION: This petition meets all of the UDO requirements for the Downtown Core
Downtown Character Overlay. This project provides a high quality building along the B-Line
Trail and the placement of the plaza space along the B-Line Trail facade allows for the visitors to
the building to actively engage between the Trail and building. The development provides
housing immediately adjacent to the developing Trades District employment area. The
incorporation of the Sustainable Development Incentives provides several environmentally
friendly design features for this project as well.
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RECOMMENDATION: The Department recommends approval of SP-27-21 with the
following conditions of approval:

1. A total of 15 bicycle parking spaces are required and will need to be shown on the site
plan before issuance of a grading permit.

2. One street light and street trees not more than 40° from center are required along the 8"
Street frontage and will need to be shown on the site plan before issuance of a grading
permit.
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City of Bloomington
Bloomington Environmental Commission

MEMORANDUM

Date: October 18, 2021

To: Bloomington Plan Commission

From: Bloomington Environmental Commission
Subject: SP-27-21: Johnson Creamery Apartments

335 W. 8™ Street

The purpose of this memo is to convey the environmental concerns and subsequent recommendations
for conditions of approval for this development petition. The Environmental Commission’s (EC)
objective is that the results of our review and suggestions will lead to enhancement of the ecosystem
services provided, and the climate-change mitigation attributes of the site.

The EC commends the Petitioner for incorporating green building features in the structure and for
eliminating the parking lot adjacent to 8" St and the B-Line Trail. To become a greener and more
walkable community, these sorts of actions ought to be applauded for their positive impact on our
environment. We hope to see future projects follow the example set.

Comments

1.) LANDSCAPE PLAN

The Landscape Plan needs to be finalized with the grading permit. Some plant species will need to be
changed (example is Ulmus x ‘Frontier’), and the amount of pervious surface needs to be calculated to
determine the quantity of interior plants.

Recommended Conditions of Approval

1.) Revise the Landscape Plan prior to the Grading Permit issuance.

401 N. Morton St., Suite 130 ¢ Bloomington, IN 40402 Phone: 812.349.3423
www.bloomington.in.qgov
environment@bloomington.in.gov
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Peerless Development
105 South York Street
Suite 450

Elmhurst, IL 60126

October 4, 2021

Petitioner’s Statement — 335 West 8" Street, Bloomington, Indiana

The proposed development at 335 W Eighth Street is approximately 45,000 square feet, five story apartment
building. The site is part of the larger Johnson Creamery property and will be located on the northern end of the
site where a parking lot currently exists. It is bound by 8+street to the north, the B-Line to the east and an alley to
the west. The existing Johnson Creamery building, and associated smokestack will not be altered as part of this
project. The first level of the building will consist of approximately (18) covered parking spaces for residents along
with the main entrance lobby for residents and service / mechanical areas, an amenity space and 2 residential
units. Floors 2-5 will consist of all residential units. The total unit count is approximately 60 units — 44 studios, 6
one-bedroom units, 6 two-bedroom units, and 4 three-bedroom units.

The architecture of the building is meant to reference the character of the surrounding area and the properties’
industrial historical character. The exterior will contain masonry accents, and other facade materials that appear
industrial in nature, color, and design. Due to an existing city-owned box culvert that begins on the Northwest
part of the site and continues to run diagonally South and East, the property facade facing 8" street will mirror
the movement of the culvert to avoid it altogether. Our previous design of this property anticipated relocation of
this box culvert, however, the complex logistics, its proximity to the existing smokestack, and the final costs
associated with this relocation work proved to be practically unfeasible. The exterior of the building will be a mix
of masonry with stone accents, metal siding and fiber cement panels. The north 8t street facade features the
main building entry and will present to the street a primarily elevation of storefront glazing at the ground floor
level with fiber cement and metal panel accents above. Starting at the fourth level, the building facade steps back
to scale down the building along the street that is within 15" of the 8" street property line. For the upper two
levels, the exterior materials switch to a fiber cement panel system to further scale the building back. The east
facade faces the B-Line and is slightly stepped in response to the angle of the B-Line fronting the site. The facade
closest to the historical smokestack is clad in masonry to create a visual connection with the existing building and
a harmonious backdrop for the smokestack. The stepping of the facade, along with variation in material and
residential balconies create depth and interest along this primary facade to architecturally engage B-Line. Here,
the facade is a combination metal siding and a wood grained panel that to provide a mix of industrial and natural
materials. The south and west facades front the rest of Johnson Creamery property and the alley, respectively.
These elevations are a bit quieter, but with the same mix of materials to create a cohesive property.

www.peerlessdev.com
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Standard Variances

Dimensional Standards: The standard Build-to-Range in the MD-DC is that a minimum of 70% of the Building
Facade should fall at a maximum distance of 0-5" from the lot line. Peerless is asking for a variance to allow the
building to be set back diagonally from 8™ Street on account of trying to avoid the box culvert. This wouldn’t
conform to the standard in the MD-DC code. This variance is being requested on account of a development
hardship.

The maximum height in the DCO is 4 stories, not to exceed 50 feet. The proposed building is 5 stories and
approximately 60 feet tall. We are proposing to utilize the Sustainable Development Incentives in Section
20.04.110(d) in order to allow for a taller structure.

To meet the requirements of the sustainable development incentives and allow for increased height, the project
will include the following sustainable elements into the design:

1. Light Colored Hardscaping — through the use of concrete work and pavers, more than 80% of the horizontal
hardscaping will have an SRI of greater than 29.

2. Covered Parking — On site parking will provide at least 75% under roof cover with a combination of photovoltaic
solar panels, vegetation, and membrane surfaces with an SRI higher than 32.

3. Cool or Vegetated Roof — The roof of the proposed project will be a combination of photovoltaic solar panels,
vegetation, and low slope roofing materials with an initial SRI of greater than 82. This will constitute more than
70% of the total roof area of the project.

4. Solar Energy — A solar photovoltaic system will cover more than 35% of the roof area of the proposed project.

Parking: The residential units we are proposing would require approximately 45 on-site parking spaces. We are
proposing to utilize Section 20.04.060(g) of the UDO that allows for adjustments to the minimum number of
parking spaces required based on five different factors. We are proposing to utilize Section #2 (Proximity to
Transit) and Section #5 (Modification of Minimum Parking Requirement Based on Parking Study) of that provision
to allow for a reduction of required on-site parking.

Section #5 allows for Modification of Minimum Parking Requirements based on a Parking Study. To understand
the parking needs for the building, we contracted the firm Desman to perform a parking analysis. In the study, it
was recommended based on the projected auto ownership for rental unit analysis they performed to utilize the
following ratios of parking spaces per Dwelling Unit Type (the difference being the number of bedrooms) found
on page 3. Desman recommended utilizing the following ratios: studio use .5, 1 BR use .90, 2-BR use 1.35, 3-BR

www.peerlessdev.com
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use 1.35. Based on this, the recommended number of required parking spaces is reduced by 4.10 parking spaces

to 40.90 on-site parking spaces.
Section #2 allows for a 15% reduction if there is a fixed transit station within % mile. There is a fixed transit stop

at 7" and Morton which is within a % mile of this site. This 15% reduction allows for a reduction of 6 parking
spaces from the reduced amount of 40.90 spaces to 35 (34.77) on-site parking spaces.

The second part of the study Desman provided allowed for a further modification to the minimum number of
spaces (Section #5). In their study, they have provided evidence on ways to reduce the required parking amount
by implementing a car sharing program. The program requires a partnership with a car sharing company like Zip
Car, and by implementing such program, the evidence suggests that we can eliminate between 16 to 20 spaces.
Peerless would like to utilize a car sharing program for one space in our garage and thereby eliminate 16-20
spaces based on the research by Desman. This reduction would reduce the number of required on-site spaces to

15-19 spaces.

We look forward to partnering with the City of Bloomington on this project.

Sincerely,

M A~

Michael Cordaro
Founder + Principal

www.peerlessdev.com
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MEMORANDUM
DATE: September 23, 2021

TO: Joseph Patrick
Peerless Development

FROM: Gerald Salzman

RE: Parking Study - 335 W. 8™ Street Development - Bloomington, IN

The purpose of this memorandum is to summarize the findings of a parking study conducted by DESMAN
for the multi-family residential development known as the 335 W. 8" Street in downtown Bloomington.
The project site is adjacent to the City Hall and less than 1000 feet from the County Courthouse Square.
There is a public parking garage within easy walking distance and a transit stop adjacent to the site. The
project will consist of approximately, 60 apartment units and 18 on-site parking spaces which are designed
to appeal to University students.

A parking analysis was conducted to determine the potential parking demand for the development based

on the Bloomington Indiana Unified Development Ordinance. The site is located within the MD Zoning
District.

Assumptions

The projected land use for the development is shown in Table 1.

Table 1 - Land Use

Land Use Number Units

Studio 44  Dwelling Units

1 Bedroom 6 Dwelling Units

2 Bedrooms 6 Dwelling Units

3 Bedrooms 4 Dwelling Units
Total 60

Source: Peerless

The minimum parking requirements for the given land uses shown in Table 1 were derived from the City
of Bloomington’s Unified Zoning Ordinance, Chapter 20.10, Table 04-9 which specifies the minimum
number of permitted parking spaces by land use. An allowance for proximity to transit per Chapter
20.04.060 (B) was applied. The summary of minimum parking requirements for the uses listed in Table 1
can be found in Table 2.



Table 2 = Minimum Number of Permitted Parking Spaces by Land Use According to UDO

21

Parking = Parking

Land Use Number Units Ratio Spaces
Studio 44  Dwelling Units 0.50 22
1 Bedroom 6 Dwelling Units 1.00 6
2 Bedrooms 6 Dwelling Units 1.50 9
3 Bedrooms 4 Dwelling Units 2.00 8
Subtotal 60 45
Transit Proximity Reduction 0.15 -9
Total 60 36

Source: Bloomington, Indiana - Code of Ordinances- Title 20 - UNIFIED DEVELOPMENT ORDINANCE- Chapter 20.04.110.

Conclusion

Based on the above analysis and the City’s Unified Development Ordinance, the 335 W. 8 Street
Development would require 36 spaces. Based on discussions with the development team, we believe that
the location of the site in downtown and the specific orientation of the project within the market, it is
likely that the actual demand will be substantially lower. Given the location of the site in proximity to the
available public parking garage we believe that the actual demand will be substantially lower. Any demand
from tenants exceeding the 18 spaces provided as well as any visitor demand can be accommodated in
the City garage. Given the low auto ownership anticipated, we recommend that at least one car share
space be provided in the City garage. If auto use by tenants remains low, additional car share spaces may
be desirable. Auto use characteristics should be reviewed after move in to determine the number of spaces

needed for similar projects going forward.
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BLOOMINGTON PLAN COMMISSION CASE #: SP-06-22
STAFF REPORT DATE: October 10, 2022
Location: 3000 & 3070 S Walnut St

PETITIONER: Strauser Construction Co.
453 S. Clarizz Blvd.
Bloomington, IN 47401

CONSULTANT: Smith Design Group c/o Don Kocarek
2755 E. Canada Dr., Suite 101
Bloomington, IN 47401

REQUEST: The petitioner is requesting a major site plan approval to construct a 3-building self-
service storage facility with six bicycle parking spaces and 15 new vehicle parking spaces.

BACKGROUND:

Area: 5.13 acres

Current Zoning: MC (Mixed-Use Corridor)

Comprehensive Plan

Designation: Neighborhood Residential

Existing Land Use: Vacant and Commercial — Fitness center, large

Proposed Land Use: Storage, self-service

Surrounding Uses: North — Dwelling, multifamily and single-family (attached)
South — Contractor’s yard and Club or Lodge
East — Storage, self-service

West — Dwelling, single-family (attached)

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 requesting 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 garage doors facing the interior of the property.

In the MC zoning district, a Self-Service Storage use is permitted with use-specific standards.
Under the use-specific standards, the UDO states that if a site is adjacent to a Residential zoning
district, loading docks cannot be installed on the side of the facility facing the residentially zoned
land, a permanent screen shall be required along all property boundaries and shall conform to
landscaping and screening requirements in Section 20.04.080(m) (Screening), and public access
shall only be permitted between 6:00 a.m. and 10:00 p.m. Furthermore, Section 20.04.080(m)
(Screening) requires screening for sites if the loading areas are visible from a public street. The
petitioner is proposing the three loading areas to be located where they are not visible from public
open space, public trails, public streets, or from adjacent properties, to the maximum extent
practicable.
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MAJOR SITE PLAN REVIEW 20.06.050(a)(2)(C)(ii): Major site plan approval is required for
developments that contain more than 15,000 square feet of gross floor area. This proposed site
plan will create 38,107 square feet of gross floor area.

DEVELOPMENT STANDARDS & INCENTIVES 20.04: The following UDO standards are
required to be reviewed for all activities that require New Development approval.

Dimensional Standards:

- Setbacks: The MC zoning district requires a minimum of 15 feet of front building setback,
minimum of seven feet for side and rear building setbacks, and a front parking setback
minimum of 20 feet behind the primary structure’s front building wall. The proposed site
plan demonstrates compliance with setbacks.

- Height: The maximum height in the MC zoning district is four stories not to exceed 50
feet. All the proposed buildings will be 1-story in height. Each proposed building complies
with the maximum height requirement.

- Impervious Surface Coverage: The maximum impervious surface coverage in the MC
zoning district is 60% and the minimum landscape area is 40%. The petitioner has stated
the proposal to have 40% impervious surface coverage and 60% landscape area. The
proposal meets the impervious surface coverage and landscape requirements.

Environmental: The parcel on the west side of the property has a 75’ riparian buffer along the
southern portion of the lot, and the parcel on the east side of the property has a 35’ riparian buffer
along the southern portion of the lot. The 35’ riparian buffer was designed after variance SP-UV-
40-12 was granted.

There is a floodplain that runs along the southwest corner of the site. An existing detention basin
was designed east of the floodplain to accommodate stormwater drainage for the entire site.

Parking: 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 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 15
new parking spaces, for a total of 50 parking spaces on the site. Eight of those parking spaces are
proposed to be added onto the southern end of the existing parking lot. The remaining 7 proposed
parking spaces would be in a parking lot between the two proposed buildings north of the drive.
The proposal does not meet the maximum vehicle parking requirement but the petitioner has
received a variance, V-39-22, from the parking maximum for the proposed parking design.

Bicycle Parking/Alternative Transportation: Each development subject to Section 20.04.03(1)
of the UDO shall provide a minimum of six bicycle parking spaces or the number of bicycle
parking spaces required in Table 04-13: Minimum Bicycle Parking Requirements, whichever is
more. Inthe MC zoning district, bicycle parking spaces are required at two percent of the provided
vehicle parking for employment uses, and at five percent of the provided vehicle parking for



50

commercial uses. The self-service storage is an employment use and the existing fitness center is
a commercial use. In this case, six bicycle spaces are required because calculations based on Table
04-13 only total three bicycle spaces for the entire site. The proposal includes six bicycle parking
spaces.

This development will also improve the pedestrian facilities along South Walnut Street. Proposed
right-of-way is 90 feet for South Walnut Street, which has a General Urban street typology. No
new right-of-way will be dedicated with this project, but facilities will be improved. The
Transportation Plan calls for a 10-foot wide sidewalk and 8-foot wide treeplot. The sidewalk and
treeplot will need to be improved along the parcel that abuts South Walnut Street to meet those
requirements. The proposal includes a 10-foot wide sidewalk and a treeplot ranging from nine feet
to 12.31 feet. The petitioner is proposing to remove 1.25 feet of the existing asphalt south of the
driveway to allow for the treeplot width to be nine feet. The proposal meets the treeplot and
sidewalk requirements.

Landscaping:

Street Trees — A minimum of one canopy tree shall be planted per 40 feet of property that abuts a
public right-of-way. The proposal consists of five canopy trees which meets the requirement. The
City’s Urban Forester will need to be consulted about the species of street trees from the UDO
which can be utilized with this development.

Buffer Yards — Type 2 and Type 3 buffer yards are required along part of the north and west sides
of the property because the adjacent uses are multifamily and single-family (attached). The
proposal includes a buffer Type 3 along the west side and along part of the north side, and the
eastern portion of the north side of the property that faces a multifamily apartment complex is
shown to have a buffer Type 2. The proposal meets the buffer yard requirements.

Parking Lot Landscaping — The UDO requires parking lot perimeter areas to contain a minimum
of one tree per four parking spaces, with at least 75 percent of the required trees to be large canopy
trees from the permitted plant species list, and must be planted within 10 feet of the parking lot
edge. The proposal meets the parking lot perimeter tree requirements.

The UDO requires parking lot perimeter areas to contain a minimum of three shrubs per one
parking space with shrubs from the permitted plant species list that grow to a minimum height of
4 feet, and must be planted within 5 feet of the parking lot edge. The proposal meets the parking
lot perimeter shrub requirements.

The UDO requires parking lots with 12 or more parking spaces to provide one landscape bumpout,
island, or endcap per every 10 parking spaces, and the width and length of each must be equal to
the width and length of the adjacent parking space. In addition, each landscape bumpout, island,
or endcap must contain at least one large canopy tree, or two large canopy trees if the area is equal
to the width and length of two parking spaces. These areas must be installed lower than the parking
surface and any parking areas with curbing must incorporate gaps to allow stormwater run-off to
enter for natural treatment and filtration. These areas must be installed to control vehicular
circulation and define major drives, and shall be placed at intervals of no more than 10 consecutive
spaces. The proposal meets the landscape bumpout requirements.

Mixed-Use and Nonresidential Landscaping — The minimum landscape area on site or areas not
covered by impervious surfaces, excluding the buffer yard areas, shall be planted with the
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following interior plantings:
1. A minimum of nine large canopy trees, three evergreen trees, and three medium or small
canopy trees per acre. A minimum of 75 percent of the required trees shall be canopy trees;
2. A minimum of 27 shrubs per acre. One ornamental tree may be substituted for every four
shrubs; however, substitution shall not exceed 50 percent of the required shrubs;
3. And, shrubs and ornamental trees along foundation walls of structures shall be planted no
closer than two feet and eight feet respectively from the foundation wall.

The proposal meets the interior landscaping requirements.

Existing vegetation may be permitted and count towards required landscaping requirements based
on the values listed in the UDO if the existing vegetation is in good health and can be found on the
permitted species list. A compliant landscape plan has been included.

Access: This proposed development will derive access from the existing driveway access point
along South Walnut Street. The driveway will be shared between the existing fitness center and
the proposed self-service storage facility. South Walnut Street has a road classification of Primary
Arterial, which requires that no entrance or drive is installed within 150 feet of any intersecting
street nor within 100 feet of another driveway entrance. The existing driveway does not meet the
required separation distance from the driveway south of this property and a variance was
previously granted for the drive cut to remain. The petitioner is proposing to maintain the driveway
and internal sidewalk as is. The petitioner is proposing to install a new internal sidewalk for the
south self-service storage building.

There is an existing public transportation route in front of the parcel adjacent to South Walnut
Street. The UDO requires that transit facilities include benches, shelters, or other similar transit
stop amenities, and that such facilities be built to meet the requirements of the Bloomington Public
Transportation Corporation. The petitioner is proposing to install a bench, and will work out
desired details with Bloomington Transit. A condition has been added.

Architecture: The three new buildings will be finished with a mix of split-faced block, cement
board siding with reveals, steel canopies, and metal awnings and trim to match the materials of the
fitness center. Cementitious siding and split-faced block are permitted primary finish materials.
The UDO requires that a primary exterior finish material cover at least 20 percent of a fagade.
Metal is a permitted secondary finish material and must cover up to 20 percent of a fagade. All 12
facades meet these standards.

The UDO requires that all facades incorporate at least three design elements every 40 feet to break
up monotony. The proposal includes metal awnings, change in building facade heights by at least
five feet, and wall elevation projections by at least three percent of facade widths.

The UDO requires that all facades visible from any roadway shall consist of at least one primary
and one secondary color, shall repeat either texture or color horizontally, and shall repeat variations
in texture and color at least every 30 feet vertically. The proposal meets these design standards.

The UDO requires sloped roofs (those greater than 3:12 pitch) visible from any roadway to have
overhanging eaves, extending no less than two feet past the supporting walls, or flat roofs (those
less than 3:12 pitch) to include a parapet on supporting walls. The proposal includes parapets on
supporting walls.
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The UDO requires the sides of a building that are not visible from a street to incorporate similar
material finishes and architectural detail to the facades that are visible. The proposal meets this
design standard.

The UDO requires a primary pedestrian entrance for every fagade facing a street. The pedestrian
entry shall contain at least three architectural details. The intent for the primary pedestrian entry is
that there is a prominent indication of where to enter the building. The proposal includes a primary
pedestrian entrance for every fagade facing a street. Building 1 incorporates pilasters, building
address and name, and a variation of a buttress entryway through use of a metal canopy. Buildings
2 and 3 include the same design elements, however these elements are placed on different
projecting walls. Moving the pedestrian entry for building 3 would require grading because the
grade change on that building corner is significant, and grading along that corner could negatively
impact the riparian buffer. Additionally, the proposed design for the location of the entryways are
close to the accessible vehicle parking space and the internal sidewalk. Efforts to meet the intent
of the standard have been made to the maximum extent possible.

The UDO requires all first-story windows on the primary fagade of a primary structure to be
transparent and not make use of dark tinting or reflective glass. The proposal meets this standard,
and will be verified at the time of review for the issuance of a certificate of zoning compliance for
the building permits.

The UDO requires street address displays to consist of Arabic numerals (e.g., 1, 2, 3...) no less
than eight inches in height, shall be placed above all exterior entrances visible from a public street,
private drive, or parking lot, and shall contrast with the color of the surface on which they are
mounted, consisting of reflective materials to be clearly visible and identifiable from the street.
The proposal meets this standard for building 1 but must incorporate the address display for
buildings 2 and 3 as they have facades visible from a public street and/or private drive. A condition
has been added.

Lighting: Mixed-use and nonresidential uses bordered by any R1, R2, R3, R4, or RHM zoning
district shall be allowed a total light output of not more than 40,000 lumens per acre. Provided,
regardless of parcel size, the allowance shall be sufficient to provide a maximum of 2,500 lumens
per entryway with motion detector activated lighting counted as one-half lumens. The parking lot
shall be designed to achieve no greater than the minimal illuminance levels for the given land use
as recommended by the Illuminating Engineering Society of North America (IESNA RP-33:
Lighting for Exterior Environments). However, a parking lot shall also be designed to achieve a
minimum illuminance level of one lux. The proposal does not include exterior lighting on the
proposed three new buildings or the parking lots. The self-service storage use allows for public
access between 6:00 a.m. and 10:00 p.m. The petitioner may need to incorporate adequate lighting
depending on the proposed hours of business and the current lighting on the site. A condition to
include specs for lighting on the site has been added.

SITE PLAN REVIEW: The Plan Commission shall review the major site plan petition and
approve, approve with conditions, or deny the petition in accordance with Section 20.06.040(g)
(Review and Decision ), based on the general approval criteria in Section 20.06.040(d)(6)(B)
(General Compliance Criteria).
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20.06.040(d)(6)(B) General Compliance Criteria

i.  Compliance with this UDO

ii.  Compliance with Other Applicable Regulations
ii.  Compliance with Utility, Service, and Improvement Standards
iv.  Compliance with Prior Approvals

PROPOSED FINDINGS:

This development will meet all applicable standards in the UDO, except for those with previous
variances. This development is in compliance with city regulations including utility, service, and
improvement standards. This development is in compliance with other applicable regulations. This
development is in compliance with prior approvals.

CONCLUSION: This petition meets all requirements of the UDO except those mentioned in the
conditions and those that have received variances. The petition will add interior self-service
storage units within three new buildings. Although, the City Comprehensive Plan designation of
Neighborhood Residential does not align with this use, this development will be providing a
storage facility with architectural variations to break up the monotony in the design, as well as
improve the pedestrian facilities along South Walnut Street with an amenity near residential that
is often used for residential storage. The scale of this development is appropriate for the
neighborhood.

RECOMMENDATION: The Planning and Transportation Department recommends that the Plan
Commission adopt the proposed findings and approve SP-06-22 with the following conditions:

1. The petitioner must receive a grading permit before earth moving.

The petitioner must incorporate street address displays for buildings 2 and 3 before a
building permit will be issued.

3. The petitioner must clarify what the hours of business will be and present lighting specs of
existing and proposed lighting on the site that meet the standards before a grading permit
will be issued.

4. The petitioner shall work with Bloomington Transit on BT’s desired upgrades to the
existing adjacent transit facility and an agreement must be met before a recommendation
for final occupancy will be issued.

5. This site plan review does not approve signage. A sign permit will need to be applied for.
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Don J. Kocarek, R.L.A.
Stephen L. Smith, Founder

May 27, 2022

City of Bloomington Plan Commission

City of Bloomington Planning & Transportation Department
Showers Building Suite 130

401 N Morton St

Bloomington, Indiana 47404

Dear Karina and Members of the Plan Commission,

For your consideration Strauser Construction Co., Inc. is submitting to you this petition for Major
Site Plan Approval for 2 parcels containing 5.13-acre property located at 3000 and 3070 S. Walnut
Street. The site is zoned Mixed-Use Corridor (MC).

The surrounding properties consist of a mix of attached single-family houses, multi-family
residential apartment to the north and west, and a contractor facility with an outdoor storage area
to the south. The site includes the 10,000-sf building occupied by Force Fitness gym facility which
will remain. The property has a 75’ riparian buffer on the south side. The site is accessed from
Walnut Street to the west.

The proposed project consists of 3 new self-storage buildings with access to the storage units
from interior hallways. The buildings range in size from 8,500 sf to 16,500 sf. All 3 buildings have
restroom facilities and are climate controlled.

Per the city’s 2019 Transportation Plan guidance the street frontage along Walnut Street will have
a new 10" wide sidewalk and a tree plot between the new sidewalk and existing road pavement
edge. The project as designed has 60% landscape area and 40% impervious area. Total site is 5.11
AC and impervious area is 2.06 AC

Drainage from the site will flow via storm sewer system to the existing drainage basin on the west
side of the property that was built in the previous project. The basin was designed to
accommodate the entire property when developed.

There is an existing sanitary main on site that will remain in place, and another sanitary main that
will be relocated as part of the project. The design will be coordinated with CBU. The existing
watermain under the drive will remain in place.

2755 E Canada Dr Suite 101 Page 1 of 2
Bloomington, Indiana 47401

812-336-6536

smithdginc.com
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The architectural design on the project will be an aesthetic to match the existing fitness building
on the west side of the site while utilizing primary facade materials allowed in the current UDO.
The buildings will be a mix of split-face CMU masonry, cement board siding with reveals, steel
canopies and metal awnings/trims. The building facade will utilize set-backs, differing parapet
heights, steel canopies and metal awnings to bring depth to the facade and variation on each
elevation.

Construction is anticipated to begin in September of 2022, and to be complete during the
summer of 2023.

Thank you for your consideration of this petition. Please feel free to reach out to me with any
questions.

Thanks,

Qn el

Don Kocarek

Smith Design Group, Inc.
812-336-6536 Ext. 7
dkocarek@smithdginc.com

2755 E Canada Dr Suite 101 Page 2 of 2
Bloomington, Indiana 47401

812-336-6536

smithdginc.com
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WALNUT STREET SELF STORAGE

3000 SOUTH WALNUT STREET
BLOOMINGTON, INDIANA 47401

G —
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Google

LOCATION MAP

Sheet List Table
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01 TITLE SHEET
02 EXISTING CONDITIONS
03 DEMOLITION PLAN
04 SITE PLAN
05 GRADING PLAN
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08 LANDSCAPE NOTES AND DETAILS
09 SWPP INDEX
10 SWPP PLAN
11 SWPP SPECS
12 MISCELLANEOUS DETAILS
13 MISCELLANEQOUS DETAILS
/SHEET NO. REVISIONS BY DATB

NOTE : WATER, AND SANITARY SEWER ITEMS SHALL BE IN ACCORDANCE WITH
THE LATEST ISSUE OF THE CITY OF BLOOMINGTON UTILITIES CONSTRUCTION
SPECIFICATIONS. ALL OTHER WORK SHALL BE IN ACCORDANCE WITH THE 2021
SMITH DESIGN GROUP, INCORPORATED STANDARD SPECIFICATIONS.

sHITH CIVIL ENGINEERING - LAND SURVEYING
DESIGN 2755 £ Canada Dr Suite 101 Bloomington, IN 47401
Grour (812) 336-6536 - smithdginc.com
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LANDSCAPE TABLES

STREET TREES PLANT TABLE

INTERIOR LANDSCAPING PLANT TABLE

Walnut street Storage Landscape Requirements

2 [ 5 [soranca nane conmon nawe size T [ & [ soranicar naue CONNON NANE size Suectscape Landscape
ReEs s Walnut Street RAW =195/, trees required
L7 [ 2 | URIODENDRON tufpfero Tulp Tres 2" Colper AC | 3 | AMELANGHER conodensis Shodblow Serviceberry T Colper
TA | 1 | TUA omericana Besanood 7 Colper CF |5 | GORNS florida Flowaring Dognood 7 Colper Tree po  parking spaces reuied, 75% arge rees
R | 2 | QUERCUS nbra Northern Red Ook 2" Calper © [ 6 | GYNOGLADUS diica Kentucky Coffee Tree 2" Calper 3 shrubs per parking space required,
LT | 4 | LIRIODENDRON tulfpfera Tulip Tree 2" Caliper d
LANDSCAPE PLANT TABLE FOR PARKING LOT Ve 5 Wrosh syvatce Sk Turae e ot s nd 2 s
and 3 res require
PERIMETER (NEW PARKING LOTS) R |+ | QUERCUS rubro Northern Red Ook 2" Caliper and
5 | IS strobus ite Pine ] s and wees
& | 5 | soranicaL nane Common nave SIZE | D-vALUE s Ite 2 LA
Pv | 5 | PUS vrgrions Vighia Pine ¥ . and 51 new shrubs are proposed.
TREES
oF | 1| coRNUS florida Flowering Dogwood 2" Caliper
— SHRUBS 59 TotalSpaces, 6 Bumpout, slands and Endaps with 1 large canopy tree required in each sand. 3
5 | UmoneBRon wipiers Tulp Tree 2 Calper 1 Lexisting idand. 3 new ilands
Th [ 2 [ TUA omericono Bosswaod 2 Colper 16 | 13 | X gabra nkberry 3 Gallon and 1 endcap added with 1 lage canopytre i each.
OR | 3 | GUERCUS rubre Northem Red Oak 2" Caliper PF | 10 | POTENTILLA fruticasa Shrubby Cinquefal 3 Gallon sutferyard
W | 11| 1TEA virgiica Virginia Swestspire 3 Gallon >
0 | + | CEPHALANTHUS occidentoli Buttonbush 3 Gallon
SHRUBS North Buffer ard
€O [ 16 | CEPHALANTHUS occdentalls Buttonbush 5 calon 556 f of buffer type 3 along single family resdential 200 of uffer yard wasinstaled with the Force
16 | 18 | LEX glabra nkberry 3 Gallon LANDSCAPE PLANT TABLE FOR Fitness project
356 of Bufer yard type 3 required
PF | 19 | POTENTLLA fruticosa Shruty Guefol 3 Gollon
o e e e BUFFER YARD 1 decduous Tree per every 20" and 6 opaque fence used. fence i ocated where the existing
12 acerfollim a olon 2 | 5 | soTaNicAL NAME COMMON NAME size dilapidated fence i located. 18 deciduous trees required.
LANDSCAPE PLANT TABLE FOR PARKING LOT TREES 1 deciduous tree per every 25' and 2 evergreen trees per every 25'
PERIMETER (EXISTING PARKING LOT) 7 deciduous trees required, and 14 evergreen trees required
LT | & |LIRIODENDRON tulipfera Tulip Tree 2" Caliper
¢ | 5 | BOTANIGAL NANE COMMON NAME SzZe | o-vaLe 155| 2 | UQUIDANBAR styracifun Slender Sihoustte| Golumnar Sweet Cum 2 Golper o e o
TREES PS | 7 | PINUS sirobus White Pine 6 Hgt. Buffers - 84,212
CF | 1 | CORNUS florida Flowering Dogwood 2" Caliper PV | 7 | PINUS virginiang Virginia Pine. § Hgt. Buildings, Walks and Pavement = 89,901
LT | 2| URIODENDRON tulpfera Tulp Tree 2 Calper 75 | 2 | TUA emericana Bossnaod 7 Coliper Area not covered by building and hadscape = 48,847 (1.12 AC)
TA | 2 | MUA omericana Basswood 2" Callper QM| 6 | QUERCUS macrocoorpa Bur Oak 2" Caliper g " . " per acre of pervious area
2 requie 4, a
QR | 2 | QUERCUS rubra Norther Red Oak 2 Calipor @ | 7 | QUERAUS rbra Northern Red Oak 26 ke per are, = 39 shros reuired
GD | 1 | GYMNOGLADUS dioico Kentucky Goffee Tree 2" Callper
SHRUBS
C0 [ 8 [ CEPRALANTHUS occidentolis Butlonbush 3 Gallon
16 | 16 | Lex gebra nkbery 3 Gdlon
PF | 21 | POTENTLLA fruticosa Strubby Cnquefal 3 calon
VA | © | VBURNON ocerfialum Nepleleat Viburnur 3 Gallen
LANDSCAPE PLANT TABLE FOR BUMPOUTS
ENDCAPS AND ISLANDS
& | E [ sorancar naue CoNNON NANE SZE__| D-vAWE
TREES
o1 | 4 | GLEDITSIA Triacanthos Honey Locust. 2" Caliper
OR | 1 | QUERCUS rubro Northem Red Oak. 7 Caliper
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1) PLANT VATERAL SUBSTIVTIONS MUST 5E APPROVED N WRITHG
Y CITY PLAINIG PRIR 10 NSTALLATN.
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UTILITY CONTACTS

ATAT (Phone)
Brent McCabe — (§12) 334-4521
4517 E. Indiona Bell CL.

.0, Box 56
Bloomington, Indona 47408
bmI78280tt com

DM REMC
812-384-4446

1666 West Stote Rood 54
Bloomfield, IN 47424

CITY OF BLOONNGTON
UTITEES (Water/Sewer)

Nancy Axsom (812) 349-3689
600 E. iler Dr.

Bloomington, N 47402
sorm@bloomington.n.gav

COMCAST (Cable)

Scatt Cripe (512) 322-3612
2450 5. Henderson St
Bloomingtor, N 47401
scott_crpeeable comeast com

VECTREN (Gas)

Doug Anderson (812) 3304031
205 5. Madison

Bloomington, IN 47404
danderson@ectren.com

CONCRETE WASHOUT
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VARD ILET PROTECTION
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GENERAL NOTES

1. CONTOURS AND BOUNDARY DATA OBTANED FRON SNITH BREHOB & ASSOCIATES,
INC. SURVEY DATED 08/10/15.
LOCATION OF EXISTNG UTILTIES ARE TO BE ERIFED IN THE IELD BY THE
GONTRAGTOR. PLEASE NOTIFY ENGNEER IF FELD ADJUISTWENTS ARE NEGESSARY.
3. OFF-STREET PARKING AREAS (1
BE PAVED WITH PLANT MX ASPHALT OR CONCE
N PLACE CONCRETE CURBS St

N

H
§

MOTOR VEHICLES,
5 SEE SMITH BREHOB & ASSOCIATES, INC STANDARD SPECIICATIONS FOR
CONSTRUCTION REQUIRENENTS.
TGP OF GASTING ELEVATIONS ARE GIVEN IN THE FOLLOWNG LOCATIONS:
MANHOLES: RM ELEVATON
INLETS: GUTTER, ELEVATION

GRADING NOTES

) CONTOURS SHOWN ARE FINSHED GRADE AND REFLECT
REAS,

2 GRADING LIMITS: IF SHOWN ON THE PLANS, INDICATE THE.
LNg AT WHICH THE PROPOSED GRADING MEETS THE DUSTING
‘GRADE AND THE EDGE OF THE ARGA THAT SHOULD BE DISTURBED.
DURING THE CONSTRUCTION PROCESS,

3 PROPOSED SPOT ELEVATIONS. IF SHOWN, ARE AT FINSH

RATE/ACRE_| PLANING DEPTH
O | 1101120
Sencos | oolss |
AL RYEGRASS | 4 L85 | /210
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SECTION 02420

STORMWATER POLLUTION PREVENTION & EROSION CONTROL

PART 1 - GENERAL

1.01 RELATED WORK
A, Section 02310 ~ Rough Grading
B. Section 02320 - Finish Groding
€. Section 02930 — Sodding
D. Section 02910 — Protection for Existing Trees

1.02 REFERENCES
A, The lotest issue of the folowing form o port of this section to
the extent indicated hereinafter.

1. Indiana Storm Water Qualty Nanual published by the Indiana
Deportment of Environmental Management October 2007
edition. (ISWOM

2. Indiano Code 327 IAC 15-5-7 Section 7.

3. 2014 Iniana Department of Transportation Standard
Specifications (INDOTSS).

4. City of Bloomington Municipal Code (BUC) Section 20.04.030 (d)

1.03 LOCAL JURISDICTION
A, When the work is within the jurisdiction of a local municipolty,

MS4 district or Soil and Water Conservation District that wil
inspect, review, approve, reject or report on part or al of the
work being completed, the specifications ond requirements of
that ogency shall supercede this section of the standard
specifications i soid ogencys specificotions and requirements
are more stringent.

PART 2 — PRODUCTS

201 MATERALS
A, Aggregates for use in conjunction with erosion control measures
shall be in accordance with the section of the INDOTSS indicated
as follows:
1. Coorse aggregates size 42, 5, 48, and #53 shall be in
accordance with Section 904,03 table (e).
2. Rip rop for outlet protection moterials shall
accordance with Section 804,04 table (1) of e 00TSS ane
Chapter 7 of the ISWON,
Pipe moterial for use in conjunction with ercsion control meosures
shall be in accordance with the section of the INDOTSS indicated
as follow
1 Carmgote Polethyene Dranage Tabng and Smooth Wl
Polyethylene Pipe shall be in accordance with Section 807.17
and 907.21 af the INDOTSS.
Geotextie
1. Gttt for use under r rap sl b It occordne
with Section 918,02 of the INDOI
Sit Fence shall conform to the
as shown on the table below.

minimum pnysmu\ properties

Sediment Barriers and Filters: Sill Fence Table 2.
Geotextile Fabric Specifications for Silt Fence (Mininmum)

Physical Property. Woven fabric Non-woven fabric
Filtering efliciency 85% 85%
w.m\mm a20%

301bs linearin.  501bs lincarin.
50 Ibs linearin. 70 Ibs linearin.

Slurry flow rate 03 gal /min/sqft. 4.5 gal fmin/sq.t

Water flow rate 15l /min/sqfl. 220 gl /min /sq i

UV resistance 0% 85%

Post Spacing 7 feet S feet

Termporary Grovel Construction Entrances
1- Eonstction enironcas shl be rtaled usig materils
pecified in ISHQM Chopter
Erosion Control Blankets
1 frosen contol ke ond lur rifrcement shll be
the tpe indcted on the plns s manufctured by Nort

imertan Creen or e pproved by Ouners Reprientate,
Al wrsion contra Binkels sl be o of bodegtodole
materidl.

& Tamporary Seeding
Grass species recommended for temporory seeding shall be os
follows during these time periods:

Winter wheat or rye 9/15 e 10/30

Spring oats o 4/15

Annudl ryegrass 3/1 w 5/1 8/1 o 9/1
Germon millet 5/1 t

Buckwheat s o 5/1

Corn (broadcost) 5/11 to 8/10

H. Mulching Uatericl
ulching matericl may be straw or hay, Excelsior blarkets,
paper mat, strow mat or aspen wood cellulose fiber mulch.

PART 3 - EXECUTION

3.0 SCHEDULING/SEQUENCING
A Existing Vegetation

1. If existing vegetation must be dleored, it shall be retoined
and protected untl the orea must be disturbed.

2. A buffer sirip of existing vegetation must be maintained
around the perimeter of the site to reduce off-site erosion
and sedimentation

B. Durotion

1. The extent and duration that bare sol is exposed to erosion
by wind and water should be minimized. Clearing and
grading operation shall be scheduled to reduce the mount
of disturbed area to the absolute minimum needed for
immediote canstruction activity.

C. Stobiizotion

1. All disturbed ground et inoctive for seven or more doys
shall be stabiized appropriately for me season.  Steep
siopes must be stabized immediat

2. Sl storage o sxcowted metarl pes remaiing more
than seven days shal be stobilized by temporary or
permanent seeding, sodding, trops, or other meons,

Erosion from pies that wil be in existence for less than
seven days shall be controlled by placing straw bales
or silt fence borriers

302 INSTALLATION AND MAINTENANCE

A Al installation of erosion control devices and maintenance shall
be in accordance w\m  Secton 205 on the INDOTSS and
Section 7 of the IS
B. Temporory gravel cnshrcton etrance
Remove existing vegetation and topsoil from entronce areo.
2. Instal a culvert pipe under the drive If necessary to
maintain proper public road drainage.

3. Compact subgrade soll priar to plocing stone.

4. Place #2 stone to the dimensions indicated on the plan and
in the Temporary Gravel Construction Entrance Detail

5. Inspect entrance pad daily and after storm events or heavy
use.

6. Reshape pod o5 needed for drainage and runoff control.

7. Top dress with cleon stone as needed.

& Immediately remove mud and sediment tracked or washed onto
public roads by brushing or sweeping. ~Flushing should only
be used if the water is conveyed into o sediment trop or

basin.

9. Repair any broken rood povement immediotely.

. Temporety Dierin Ditch
- Remove brush, s, stur, end debis rom routs of
diversior

2. et lanment and grodes to i e neads, manaiing o

stable ond positive grade towards the outlet.

3. Construct diversion in accordance with the Temporary
Diversion Ditch Detal and at the location indicated on the

lars.

4. Construct the diversion ridge in six to elght inch lifts.

5. Compact each lift by driving wheels of construction
equipment olong the ridge.

6. Gwol and compact s o design helght plus 10 percent

7. Leave sufficient area along the diversion to permit
dlean-out ond regroding

. Vegelat ihe ridge mmeditely afer construcion, uress
the diversion will be in place less thon 15 d

o Inipect weekly nd Wl 24 hous Tollowing each storm
o

vent.
10. Remove sediment from the chonnel and reinforce the ridge
a3 needed.
1. Check oulets and make necessary repairs immediotely.
12. When the work area has been stabilized, remove the ridge,
il the channel to blend with the natural ground, remove
temporary slope drains, and stabilze all disturbed arecs.
D. Rock Check Dom
Excavate o cut-off trench into the chonnel bottom and ditch
banks ot the locations shown on the plon, extending 1
inches beyond the top of ditch bank
2. Place uniform or revetment rip rap in the cut-off trench and
channel in accordance with the Rock Check Dom Detoil
The center of the dom must be ot leost nine inches lover
thon the uppermost paints of contoct between the rip rop
dam and channel barks.
Extend rip rap at least 18 inches beyond the channel banks
to prevent overflow water from undercutting the dam os it
re-enters the chonnel,
Place filter medium on the up-slope side of the dom and over
the entire face of the dam up to the base of the owrflow
weir notch.

5. Inspect check dams and the channel within 24 hours after
each storm event, ond repair any damage immediately.

6. If significant erosion occurs between dams, install o riprop
liner in thot portion of the channel,

7. Remore sedment cecumlted baind euch dom wnen  resches

|the height of the dam to maintain channel capacity,
ollow rdinoge through the dom, end fo preve lorge fows
from displacing sediment.
8. Add rack to the doms os needed to mointain design helght ond
cross section.
dams are o longer needed, remove the rock and
bl chamel, wsing o sroson-resitant Ting 1 nesesaory
E. Rock Lined Chute.
1. Divert surfoce woter runoff around the siruciure during
construction so site can be properly dewatered,
Excavate the opron area subgrade below the design clevation
of finished grade to allow for thickness of rip rap at th
fcatons sho cn the
. Compact the subra
- Phce ine eotentie abric on the compacted subgrace, I
more e ane piaco s ecdad, tho wpsteam pice chould
Owrlap the downstream piece by on minimum.
. skl i 169 n accordonce with e ook Cnte el ond

e

5
the rip rop quantity given in the structure dota toble on
the pl

6 Top o the ip rap chute shal be Ievel it or sighly

below the receiving channel.

Blend the rip rop chute smoothly to the surrounding grade.

Construct a smal plunge paol within the outlet apron.

. Rip rap oprons must be level with or lower than the chonnel
grade and should not restrict flov.

. Construct a permanent diversion ridge on either side of the
tiprap lined chute to collect storm water runoff and direct
its flow into the chute.

. Inspect rock chutes 24 hours ofter storm events and ct least
every 7 days for stone displacement and for erosion at the
sides and ends of the apron.

. Moke needed repairs immediately; use appropriate size stone,
and do ot place them obove finished grode.

F. Inlet Protection

1. Stone

a. Excavate the basin around the inlet one to two feet deep
below the top of casting elevation in accordance with the
Inlet Protection Detail

b. Stockpile or spread excovated materiol so thot it wil
not block flow or wash bock into the excovotion.

. Install weep holes in the Inlet 5o that the pool area
drains siowly.

4 Cover v ol with ftr febric and one foot of

stone,

#®

e. If necessary, excavoted material may be placed on the
downstream side of the excavation to prevent by—pass fow.

. Inspect the et protection within 24 hours after each
stom event; removing sediment and making needed repairs
immediotely.

g. When the contrbuting drainage areo has been stabiized,
remove and  properly dispose of all canstruction moteril
and sediment, then stabilze

h. Remove semmem when pool area is approximately [full
of sedim:

i Remot veplace stone if sediment hinders draage.

J Once permanent stobllization occurs, removed sediment
basin, weep holes, fil basin with sail, compact and
grade to finished dlevation.

2. it Fence

a. Dig on eight-inch deep, four—inch wide trench oround the
perimeter of the inlet

b. If using pre-assembled st fence and posts, drive the
pos«s it tre s gl setcing e it fence

by p\umnq o pece o lthe over the fbric ond
mstemng it to the

. If assembling the sit fence and post on—site, drive the
osts into the soll and then secure the sit fence to the
posts by placing a piece of lathe over the fabric and
fastening it to the post.

d. Use the wrap join method when Joining posts.

e. Ploce the bottom 12 inches of sit fence into the
eight-inch deep trench, laying the remaining four inches
in the bottom of the trench and extending away from

e ilet.

£ Batl the trench wilh sl motrel and compet I n
place

. Broce e pasts by nollng broces nto aoch comer pasts
or e i pocls o suport e

h. If storm water may bypass the structure, set the top
e S foc o ok i nc ir o he gond
elevation on the down—slope side of the storm iet,
build o temporary dike compacted six inches higher
than the silt fence on the down—slope sice of the of
storm inlet and use in conjunction with excavated
drop inlet protection.

i Inspect daly and within 24 hours after ecch storm event
and moke needed repairs immediotel

J Remove sediment from the pool areo to provide storage
for the not storm.  Awid damaging o underuting the
fabric_during sediment removal.

Whenthe conybutng chanage reo has been stobiled,
remove and properly dispose of all construction moteriol
and sediment, grade the area to the elevotion of the top
of the nlet, then stabilze.
G. Gurb Inlet Protection.
1. Fil UV sabzed geterte fbric bags cpproxnatly
[full with woshed g

2 For bl locoed s depe rasont:
. At a position up slope of the inlet, lay bags tightly in
a row cunving up slope from the et and away from the

curl

b. Overlap bags onto the curb and extend o minimum
of three feet into the street, keeping bags tightly
cbutted together.

. For additional layers of bags, overlap the bags with the
row beneath and leave a one-bag gap (ot or below curb
height) in the middle of the top row to serve as o
spilvay. If the spilway height is higher thon the top
of the curb, place additional bags olong the curb to
prevent bypass flow.

d. For additional storage capacity, construct a series of
stone bag barriers clong the curb so each one traps small
amounts of sediment.

3. For blls acted n @ sump postior:
. Place bags in an arc around the curb inlet

5 oo Bags onto he eurh, Keeping bags Uhly abutied
ogether.

. For odditional layers of bogs, overlap the bags with the
row beneoth and leave a one-bag gop (ot or below curb
height) in the middle of the top row to serve os o
spilvay. If the spilway height is higher than the top
of the curb, place additional bags along the curb to
prevent bypass flow.

4. Ploce o traffic barricode ot each installed measure for
safety ond to prevent measure integrit

5. Inspect dafly and removed accumulated sediment from paved
area (da ot fsh it water) within 24 hours after each

stor
6 nepnsn semment in area where it will not re-enter the
aved area or storm drains.

7. hapect for darmage by vl traffc nd repar i needed.
B Mhen the coniruting drinage recs v been stobiized
move inlet protect]
H. Temporary Sediment Tro
1. Divert run=off from non—disturbed rags vy from the tr.
2. Clear al existing vegetation and topsai from the
embankment area.
5. Using campactale motr, :uns«m:« the embankment
the location indicated on the and in occordonce
Vin e Temporary Sediment Trup Detl.
4. Construct the embonkment six inches above design elevotion
to alow for settling.
5. Excavate a tropezoidal outlet section from the embankment.
6. Instoll geotextile fobric in the tropezaidol outlet section,
extending the fabric up the sides of the outlet section to
the top of the embarkment.
7. Place INDOT revetment rip rap in accordance with the detal
vel

Wihest lones i the sy weit noch to he top of the

5 to the upstream face of the riprap outlet section with @
12-inch thick layer of INDOT CA No.5 aggregate.

9. On the downstream side of the spilway, construct an outlet
apron ot the toe of the embonkment. Construct the apron
as indicated on the plons and in accordonce with the
Temporary Sediment Trop Detal.

10. Place gestextile fabric o aggregate bedding material on the

ted and smoothed foundation and install riprap a5
indicated on the plons and in accordonce with the
Temporary Sediment Trop Detal.

1. Construct o small plunge pool within the cutlet apron,
Riprap aprons must be level with or slightly lower than the
receung chanrl and shad ot prodce i overal or
restrict flow of the water conveyonce structu

12, Stabie the ambaranent . otnr ditrbed recs with
and mulch (anchored in ploce) or another suitoble erosion

resistant
13. Inspect within 24 hours of a rain event and at least once
y seven da
14, Remove sedment when it hos accumlated to one-half the
design depth.
5. chect e emnnnkmem for erasion ond piping holes ond repair
immedia
16. Check puo\ areq side slopes for erosion and repair
immedio

17. Replace spmwuy aggregote facing is the sediment pool does
t dewater with 4872 hours fallowing o storm water runoff
t.

even

18. Inspect vegetation and re if necessary.

19. Check the spilway depth periodically to ensure o minimum
of flfeet. depth from the lowest point of the setled
ket 6 hihest point of the spllnay crest, cnd i
any low oreos to maintoin design elevation.

20, Prompty el ony dipaced Hprup hemq gore that no

he spilvay are above desi

21 Ao Gotroed s v v bilad, remove the
structure ond sediment, amooth the site to blend with
adjaining oreos, and stobilize.

Exiiibir3.11-B. TEMPORARY SEEDING REQUIREMENTS
pecies* Plantin;

i

it Fence.

1. Plan for the fence to be at least ten feet from the toe of
the slope to provide a sediment storage area.

Provide aceess to the area for maintenance.

Locate sit fence outlet at location shown on the plans.

Locate the outlet weir posts four feet oport and place o

2 X 4 horizontol brace between the pasts.

Excavate the foundation for the outlet one foot deep, five
feewide ond o miirum of fve fct in engn-

Instoll uniform rip rap in the cutlet or

- Mg the arlre nfanded fnce v, g an gt inch dosp
y four-inch vide trer

Ikl the s Tence wih fte fari focated on the
=sope side of the axcavled trench end he support pasts

n the down—slope side of the trer

. ool suport pests o lost 13 e ot e ground,
tightly stretching the fobric between the posts as each is
driven into the soil. A minimum of 12 inches of the fiter
fabric should extend into the trench,

Lay the lower four inches of fiter fabric on the bottom of
the trench and extend it toword the up-slope side of the

1. Backfil the trench with compocted earth or grovel.

12 spect the it fnce ot st ovry seven oys and ithin
4 hours after eqch st

151 ence e tears, S o deeom ose, or in any woy

becomes ineffective, replace the offected portion

immediotely.

Remove deposied sediment when t s causing th fiter

fabric to bulge or when it reaches half the height of the

fence at its lawest point or is cousing the fobric to bulge.

Toke care to avoid undermining the fence during cleon out.

After the contributing drainage oreo has been stabilized,

remove the fence and sediment deposits, bring the disturbed

area to grade, and stabilze.

Temporary Secding

Detarmine the cpproprste. species bese o the aptimum
dates for planting os shown in the toble below.

2. Apply uniformly with o drill or culti-packer —
or by broadsasting and cover to the depth as shown in the

3. Nulch ed oreos in accardance with Section 621.05 (),
(@), (¢). (), and (g) of the INDOTSS,

4. Inspect weekly ofter planting to see thot vegeh‘mve stonds
are adequately established; re- if necessar
5. Check for croson damage wibin 24 owrs afer sorm aves

and repair; re ond mulch if necesson

. Topdress foll seeded wheat or rye seedings with 50 lbs/ocre
of nitrogen in Februory ar Morch if nitrogen deficiency is
apparent.

Seed S th timum dates**

Wheat or ry E Tto 1%in 9151010530

Spring oats 1001bs. 1in 30415

Annual ryegrass 401bs. Yin 3to 51
11091

German millet 401bs 1t02in 51061

Buckwheat 601bs. 1t02in 4151061

Com (broadeast) 300 1bs. 1to2in 511to8/10

“Perennial specis may be used 35 2 tmporary cove, specially if e a

e fire

to'be seeded will remain dle o more han 3 v

305 MANTENANCE & INSPECTIONS
The general contractor is respensible for inspection and
determining thot erasion conirol measures re nstdled aa shown
on the plans.  Inspection of al storm water polution prevention
practice measures shal be made by o iroined individuol on @
weekly basis and after cvery linch rainfall event. Records of
apecions made and oo messues ke hal be acrdad

Cept n @ locotlon where ney oy be mode valble o 1
i Depnrtmer\( of Environmenal Monagement inspectors i
0 48 fr time frame should they be requesied.

8. Additional erosion control measures may need fo be installed
based on the prosccution of the work.

C. Removal of accumuloted sediment from any erosion conirol device
ia required throughout construction. ~Faiure to remove
accumuloted sedment. con result in faiure of the device. Falure

closon conlo gece il ret n e requeed
re=installation of said dev

304 CLEAN UP
A When construction is completed and the area is stabilized,
remove erosion contral measures no longer necessary in 0 manner

B. Sit, dust or debris shall not be permitted to leave the site per the

City UDO. Any sedimant thot leaves the site wil be in violation of
e UDO ond sholl be dleaned up immediately.

PART 4 - VATERIAL HANDUNG, SPIL PREVENTION & SPILL CLEAN UP

401 NATERIAL HANDLING & SPILL PREVENTION
Throughout construction operatars of equipment that carry
potential pollutants sholl toke every ovailoble meosure to
prevent possible spils.  Vehicle operators of all kinds shol
not ollow the sezpage or dumping of potentiol contominont fluids
or other contaminant muteruﬂs onto the g Veicle wusm"g
and fluid changing shall tak fiste at areas set u
prevent the posshilty of el anering ihe o oter
or ot designated areas an site

B. Used ols, fuels, antifreeze ond other moterials may be
cansidered hozordous ond must be disposed of ot approved sites.
For disposal site information contact the IDEM at B88-233-7745.

C. Place all drained hbricants, fusls, etc. in closed containers.
Remove them from the site for disposal or recycling in accordance
with al Federal, Stote ond Local requirements.

0. Drain i fiters when hot ond dispose of used fiters, oil cons
ond gresse tubes roperly. Drind metl cans ond s con

yeled as scrap metal.
C et it m aid ek
F. Concrete Woste Managem

" Cancrte wasts mancgement procedures and pracices re
implemented on construction projects where:
a. Concrete s used os a construction material or where
concrete dust and debris result from demlition

activties.
b. St containg Portond cement concre or asphal
concrete are generated, such 0s from saw cutting, coring,
grinding, grooving, and hydro-concrete demolition.
¢, Concrete trucks and other concrete—coated equipment
washed onsite

d. Mortar-mixing stations exst.

o)
eq
of
sef

Perform washout of concrete trucks offsite or in designated
areas

e
only. For onsite washout, a sign should be installed
ocent to the woshout faclity to inform concrete

pment cperofers o e the pope focles e

the following methods may be use Use of o deloyed
t additive.  Washout occurs offsite in an area where

washout water s treated before coming into contact with

en
cer

wironment. 2. Recycle washout water back into the
ment truck 3.) KIC system (www.Kicsystems.com) — driver

washes out into 0 barrel that is then removed from site
4 Concrete Washout Inc. (waw.concretenashout.com) trucks
wash out into @ dumpster like system and then dry concrete

s

removed. Use of other methods may be used if approved by

the local NS4 or Soil and Water Conservation District.

Inst

tallotion of Concrete Woshout Facilities

a. Prefobricated o Design ond nstalled Systems ore

b.

e

a

d

B

h.

5. Wa

acceptable,
For prefabricated systems, install and locate according
to manufacture’s recommendations
For Designed ond Installed systems, either excavote a pit
or install the contoinment system.
Instal the polyethylene lining. For excavated systems,
the lining should extend over the entire excavation. The
lining for bermed systems should be installed over the
pooiing area with encugh materiol to extend the lining

r the berm or contoinment system. The lining should
be secured with pins, staples o other fasteners.
Place flags, safety fencing or equivalent to provide a
bartler to contruction equipment and other traffic
Instoll signage thot identifies concrete washout oreas.
. Post signs directing contractars ond suppliers to
designated locations.
intenance of concrete washout facilties
- for prfdricted systems folon the manufacturer’s
recommendations for maintenanc
ol Gl nd ale 50ch conaete
nepec the ety of the overal sructure fciding,
where applicable, the containment s
spest e ystem o ks, spls o leckig of sl
by equipment
Inspect the pu\yewene lining for falure, including
tears ond puncture
Once concrte stes harden, remove and dipose of e
material,
Excess concrete should be removed when the washout system
reaches 50 percent of the design copacity. Use of
system should be discontinued until appropriote measures
can be nitiated to clean the structure.
Repair the structure as needed or construct a new system
upon removal of the solids.

i Dispose of all concrete i o legol monner. Reuse the

moterial on site, recycle or haul the moteriol to on
approved construction/demolition londiil site.

The plastic liner should be replaced after every
deaning.

The concrete washout system should be repaired or
enlorged os necessar)

. When concrete woshaut systems are o longer required,

the concrete washout systems shal be closed. ~Dispose of
31 erdnet conrete cnd other matrds e o
construct the

st Procedures

rk v excasshe mug i the hutas o hopper oftr
the pou

. AL weshaut locaton, scrape as much oterl o the
chutes as possible before washing the

. Romave 5 moch mud 05 possble whan weshing out

d. Do not back flush the equipment at the project site.

& Do not use odditives with wash water.
salvents or acids that may be used at the target plant.

SPILL CLEAN UP
Expected construction materiols on site may include vehicle
lubriconts, ols, vehicular fusls, concrete wosh—outs, acids,
curing compounds, paints, solvents, pesticides, herbicides,
fertlizers.

Small spils and leaks of these materials onto paved oreos shal
be shoveled into containers ond disposed of in accordance with
al Federal, Stote and Local requlotions.  Provide receptacles,

shesting for containment, plastic container to hold spil
Sontomioted maieti, 2 Lo of shsarbent (dy sond, ci-chy,
Kitty litter, peat moss, ground comcobs, sawdust ond new strow
are suitoble absorbing materios).

Spils may be temporarlly handled by: 1.) placing contarinated
materidls on heavy plastics and covering to protect from rainfall
2) using absorbents to sook up spilled materidls or eosy removal;
3) constructing o dike to prevent off site movement of moteril.
It possible, vehicle maintenonce shol be completed offsite ot o
faclity designed to handle any spilage, this shall include

fueling of vehicles when possile. The local fire department,
Indiana Department of Environmentol Monagement Emergency,

o Emargency Response 1-88B 2337745 andl be notited ramaditely
for lorger spills or leoks. The Notionol Response Center

(800) 4248802 shall be notified and provided with the following
information: Time of Spill, Location of Spill Materid, Source of
Spil. Approximate Volume and Length of Spillage, Weather
Conditions ot the Time of the Spill, Personnel Present at Time of
the Spill and All Action Token for Post Spill Clean—up.

Cantractor shll contact o waste recovery ogency mmediotely

caordinate with the Indiano Department of Environmentol
Nanagament during and ftr e sl to fmre of required
dlen-tp and fing of reort are properly sumitie
Responity fo repamnq spills is outlined

e Contrestor sha ot o ft of qualfied cntrolars
for spil remediotion on site. Al site personnel, including
mintenance employecs sl be made avire of proper
spill prevention and remediation techniques.
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SEE SITE PLAN

434" WOOD POSTS 8 0.
" WooD BEAM

SEE SITE PLAN

1°38"47°~8" WoOD SLAT FENCE
BOARDS EVENLY SPACED BETWEEN
4" POSTS{PER SECTION n

SCREEN FENCE
NO SCA

TYPICAL TRENCH SECTION

i e s

PRMIRY BACKFIL

ovc e

LR e

s 2711201 020

RS |
e BEDDING AND BACKFILL DETATL) —
et A

[ e — PVC AND HDPE PIPE e 11

NOTE:
CONTRATION JOINTS 10" ON CENER.

STANDING CONCRETE CURB DETAIL

NO SCALE

TYPICAL EXPANSION JOINT

TYPICAL CONTROL JOINT

GEOCRID (A5 RECOMMENDED BY
GEOTECHNICAL ENGNEER)

1.5° HA SURFACE COURSE

2.5 HUA BASE COLRSE

|

ISTNG SUBGRADE
{UNEERCUT AS DIRECTED BY
GLOTECHNICAL ENGNEER)

ASPHALT PAVEMENT DETAIL

EDGES SAW CUT.
AND SEALED
ASPHALT

Wt .
ety " MINIMUM 4000 psi CONCRETE

EXISTING BASE ON-
UNDISTRUBED
SUB GRADE

ASPHALT SURFACE STREET CUT REPAIR

NOTES:

A SURFACE PATCH SHALL BE EXTENDED
TO ADJACENT SEAM IF ANOTHER SEAM
1S WITHIN 2' OF PATCH ARER.

‘CONTACT STREET DEPARTMENT
(812:345-3448) IF USING PLATE DURING
WINTER

‘CONTRACTOR SHALL FOLLOW ALL
MUTCD GUIDELINES,

ALLOW ADEQUATE CURE TINE BEFORE

4 . 4
/2 TO " CONPACTED ASPHALT SURGACE - P T,

5. ALLOW ADEQUATE CURE TINE BEFORE
PLACING COMPACTED ASPHALT SURFACE
ON CONGRETE.

BE o orsomem

STANDARD ROADWAY
STREET CUT REPAIR DETAILS

‘STANDARD DRAWING SC-2

=1

to/27/5017

NO SCALE,

PPE

SizE

.
ACCESSIBLE PARKING SIGNAGE
ASCESE ACCESSIBILITY PAINTED ON

) iz

PARKING
ONLY

VAN
ACCESSBLE

R AT SRR
SRR N A D
357 ANGLE N FRONT | g g o
OF ACCESSIBLE

ROUTE

CONCRETE FOOTNG

LL FOR VA
NO SCALE

ACCESSIBLE PARKING
STA NS

11/2" DA, TUBLLAR STEEL 12" MIN
RAILS & POSTS WTH 11
GAUGE WAL THICKNESS

RAIUNG SHALL BE IN ACCORDANCE
WITH 2010 ADA REQUIRENENTS.

347 MIN,
A
ONCRE
PAVEMEN

PAvEMEw—\

277 WAY.

CONCRETE STAIR DETAIL
NO SCALE

Netal End
Section

ANNAL

REQURED

187 TOE PLATE ANCHOR
REQURED T0 PREVENT
END SECTION NOVEMENT

HOPE pipe
HPPROX. DUENSONS
wesze | 2 | w [ w [ o | wr | W
EEERE R
» G R
s |7 e [w|w|w]|w
v | ow | w | e | o | w
vz e | w || w | o
L

NOTES:

1. END_SECTIONS ARE TO BE GALVANIZED STEEL OR ALUMINUM.

2. 1/2° THREADED ROD T EE USED FOR CONNECTION T0 PIF.
3. SUBSTITUTIONS TO BE SUBMITTED TO ENGINEER FOR APPROVAL.

END SECTION DETAIL

NO SCALE

6" RADIUS TYP.

f CORE DRILL HANDRAILS

SECTION A-A™—CONCRETE STEPS

SECTON A-a

DETAL

NO SCALE

B
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SECTIONAL VIEW
SANITARY MANHOLE

awiors carsmucnon MaNvOLE FrAE A0 COWE

ol e B — T st sy i Y

T W e et e

e s e

T Tt 1 v o

PRECAST concee e muscn ncs
e s o e o
T s o e
anb!

o s b st o1 Sty e .

‘CouBmED PRECAST MAOLE BASE
S BARReL SEonon

—
B

—-w-v-—[ STANDARD SANITARY MANHOI]

RN

Protective Casting
East Jordan Catalogue No. 2975
or

Neenah Catalogue No. R-1974-A

Existing Ground Line

(grass or asphalt) Treated 2"x4" Marker

\«
Concrete Anchor Provide Cop |
12" Min. Diometer \
12" Min. Depth \
v ¥ v " s

LOCATE WIRE

45 Bend

=
s

4" or 6" Lateral

p

e

V

Lateral Plug in Bell

#10 solid insulated locate wire required from the city
main to the clean-out at the property line.

PROFILE

LID MUST READ,(SANITARY SEWER)

SDR

0R S

o 0 LxE e

PIC KAPTER/COUPLNG
MK VYE
MATERAL GASS PLLED P
VALVE CIFB ST WIH AL PPE THERDS

A0 RATEING VANE HANDLE
MATERAL GLASS FLLED NYLON

PRESSURE RATING: 150 psi
ASSEMBLY T0 BE USED WITH 1-1/2" SOR 7 OR 11
POLYETHEYLENE PIPE OR SR 21 P/ PIPE ONLY

PLASTIC
LATERAL ASSEMBLY
1-1/4

COUPRESSON AORER FITTNG
VATERAL POLPRPTDN.

7 OR 11 HDPE 2
R

21 PVC
ARCH PATTERN

COPRESSON KOTER TG
WHERAL POLPROPRD
[EhT

)
)
1y R R
POLTEITNE PPE
1 Pic
(SPPLED B Ots)

PA 1329 P02

Gy o Soomngn

oEarto

'STANDARD SANITARY LATERAL CLEAN-OUT
FOR 4" AND 6" PIPES

STANDARD.
DETAIL
NUMBER

|

FW0S 0L 10N

mres.

36 HEIGHT FROM T0P
F NuT 10 GROUND

Tueuniodeg BumeuBi ST WIBUSDE 15 A0

TYPICAL ILLUSTRATION
NY BACKFLOW PREVENTOR
MUST 5€ INSTALLED pes

MANUF ACTURERS DIRECTION

POST INDICATOR VALVE-
LOOATION per
FIRE DEPARTHENT>

2" YOKESETTER
i 30" METER PIT

VL3 NOLLYTIVLSNI
Y3LIN OLLSINOG ¥ITIVAS ¥0 T

RLSUEL,

[ INSTALL PeR
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May 27, 2022

g |

VIEW OF BUILDING #2 & BUILDING #3 LOOKING WEST

STRAUSER SOUTH WALNUT STORAGE

DESIGN + BUILD, LLC 3000 S. WALNUT STREET
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May 27, 2022

SOUTH WALNUT STORAGE

VIEW OF BUILDING #1 FROM WALNUT STREET

SIRAUSER SOUTH WALNUT STORAGE

DESIGN + BUILD, LLC 3000 S. WALNUT STREET
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May 27, 2022

VIEW OF BUILDING #3 LOOKING SOUTHEAST

STRAUSER SOUTH WALNUT STORAGE

DESIGN + BUILD, LLC 3000 S. WALNUT STREET
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MEMORANDUM

DATE: August 1%, 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
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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 3™ 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

Weekday
Fitness Center Data ULI Data
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

Source: Force Fitness and Performance, Bloomington; Urban Land Institute Shared Parking 3™ 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 ULl data on fitness centers appeared to be similar in terms of monthly
utilization percentages. However, the ULl 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 5™ Edition was used for comparison in addition to Force Fitness’ data and the
ULI data. Based on multiple studies of urban/suburban fitness centers, the ITE recommends a parking ratio
of 4.73 vehicles per 1,000 SQFT GFA. The ULl 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 overlap with 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.
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Table 2: Fitness Center Peak Utilization by Hour

Weekday
Time Fitness Center Data ULI Data ITE Data
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

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

Weekday
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

Source: ITE Trip Generation Manual

As presented in Table 3, the peak hour utilization occurs at 5:00PM with 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 are more 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.
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Table 4: Projected Peak Demand

. ] Peak Peak
Land Use Size Unit
Demand | Overlap
Fitness Center 10,085(SQFT 34 43
Storage Buildings 38,107(SQFT 4 4
Total 38 47

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 ULl 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.
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BLOOMINGTON PLAN COMMISSION CASE #: 70-40-22
STAFF REPORT DATE: October 10, 2022
LOCATION: Northeast corner of W Fullerton Pike and S State Road 37

PETITIONER: Monroe County Government
100 W. Kirkwood Avenue, Bloomington

REQUEST: The petitioner is requesting a map amendment (rezone) of approximately 87.12 acres
from Mixed-Use Employment (ME) to Mixed-Use Institutional (MI) for the purpose of building a
new jail facility.

BACKGROUND:
Area: 87.12 acres
Current Zoning: Mixed-Use Employment (ME)
Comp Plan Designation: = Employment Center / [-69 and Interchange Focus Area
Existing Land Use: Vacant
Proposed Land Use: Jail or Detention Facility
Surrounding Uses: North — Vacant / Old Quarry
South — Highway Interchange / Dwelling, Single-family
(detached)
East — Quarry

West — Highway Interchange / Dwelling, Single-family

REPORT: The petition site is 87.12 acres and is one parcel that is located at the northeast corner
of the intersection of West Fullerton Pike and South State Road 37 / Interstate 69. The property is
zoned Mixed-Use Employment (ME). The property is currently undeveloped. The property was
previously zoned Planned Unit Development (PUD) and received approval to sell its top soil for
the I-69 corridor project. The property was subsequently reseeded and vegetation exists where the
topsoil was removed. The property immediately to the north is also zoned ME and is currently
vacant. Surrounding land uses include other commercial offices and manufacturing buildings.
Property to the northeast and east is zoned Quarry (Q), is outside of the corporation boundaries,
and contains a previously used quarry (northeast) and an active quarry (east). Property to the south
is zoned Limited Business (LB) and Agriculture/Rural Reserve (AG/RR), is located outside of the
corporation boundary, and appears to contain single-family residences. State Road 37 / Interstate
69 is to the west, with property immediately to the west being zoned Limited Industrial (IL) at the
interchange, with the remainder as Single Dwelling Res 3.5 (RS 3.5) which is a large single-family
residential development.

The petitioner is in conversation with the property owner and is planning to purchase the property
in order to relocate the existing Monroe County Jail facilities to this location. The petitioner has
provided that at least 25 acres are needed for the new jail facility and that, though no details have
been determined at this time, additional acreage will likely be needed for supportive services that
may be moved to be in close proximity to a new jail location.

The petition site is currently zoned ME, which does not allow for the use ‘Jail or Detention
Facility’. The use is limited in the Unified Development Ordinance (UDO), the zoning code, to
either the Mixed-Use Institutional (MI) or Employment (EM) zoning districts. The use is
‘Conditional’ in both MI and EM. The petitioner is requesting a map amendment to rezone the
property to ML
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The Department has identified a number of areas of concern related to the request, and has
communicated those to the petitioner. Responses can be seen in the attached letter from the Monroe
County Attorney’s office dated August 29, 2022. The Plan Commission, and ultimately the
Common Council, will need to weigh a number of factors when analyzing this request, including
the areas of concern identified by the Department, which are discussed briefly below. The largest
issue, compliance with the Comprehensive Plan, is discussed in more detail in the next section.

Environmental Site Considerations: The site contains large amounts of closed canopy tree areas
along the eastern portion of the site, which will need to be preserved with any development. There
are also some low-lying areas and karst features. A previous approval at the site has outlined in
some detail the areas that require preservation. The petitioner has stated that no disturbance of
those areas is envisioned at this time. Additionally, the Department has heard from neighboring
property owners with concerns about stormwater that leaves this site now and how that will change
and be addressed in future development. The site was also used as an 1-69 soil borrow site and
may have issues in the future where top soil will need to be replaced on the site in order for required
landscaping to be achieved.

Access: The site will derive vehicular access from West Fullerton Pike. The Transportation Plan
includes a roadway connection on the west side of the property to connect to the north. A map
amendment does not automatically require right-of-way dedication for that roadway, however, the
petitioners have been made aware that any future subdivision will trigger dedication and
development of that roadway.

There is no transit service adjacent to the site. Bloomington Transit has indicated that no future
transit service is planned adjacent to the site. While the map amendment does not raise immediate
concerns about transit access for the site, approving a map amendment in order to allow for the
particular use, ‘jail or detention facility’, when no transit access is planned, raises concerns. The
petitioner has indicated that they plan to have discussions with Bloomington Transit about future
connections.

Site Design: No site plan is required for approval of a map amendment. However, in the case where
a map amendment is being requested in order to allow for a particular use, and for one as
potentially impactful as a ‘jail or detention facility’ requiring at least 25 acres for development, a
site design may be useful for decision makers to weigh potential impacts. The petitioner is
currently working on analysis of the site and does not have a site design to share.

COMPREHENSIVE PLAN: The Comprehensive Plan designates this site as ‘Employment
Center’ and it is also part of the ‘[-69 and Interchange’ Focus Area. The Comprehensive Plan
envisions that Employment Centers will allow “Bloomington to keep pace with the changing economy
— the main purpose of the district.” The Department has concerns about whether or not the rezone is
supporting this basic goal of the Employment Center area, as the current zoning, ME, seems to support
this goal. MI limits the number and type of uses are the site, and the particular use desired by the
petitioner further limits the site in meeting the purpose of Employment Center.

The site is in the ‘Employment Center’ designation in the Comprehensive plan, as well as part of
the ‘I-69 and Interchange’ Focus Area. The Employment Center description lists the following:
e Professional and business offices, light assembly plants, flex-tenant facilities, and
research and development centers.
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e Mix of office and light/high-tech manufacturing uses that provide quality employment
opportunities.

e (Good access to main thoroughfares and transit service
While MI can provide opportunity for the first and second bullet points above, the Department is
concerned that rezoning the property for the specific intent of building a large jail does not
support these outcomes of the Employment Center designation. Additionally, the existing
zoning, ME, may encourage more of the types of uses desired than the MI district. For the third
point, West Fullerton Pike offers excellent vehicular access, however, there is currently no transit
to this location. The Department encouraged the petitioners to meet with Bloomington Transit to
discuss possible future service. There is no planned service at this time.

The Interchange guidance in the Comprehensive Plan lists the following:
e Offer key opportunities as premier entry points into Bloomington.
e While serving regional employment and commercial interests, the overarching context
along the corridor should convey a sense of arrival in Bloomington.
e The interchanges must welcome and invite everyone to access the whole community and
not simply provide a generic respite along an interstate highway.
The MI zoning district may offer opportunity for these goals to be met. However, the proposed
use, jail or detention facility, for which the rezone is sought, raises questions about how the area
can be developed to be a premier entry point into Bloomington, as well as how it will serve
regional employment and commercial interests. The goal for development of the interchanges is
to invite users into the community, and the Department is concerned about rezoning the property
in order to allow a 25 acre jail site on an 80+ acre parcel will accommodate that goal.

The Transform theme is recommended for the development of this area in the Comprehensive
Plan and says the following:

e Commercial areas to serve the office, research, and light-manufacturing base
The MI zoning district could allow for some uses that would satisfy this description, but arguably
not more than the ME district. And the desired use, jail or detention center, does not support this.
Additionally, MI has no ‘Retail Sales Uses’ allowed in the Allowed Use Table (Table 3-1) of the
Unified Development Ordinance, and the use ‘restaurant’ is only allowed as an accessory use.
The MI zoning district is not designed to allow supportive commercial services.

Zoning Map Amendment: The Plan Commission shall review the zoning map amendment
petition and shall forward its recommendation to the Common Council in accordance with Section
20.06.040(g) (Review and Decision), based on the approval criteria in Section 20.06.040(d)(6)
Approval Criteria) and the following specific approval criteria:

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

i.  Compliance with this UDO

ii.  Compliance with Other Applicable Regulations
iii.  Compliance with Utility, Service, and Improvement Standards
iv.  Compliance with Prior Approvals

20.06.040(d)(6)(D) Additional Criteria Applicable to Primary Plats and Zoning Map
Amendments (Including PUDs)

1. Consistency with Comprehensive Plan and Other Applicable Plans
ii.  Consistent with Intergovernmental Agreements
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iii.  Minimization or Mitigation of Adverse Impacts
iv.  Adequacy of Road Systems

v.  Provides Adequate Public Services and Facilities
vi.  Rational Phasing Plan

20.06.070(b)(3)(E)(i)(1) Specific Approval Criteria:

[a] The recommendations of the Comprehensive Plan;

[b] Current conditions and character of structures and uses in each zoning district;
[c] The most desirable use for which the land in each zoning district is adapted;
[d] The conservation of sensitive environmental features;

[e] The conservation of property values throughout the jurisdiction; and

[f] Responsible development and growth.

CONCLUSION: The Department has concerns about the map amendment request, and how the
request aligns with the Comprehensive Plan, as well as the implications of the desired use and its
lack of transit access at this location. This petition is required to be heard at two hearings by the
Plan Commission, and no waiver of second hearing was requested by the petitioner.

RECOMMENDATION: The Department recommends the Plan Commission continue ZO-40-22
to the required second hearing in November 2022.
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OFFICE OF DAVID B. SCHILLING
MONROE COUNTY ATTORNEY
100 W. Kirkwood Avenue, Room 220 F. JEFF COCKERILL
Bloomington, Indiana 47404
Telephone: (812) 349-2525 LEE F. BAKER
Facsimile: (812) 349-2982
E-mail: legal@co.monroe.in.us MOLLY TURNER-KING

July 28, 2022

City of Bloomington Planning Department
301 N. Morton Street
Bloomington, IN 47404

Re: Rezone Request for parcel 53-08-18-300-001.000-009.
Dear Planning Department Staff and Plan Commission Members:

Monroe County is requesting to rezone parcel 53-08-18-300-001.000-009 from
ME, Mix-use Employment, to MI, Mixed-use Institutional. This 87.12 acre property is
vacant land that is located on Fullerton Pike, bordered by I-69, and is in close proximity
to Monroe Hospital. The reason for this request is that an expected use of the property
is for the new County Jail facility.

Monroe County Government is required to operate and maintain a Jail, which is
not allowed in the ME zone, but is a conditional use in a Ml zone. The current jail facility
has been operating under a Federal Order regarding its condition since 2009, and in
2019 the County Commissioned a study of the Criminal Justice System, which included
the Jail facility. The study showed that the County is not meeting basic constitutional
standards, and certainly are not meeting community standards for corrections concerns.
In addition, the consultants looked at gaps in our community that lead to incarceration
and recommendations to help. The studies can be found here:
https://www.co.monroe.in.us/department/board.php?structureid=178

When relocating the jail, considerations about which related Justice components
of the County will need to be relocated need to occur. While no decisions have been
made, the potential use would include all of our current justice related functions,
including the Courts, Probation, and Community Corrections, Prosecutor, and Public
Defender space. In addition, other supportive facilities, such as those described in the
reports, may be desired for this area. Other than the Jail use, the remaining uses
appear to be consistent with the ME and M| designations.

The reconstruction and connection of Fullerton Pike as an east-west vehicular
traffic corridor is scheduled to be completed in 2025. This project provides both
roadway and multiuse trail access to the site and will include a connection to the Clear
Creek Trail.
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The County reviewed many sites utilizing the following criteria, accessible,

minimum size of 40 acres, buffers to residential neighborhoods, and prioritized areas
within the City Limits to allow the potential for Bloomington Transit service. This was
the space that best fit the needs of the County.

Sincerely

Jeff Cockerill
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INNOVATIVE IDEAS
EXCEPTIONAL DESIGN
UNMATCHED CLIENT SERVICE

ARCHITECTURE * ENGINEERING * PLANNING
SURVEYING « CONSTRUCTION SERVICES

DATE: August 1, 2022

TO: Jeff Cockerill, Monroe County Attorney

FROM: Jeff Hirsch, PLA, LEED AP

SUBJECT: New Monroe County Correctional Facility — Anticipated Site Acreage

When selecting a site for a new correctional facility, multiple factors should be considered for determining
the acreage necessary to support the development.

Common factors to be considered include:

e Building footprint square footages (main correctional facility, auxiliary buildings such as lawn
maintenance storage, fleet maintenance, and ancillary support spaces such as mechanical yard(s),
photovoltaic fields, etc.).

o Aone operational level correctional facility is suggested versus a multi-operational level facility
due to being more efficient to operate and staff. A one operational level facility building footprint
square footage is larger than a multi-level facility.

e Required visitor parking

e Required staff parking - including shift change

e Anti- Terrorism Force Protection (ATFP) standoff distance recommendations for perimeter security

¢ Additional equipment storage (trailers, specialty tactical vehicles, etc.)

¢ Local zoning setbacks, required buffer yards, landscaping requirements, etc.

* Local drainage requirements for stormwater management and retention/detention

* Secured outdoor recreation area / evacuation yard

* Vehicular circulation / access for tractor trailers, fire department, trash/recycling trucks,
transportation vehicles/buses, etc.

In addition to the above, DLZ further considers future expansion of the facility and the associated increased

accommodations of parking, stormwater detention, etc.

138 N Delaware Street, Indianapolis, IN 46204 ” OFFICE 317.633.4120 ONLINE WWW.DLZ.COM

Akron Bellefontaine Bridgeville Burns Harbor Chicago Cincinnati Cleveland Columbus Detroit Fort Wayne Grand Rapids Indianapolis Joliet
Kalamazoo Knoxville Lansing Lexington Logan Madison Maumee Melvindale Merrillville Munster Muskegon Port Huron Saint Joseph San
José South Bend Waterford
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, INNOVATIVE IDEAS New Monroe County Correctional Facility
/ EXCEPTIONAL DESIGN Anticipated Site Acreage
ARCHITECTURE * ENGINEERING * PLANNING UNMATCHED CLIENT SERVICE Page 2 Of 2
SURVEYING * CONSTRUCTION SERVICES

A site of at least 25 acres should adequately support the anticipated size of the new Monroe County
Correctional Facility. Accommodations of possible additional future building facilities to accommodate
Courts, Community Corrections/Work Release, Juvenile Detention, Diversion Center, Treatment Facility, etc.
will require additional acreage - above the recommended 25 minimum acres for the Correctional Facility.

Copy: Laurie Johnson, PE, Eric Ratts, AIA, NCARB, Scott Carnegie, AAIA - DLZ
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OFFICE OF DAVID B. SCHILLING
MONROE COUNTY ATTORNEY
100 W. Kirkwood Avenue, Room 220 E. JEFF COCKERILL
Bloomington, Indiana 47404
Telephone: (812) 349-2525 LEE F. BAKER
Facsimile; (812) 349-2982
E-mail: legal@co.monroe.in.us MOLLY TURNER-KING

August 29, 2022

City of Bloomington Planning Department
301 N. Morton Street
Bloomington, IN 47404

Re: Rezone Request for parcel 53-08-18-300-001.000-009.

Dear Planning Department Staff and Plan Commission Members:

Thank you for your questions, I have included your information and questions in this response.
1. Comprehensive Plan | Employment and Interchanges The Employment description includes
the following:

Professional and business offices, light assembly plants, flex-tenant facilities, and research and
development centers.

Good access to main thoroughfares and transit service

Mix of office and light/high-tech manufacturing uses that provide quality employment
opportunities

Using the Transform Theme

Commercial areas to serve the office, research, and light-manufacturing base

The section of the Comprehensive Plan that discussed interchanges includes the following:
Offer key opportunities as premier entry points into Bloomington.

While serving regional employment and commercial interests, the overarching context along the
corridor should convey a sense of arrival in Bloomington.

The interchanges must welcome and invite everyone to access the whole community and not
simply provide a generic respite along an interstate highway.

How is the project supporting the intent and goals from the Comprehensive Plan, as
listed above?

RESPONSE: This project supports the intent and goals of the Comprehensive Planin a
number of ways. Governmental Buildings, such as a Jail, and other Justice related services
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by their nature invite access to the whole community and are far from “a generic respite
along an interstate highway.” The purpose of the use is the embodiment of the Transform
Theme, this facility is expected to deviate from the norm of warehousing inmates, it is to
provide much needed services and programs to allow positive change to those who enter the
system. The County is exploring other functions for this site to support not only those who
have entered to the system, but to serve those who are on a path that has, historically, ended
in interactions with the Law Enforcement. Jails have long been the place where those with
mental illness, including substance abuse disorder have been housed. The County is a
partner to those who wish to see this end, and in doing so will truly create a premier entry
peint into the City. This use serves not only regional employment and commercial interests,
but civic interests as well, by adding to the workforce, increasing public safety, and
increasing the quality of life for community members.

At this point, it is difficult to accurately answer the types of employment that will be on site,
but it fairly safe to say that there will be professionals working on the site, but highly
doubtful that any manufacturing will occur. However, this projects supports many aspects
of the vision statement found on Page 14 of the Comprehensive Plan, particularly the
following:

1. Fortify our strong commitment to equality, acceptance, openness, and public engagement
2. Deliver efficient, responsive, and forward-thinking local government services

3. Meet basic needs and ensure self-sufficiency for all residents

4. Fortify our progress toward improving public safety and civility

8. Offer a wide variety of excellent educational opportunities for our residents at every stage
of life

2. Road Connection

The Transportation Plan shows a road connection on this property (Neighborhood

Connector). We cannot compel right-of-way (ROW) dedication for new ROW with a map
amendment.

However any future subdivision will require ROW dedication and construction. Nothing should
be built or designed or used as preservation in those areas.

Has site design been done with no disturbance to that area in consideration?

RESPONSE: Site design has not occurred at this point. As far as dedicated right of way is
concerned, the County does intend to build a roadway that will accommodate law enforcement
and public safety personnel as well as the general public. At this time, the County is not
seeking a subdivision, the Site design will take into account the transportation plan’s
neighborhood connector.

Environmental Site Considerations

There is quite a bit of closed canopy on the site and possibly other environmental features
that cannot be disturbed.

The owner has sold much of his topsoil for development of 1-69. Future Unified Development
Ordinance (UDO) compliance cannot be varied because of this self-created hardship. All




93
landscaping will be required as the site(s) develop.

Will you have enough area for current and potential future development without
disturbance? Have you done a site assessment?

RESPONSE: The County has contracted with DLZ for a site assessment of the
property, it should be completed prior to the Plan Commission meeting. In addition
the County has contracted for two Phase 1 environmental reviews. In addition, a
Phase 2 review has been contracted for, a site reconnaissance review and a Wetland
and Jurisdictional water study. One of the attractive feature of this property is the
wooded buffer and the County has no intention, at this point, to disturb that area.

Bloomington Transit
You have indicated that you plan to work with Bloomington Transit on access to this site.
Have those discussions occurred?

RESPONSE: No, those discussions have not occured, however, the County has reached out to
begin the conversation,

Site Plan

It is very likely that Common Council and/or the Plan Commission will expect some sort of site
plan to get an idea of what is planned for the site.

Will you have such a plan before the September Plan Commission hearing?

RESPONSE: No, the County is asking for rezone of the property to determine if it is
appropriate to move forward with design for this site. County Officials’ are in the process of
touring other facilities to help inform the site design.

Let me know if you have any further questions.

Sincerely,

W)

Jeff Cockerill
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