
CITY OF BLOOMINGTON 

BOARD 
OF ZONING 
APPEALS 

March 23, 2023 @ 5:30 p.m. 
City Hall, 401 N. Morton Street 

Common Council Chamber, Room #115 
https://bloomington.zoom.us/j/81608011350?pwd=Q0dEYzJWYTJ
CcDFGNzhHaExRSU5Wdz09 

Meeting ID: 816 0801 1350 

Passcode: 282885 
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**Next Meeting: April 20, 2023 

Auxiliary aids for people with disabilities are available upon request with adequate notice.  Please call 812-349-3429 or 
e-mail human.rights@bloomington.in.gov.

CITY OF BLOOMINGTON 
BOARD OF ZONING APPEALS (Hybrid Meeting)              

City Hall, 401 N. Morton Street 
Common Council Chambers, Room #115 and via Zoom 

March 23, 2023 at 5:30 p.m. 

Virtual Meeting:

https://bloomington.zoom.us/j/81608011350?pwd=Q0dEYzJWYTJCcDFGNzhHaExRSU5Wdz09 

Meeting ID: 816 0801 1350 

Passcode: 282885 

Petition Map: https://arcg.is/0vDTXW 

ROLL CALL 

APPROVAL OF MINUTES:   

PETITIONS CONTINUED TO:  April 20, 2023 

AA-17-22 Joe Kemp Construction, LLC & Blackwell Construction, Inc. 
Summit Woods (Sudbury Farm Parcel O) W. Ezekiel Dr.  
Parcel(s): 53-08-07-400-008.002-009, 53-08-07-400-008.004-009… 
Request: Administrative Appeal of the Notice of Violation (NOV) issued 
March 25, 2022.      
Case Manager: Jackie Scanlan 

V-53-22 Lisa-Marie Napoli 
405 N Oak St 
Parcel: 53-05-32-403-032.000-005 
Request:  Variance from attached front loading garage or carport setbacks in the 
R3 zoning district to allow for a carport 4 feet forward of the front building wall. 
Case Manager: Karina Pazos 

PETITIONS: 

V-03-23 David Howard (Tabor Bruce Architects) 
1301 S. Walnut St. 
Parcel: 53-01-54-726-000.000-009 
Request: Variance from the minimum number of required parking spaces to allow 
the construction of two ground floor dwelling units in the Mixed-Use Medium 
Scale (MM) zoning district.  
Case Manager: Eric Greulich 
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**Next Meeting: April 20, 2023 

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.

V-06-23 Walnut Star, LLC (Studio 3 Design, Inc.) 
3391 S. Walnut St.  
Parcel: 53-01-53-681-002.000-009 
Request: Variance from the minimum required electric vehicle charging in section 
20.04.060(i)(8).  
Case Manager: Eric Greulich 

AA-08-23 Leo Pilachowski 
2028 E. 1st St. 
Parcel: 53-08-03-200-021.000-009 
Request: Administrative Appeal of the staff determination regarding non- 
compliance for a required sidewalk and tree plot with street trees. 
Case Manager: Eric Greulich 
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-03-23  
STAFF REPORT  DATE: March 6, 2023  
Location: 1301 S. Walnut Street 

PETITIONER:  David Howard 
1414 E Rhorer Road, Bloomington 

REQUEST: The petitioner is requesting a variance from the minimum number of required 
parking spaces to allow the construction of two ground floor dwelling units in the Mixed-Use 
Medium Scale (MM) zoning district.   

REPORT: This 0.13 acre property is zoned Mixed-Use Medium Scale (MM) and is located at 
the southeast corner of S. Walnut Street and E. Driscoll Drive. The property has been developed 
with a mixed-use building and surrounding land uses include single family residences to the east, 
and a mix of single and multi-family residences to the north and south.  

The petitioner received approval in 2019 to construct a three-story building with nine, one-
bedroom apartments, 1,500 sq. feet of commercial space on the ground floor, and 2 parking 
spaces. The petitioner received a use variance and a variance under (UV/V-12-19) to allow for 
one ground floor dwelling unit and a variance from the minimum number of on-site parking 
spaces. There were 2 parking spaces approved that are accessed from an alley on the east side of 
the property and include one handicap accessible space. The property is only 40’ wide and the 
small lot size, in combination with the 20’ front parking setback made the provision of more on-
site spaces impractical. There were 5 on-street parking spaces created along Driscoll Drive to 
offset the lack of on-site parking. A 5’ wide tree plot and 5’ wide sidewalk were also installed 
along Driscoll. To offset the requested variance from on-site parking spaces and to promote 
alternative transportation modes, the petitioner also provided 8 bicycle parking spaces along the 
front of the building. 

The petitioner is now proposing to convert some of the downstairs commercial space into two 
more dwelling units. Since this site is adjacent to the Residential Small Lot (R3) district, the 
petitioner is required to provide at least one more parking space for the two, multi-family studio 
units. The Unified Development Ordinance does allow for ground floor dwelling units, so that 
use would be allowed. 

The petitioner is requesting a variance from the minimum number of on-site parking spaces to 
not require an additional parking space for the two new dwelling units. 

CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 

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

A variance from the development standards of the Unified Development Ordinance may be 
approved only upon determination in writing that each of the following criteria is met: 

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

PROPOSED FINDING: The Department does not find that the granting of the variance 
will be injurious to the public health, safety, morals, or general welfare of the community 
as it  

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

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

PROPOSED FINDING: The Department does find possible adverse impacts to the use 
and value of surrounding properties as a result of the requested variance as it would place 
additional dwelling units on a site without any additional parking spaces. The granting of 
the previous variance was already a substantial reduction from required parking and the 
granting of this variance request without any additional parking could cause spillover 
parking into the adjacent residential neighborhood.  

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

practical difficulties in the use of the property; that the practical difficulties are peculiar 
to the property in question; that the Development Standards Variance will relieve the 
practical difficulties. 
 
PROPOSED FINDING:  While the previous variance request was based on the practical 
difficulties and peculiar conditions inherent in the small size of the property and two street 
frontages, the creation of new on-street spaces with that variance resulted in an equal 
number of spaces being provided on-street versus what would be required on-site. There 
is not additional space available along this property frontage to provide additional on-
street parking to offset the lack of parking that would be required. In addition, the 
Department has noted instances of existing residents parking within the restricted portions 
of the on-street spaces, including adjacent to a fire hydrant indicating a greater need for 
parking then what can be currently accommodated. Adding additional dwelling units, 
without any provision to create new parking further exacerbates the problem. The 
Department does not find that the strict application of the terms of the Unified 
Development Ordinance will result in practical difficulty in the use of the property since 
the property has just recently been developed with a mixed-use building and the dwelling 
units are fully occupied. There are no peculiar conditions about the property that would 
require additional space on the ground floor to be utilized for additional residences.  

 
RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt 
the proposed findings and deny the petition. 
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OCTOBER 21, 2022

GENERAL PLUMBING NOTES:

PLUMBING PLAN NOTES:

PLUMBING PLAN NOTES (CONT'D):
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D. BRUCE

ADA STANDARDS

E.

PARKING SIGNAGE

B.

C.A. CURB RAMPS

RAMPS

ENTRANCES & EXITS

F. STAIRWAYS

H. MULTIPLE ACCOMMODATION SANITARY FACILITIES

J. SANITARY FACILITY FIXTURES & ACCESSORIES

D. PARKING

L. DRINKING FOUNTAINS

M. 

K. GRAB BARSG. SINGLE ACCOMMODATION SANITARY FACILITIES
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DRAWN BY

D. BRUCE

ADA STANDARDS
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(2) PROPOSED STUDIO UNITS
EXIST B/M UNIT - 443 SF
EXIST R2 UNIT 1 - 549 SF (NO WORK)
PROP R2 UNIT 2 - 555 SF
PROP R2 UNIT 3 - 520 SF

1 HOUR FLOOR/CEILING

EXISTING
ROOFTOP

DECK

EXISTING STUDIO
DWELLING UNIT

(NO WORK)

(NO WORK)

R2 USE

EXISTING STUDIO
DWELLING UNIT

(NO WORK)
R2 USE

2 HOUR FLOOR/CEILING

B/M/R2 USE

+46'-4"
T.O. ROOF
DECK @ STAIR
ENCLOSURE

37'-3"
T.O. ROOF
TRUSS




EXIT

EXIT

EXIT







EX
IT

EXISTING
1 HR STAIR
SEPARATION

EXISTING
1 HR STAIR
SEPARATION

EXISTING
1 HR STAIR
SEPARATION

EXISTING
2 HR STAIR
SEPARATION

EXISTING COMMERCIAL
SPACE TO BE CONVERTED
TO (2) STUDIO UNITS - R2 USE

EXISTING
STUDIO UNIT
R2 USE - 549 SF

STUDIO
UNIT 3

STUDIO
UNIT 2









EXISTING COMMERCIAL
SPACE 'B,M or A' OCC.
443 SF 520 SF 555 SF

(NO WORK)

PROVIDE 1-HR MIN FIRE-RATED
SEPARATION BETWEEN PROPOSED UNITS

PROVIDE 1-HR MIN FIRE-RATED
SEPARATION BETWEEN PROPOSED UNITS




DRAWN BY

D. BRUCE

LIFE SAFETY PLAN
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2622

OCTOBER 21, 2022




TOTAL OCCUPANTS THIS FLOOR = 18





TOTAL OCCUPANTS THIS FLOOR = 12












TOTAL OCCUPANTS THIS FLOOR = 12

GENERAL FIRE PROTECTION NOTES
1. ELECTRICAL SUBCONTRACTOR SHALL COORDINATE WITH SPRINKLER SYSTEM
SUBCONTRACTOR TO PROVIDE AND INSTALL ANY AND ALL DEVICES TO ACHIEVE AN
APPROVED FULLY OPERATIONAL SYSTEM INCLUDING BUT NOT LIMITED TO THE
FOLLOWING: FLOW SWITCH, TAMPER SWITCH AT VALVE PIT AND RISER ROOM, MANUAL
PULL STATION IN RISER ROOM, SMOKE DETECTOR(S), EXTERIOR HORN/STROBE (VERIFY
EXACT LOCATION WITH BLOOMINGTON FIRE DEPARTMENT), ALARM HARM IN EACH
BEDROOM, AND CONTROL PANEL FOR ALL ABOVE DEVICES.





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BATH

EX.
RISER

ROOM

EAST
STAIR

EXISTING
STUDIO
UNIT 1

WALK-IN
CLOSET

EXISTING
COMMERCIAL

UNIT 1

EXISTING
ELECTRICAL

PANELS

WEST
STAIR

S. MATTHEWS

D. BRUCE

DEMOLITION
PLAN

 SYMBOLS LEGEND:







DEMOLITION PLAN NOTES:



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 












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DRAWN BY

D. BRUCE

EXISTING PLANS
& EXTERIOR
ELEVATIONS
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
 




 




 




 






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S. MATTHEWS

D. BRUCE

FLOOR PLANS

FLOOR PLAN KEYNOTES ONLY:

 
SYMBOLS LEGEND:GENERAL FLOOR PLAN NOTES:

















































































STUDIO
UNIT 3














 

SLAB PLAN KEYNOTES ONLY:

STUDIO
UNIT 2

STUDIO
UNIT 2





NO WORK












B/M USE EXISTING
R-2 USE

**

**























STUDIO
UNIT 2
R2 USE
TYPE 'B'

(ADAPTABLE)

R2 USE
TYPE 'B'

(ADAPTABLE)
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S. MATTHEWS

D. BRUCE

ENLARGED
FLOOR PLANS

FLOOR PLAN KEYNOTES:

 

GENERAL FLOOR PLAN NOTES:

SYMBOLS LEGEND:















 













































MODEL NUMBER NOTES

TOILET ACCESSORIES SCHEDULE
MARK DESCRIPTION MANUFACTURER
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

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9'
-1

1
8"

9'
-1

1
8"

9'
-1

1
8"

8'
-0

"

PARTIALLY
COVERED ROOF
STRUCTURE AND
STAIR ENCLOSURES

+46'-4"
TOP OF ROOF DECK - STAIR TOWER

+45'-6 1/8"
ROOF JOIST BEARING - STAIR CONTINUOUS

GUTTER &
DOWNSPOUT, TYP.

+37-6 +/-
TOP OF TREATED DECKING -
NORTH / STAIR LANDING

37'-3"
TOP OF ROOF TRUSS -

+35'- 1 7/8"
ROOF TRUSS BEARING

+26'-0 3/4"
THIRD FLOOR LEVEL

+24'-4 1/2"
FLOOR TRUSS BEARING

+15'-3 3/8"
SECOND FLOOR LEVEL

+13'-7 1/8"
FLOOR TRUSS BEARING

20 1 4"
CONFIRM

4 x 8 HORIZONTAL
FIBER CEMENT
PANEL SYSTEM

SOUTH AND EAST

DUMPSTER ENCLOSURE/
CANOPY BEYOND

+4'-6" +/-
APARTMENT UNIT 1/
EAST STAIR

+2'-6" +/-
COMMERCIAL UNIT 2

+1'-10" +/-
WEST STAIR

+0'-0"
COMMERCIAL UNIT 1

20 1 4"
CONFIRM

18" MIN
CONFIRM

DRAWN BY

D. BRUCE

DOOR AND
WINDOW DETAILS
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WINDOW SCHEDULE

         MARK

SIZE

TYPE

MATERIAL

NOTES

WIDTH HEIGHT

DETAIL

HEAD JAMB SILL

WINDOW FRAME INFORMATION

FLOOR

HEAD HT.

LOCATION

(A.F.F.)

INTR. EXTR.

SERIES/STYLEMANUF.

MODEL #

GROUND




DOOR FRAME

FIRE

RATING

LABEL

LOCKSET

FUNCTION

MARK SIZE

MATERIAL

DETAIL

 
WD HGT HEAD JAMB SILLTHK

SET

HARDWARE

DOOR AND FRAME SCHEDULE

NOTES

WALL

STOP

FLOOR

MISC.

CLOSER

COAT

HOOK

KICK

PLATE

PANIC BAR





MATERIAL





















WINDOW TYPES

3" = 1'-0"

WD INTERIOR DOOR HEAD

3" = 1'-0"

WD INTERIOR DOOR JAMB

3" = 1'-0"

WD INTERIOR DOOR HEAD

 
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E. DRISCOLL STREET
EXISTING MIXED-USE BUILDING

RESIDENTIAL (6 STUDIO UNITS)
OVER COMMERCIAL (B/M/A)

2634 SF (FOOTPRINT)

AREA OF
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AREA OF
WORK

AREA OF
WORK

NO
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DRAWN BY

D. BRUCE

EXISTING
ARCHITECTURAL
SITE PLAN

GENERAL SITE NOTES:

SITE PLAN DEMOLITION KEYNOTES:

SITE LAYOUT NOTES:
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UTILITY NOTES:
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F.D.

TOILET

LAV

EXISTING 6" SAN. MAIN

EXISTING4" GREASE MAIN

SINK

EXISTING GREASE LINE
FOR FUTURE TENANT USE

CONNECT TO EXISTING
MAIN SANITARY SEWER

C.O.

TOILET

~

WASHER
BOX

LAVTOILETLAV

WASHER
BOX

SINK

C.O.

TUB TUB

TUB
WASHER

BOX

1 1/2" VENT STACK

TOILET
LAV.

SINK

EXISTING 4" MAIN WASTE LINE (INSULATED)

4" WASTE STACK (INSULATED)

3" VENT STACK

DRAWN BY

D. BRUCE

MECHANICAL &
PLUMBING PLANS
& NOTES
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


































 

STUDIO
UNIT 3

STUDIO
UNIT 2






**

1. SEE INDIVIDUAL FLOOR PLANS FOR EXACT UNIT LAYOUT. PROVIDE INTENT OF TYPICAL
PLANS AS REQUIRED. NOTIFY ARCHITECT OF ANY ISSUES OR DISCREPANCIES.

2. ALL INSTALLATION SHALL BE IN STRICT COMPLIANCE WITH THE 2010 INDIANA ENERGY
CONSERVATION CODE (675 IAC 19-4) CONSISTING OF ASHRAE STANDARD 90.1 2007
EDITION. ALL PROPOSED MECHANICAL SYSTEMS SHALL BE INSTALLED TO MEET OR EXCEED
ASHRAE 90.1-2007 (WITH INDIANA AMENDMENTS) AND 2010 IECC REQUIREMENTS.

5. HVAC SUBCONTRACTOR SHALL COORDINATE WITH GENERAL CONTRACTOR FOR ALL
REQUIREMENTS OF SIZE, LOCATION, SCHEDULES, ETC. OF ALL THRU ROOF AND WALL
PENETRATIONS REQUIRED FOR INSTALLATION OF HVAC SYSTEMS AND DUCTWORK.

6. ALL REGISTERS AND GRILLES SHALL BE AS FOLLOWS: SIZED AS REQUIRED FOR CFM AS
NOTED AT 500 FPM MAX. FACE VELOCITY. ALL REGISTERS TO HAVE REGULATING
DAMPERS.

7. ALL SUPPLY AND RETURN AIR DUCTWORK SHALL BE GALVANIZED STEEL, SIZED AS
INDICATED, CONSTRUCTED AND INSTALLED IN ACCORDANCE WITH THE LATEST EDITION
OF SMACNA STANDARDS FOR HVAC AND DUCTWORK CONSTRUCTION. ALL SUPPLY AIR
DUCTS SHALL HAVE 1/2" INSULATIVE DUCT LINER. DUCT SIZES INDICATED ARE EXCLUSIVE
OF LINER.

8. EXTEND PVC CONDENSATION DRAIN TO 2" STANDPIPE. COORDINATE WITH PLUMBING
SUBCONTRACTOR.

9. PROVIDE AND INSTALL FRESH AIR INLET AND EXHAUST SYSTEM ON EACH HVAC UNIT.

10. HVAC SUBCONTRACTOR SHALL PROVIDE AND INSTALL THE FOLLOWING HVAC UNIT IN
EACH APARTMENT: 1200 BTU MINI-SPLIT HEAT PUMP WITH 95% EFFICIENCY (HEATING) AND
17.00 SEER (COOLING), COMPLETE WITH THERMOSTAT, PIPING, ETC.

3. HVAC SUBCONTRACTOR SHALL COORDINATE WITH THE ELECTRICAL SUBCONTRACTOR
FOR ANY AND ALL ELECTRICAL REQUIREMENTS OF ACTUAL HVAC EQUIPMENT UTILIZED.

4. HVAC SUBCONTRACTOR SHALL COORDINATE WITH ELECTRICAL SUBCONTRACTOR AS
TO THE LOCATIONS OF ALL CEILING DIFFUSERS IN THE CEILING SYSTEM. PLACEMENT OF
LIGHT FIXTURES HAS PRIORITY.

HVAC GENERAL NOTES & SPECIFICATIONSPLUMBING NOTES & SPECIFICATIONS

1. SEE INDIVIDUAL FLOOR PLANS FOR EXACT UNIT LAYOUT. PROVIDE INTENT OF TYPICAL
PLANS AS REQUIRED. NOTIFY ARCHITECT OF ANY ISSUES OR DISCREPANCIES.

2. ACTUAL INSTALLATION SHALL BE IN STRICT COMPLIANCE WITH 675 IAC 16, INDIANA
PLUMBING CODE. ALL PROPOSED PLUMBING SYSTEMS SHALL BE INSTALLED TO MEET OR
EXCEED ASHRAE 90.1-2007 (WITH INDIANA AMENDMENTS) AND 2009 IECC REQUIREMENTS
SPECIFICALLY REGARDING PIPING INSULATION AND MANDATORY WATER HEATER
EFFICIENCIES.

3. ALL DWV PIPING SHALL BE ABS OR PVC AS REQUIRED. ALL POTABLE WATER PIPING
SHALL BE CPVC. ALL BELOW SLAB WATER LINES SHALL BE TYPE-L SOFT COPPER
(CONTINUOUS) WITH INSULATIVE SLEEVE AT THRU SLAB LOCATIONS. ALL EXPOSED WATER
LINES (HOT AND COLD) SHALL HAVE INSULATIVE SLEEVE.

7. PROVIDE AND INSTALL CHROME STOP L VALVE FOR WATER SUPPLY AT EACH FIXTURE.
THRU WALL NIPPLE SHALL BE CHROME WITH EXCUTCHEON PLATES AS REQUIRED.

8. ALL WATER HEATERS, UNLESS OTHER NOTED, SHALL BE EQUAL TO A.O. SMITH #ECL-50
LOWBOY ELECTRIC WATER HEATERS (50 GALLON CAPACITY).

5. PLUMBING SUBCONTRACTOR SHALL COORDINATE WITH HVAC SUBCONTRACTOR AS
TO ANY AND ALL GAS SUPPLY PIPING REQUIREMENTS PER ACTUAL HVAC EQUIPMENT
UTILIZED, INCLUDING GAS-FIRED FURNACES. ALL GAS PIPING SHALL BE SCHEDULE 40,
A-120, BLACK STEEL PIPE WITH 150# CLASS BLACK MALLEABLE FITTINGS. PROVIDE LEVER
HANDLE BRONZE SHUT OFF COCK AND DRIP LEG AT EACH APPLIANCE.

6. PLUMBING SUBCONTRACTOR SHALL COORDINATE HVAC EQUIPMENT LOCATIONS
AND SHALL PROVIDE 2" STANDPIPES AT EACH LOCATION FOR CONDENSATE DRAINAGE.

4. PLUMBING SUBCONTRACTOR SHALL COORDINATE CUTTING AND PATCHING
REQUIREMENTS WITH GENERAL CONTRACTOR THAT ARE NECESSARY FOR THE
INSTALLATION OF PLUMBING WORK. PLUMBING SUBCONTRACTOR SHALL COORDINATE
WITH GENERAL CONTRACTOR PLUMBING LINE LOCATIONS WITH WALLS AND UNDER
CONCRETE SLAB.

 
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SDSD

SDEX
IT

EXIT EXIT

GFI

GFI

GFI

GFI

GFI

GFI

GFI

240 240

GFI GFI

GFI

GFI

GFI

GFI

SDSD

GFI

SD

EX
IT

TV

TV

POWER & LIGHTING LEGEND

GFI

WP

240

TV TV OUTLET

DATA OUTLET

120V SINGLE POLE SWITCH, +48" TO TOP

120V THREE-WAY SWITCH, +48" TO TOP

RECESSED CAN FIXTURE

CEILING MOUNTED OR PENDANT LIGHT FIXTURE

WALL SCONCE LIGHT FIXTURE

EXHAUST FAN LIGHT COMBO

SD 120V BATTERY BACKUP SMOKE DETECTOR,
HARD-WIRED, INTERCONNECTED

EXIT ILLUMINATED EXIT SIGN W/ BATTERY BACK UP

GROUND FAULT CIRCUIT INTERRUPTER

120V RECEP. WATERPROOF OUTLET - GFCI

240V RECEPTACLE

120V DUPLEX RECEPTACLE

120V THREE-WAY SWITCH W/ DIMMER, +48" TO TOP

GENERAL FIRE PROTECTION NOTES

1. ELECTRICAL SUBCONTRACTOR SHALL COORDINATE WITH SPRINKLER SYSTEM
SUBCONTRACTOR TO PROVIDE AND INSTALL ANY AND ALL DEVICES TO ACHIEVE AN
APPROVED FULLY OPERATIONAL SYSTEM INCLUDING BUT NOT LIMITED TO THE
FOLLOWING: FLOW SWITCH, TAMPER SWITCH AT VALVE PIT AND RISER ROOM, MANUAL
PULL STATION IN RISER ROOM, SMOKE DETECTOR(S), EXTERIOR HORN/STROBE (VERIFY
EXACT LOCATION WITH BLOOMINGTON FIRE DEPARTMENT), ALARM HARM IN EACH
BEDROOM, AND CONTROL PANEL FOR ALL ABOVE DEVICES.

ELECTRICAL PLAN KEY NOTES

1. ELECTRICAL PANEL (24 POLES) - 120/240V, 100 AMP MAIN BREAKER, 1 PHASE, 3
WIRE WITH GROUND. PROVIDE PANEL WITH FOLLOWING CIRCUIT BREAKERS:

A. FIRST & SECOND FLOOR - 2P-50A (1), 2P-30A (3), 2P-20 (1), 1P-20A (10)
AND 1P-SPACES (4).

2. INSTALL GFCI TYPE DUPLEX RECEPTACLE ABOVE KITCHEN COUNTER BACK SPLASH.
(PROVIDE SEPARATE BRANCH CIRCUIT WITH NO APPLIANCES)
3. REFRIGERATOR - INSTALL DUPLEX RECEPTACLE AT +48".
4. DISHWASHER - INSTALL JUNCTION BOX AT +18".
5. GARBAGE DISPOSAL - INSTALL MOTOR RATED TOGGLE SWITCH ABOVE KITCHEN

COUNTER BACK SPLASH.
6. RANGE HOOD - COORDINATE EXACT LOCATION WITH GENERAL CONTRACTOR.
7. ELECTRIC RANGE - PROVIDE 120/208V, 50 AMP, SINGLE PHASE, 4 WIRE RANGE

RECEPTACLE.
8. TELEPHONE OUTLET - INSTALL SINGLE GANG BOX, TELEPHONE JACK AND COVER

PLATE. PROVIDE TELEPHONE CABLE BACK TO UTILITY ROOM.
9. TELEVISION OUTLET - INSTALL SINGLE GANG BOX, BNC CONNECTOR AND COVER

PLATE. PROVIDE RG-6 TELEVISION CABLE BACK TO UTILITY ROOM.
10. PROVIDE AREA SMOKE DETECTOR. HARDWIRE TO ALARM SYSTEM IN ALL R-1 UNITS.
11. PROVIDE SWITCH TO CONTROL EXHAUST FAN.
12. INSTALL GFCI TYPE DUPLEX RECEPTACLE ABOVE SINK COUNTER BACK SPLASH.
13. WASHER/ELECTRIC DRYER - PROVIDE 120/208V, 30 AMP, SINGLE PHASE,

4 WIRE DRYER RECEPTACLE (NEMA 14-30R). CONNECT TO 2P-30 AMP CIRCUIT
BREAKER UTILIZING 3/4" C, 3- #10 AND 1 - #10 GRD.

ELECTRICAL GENERAL NOTES & SPECIFICATIONS

1. SEE INDIVIDUAL FLOOR PLANS FOR EXACT UNIT LAYOUT. PROVIDE INTENT OF TYPICAL
PLANS AS REQUIRED. NOTIFY ARCHITECT OF ANY ISSUES OR DISCREPANCIES.

2. ALL INSTALLATION SHALL BE IN STRICT COMPLIANCE WITH THE INDIANA ELECTRICAL
CODE (675C IAC 17-1.8 IEC) BASED ON THE 2008 NATIONAL ELECTRICAL CODE WITH
INDIANA AMENDMENTS. ALL LIGHTING SYSTEMS SHALL MEET OR EXCEED ASHRAE
90.1-2007 (WITH INDIANA AMENDMENTS) AND 2010 IECC REQUIREMENTS.

3. ALL BRANCH WIRING TO BE COPPER, MIN. WIRE SIZE #12. ALL WIRE #8 OR LARGER TO
BE STRANDED.

4. ELECTRICAL SUBCONTRACTOR SHALL COORDINATE WITH HVAC SUBCONTRACTOR
FOR ALL ELECTRICAL REQUIREMENTS OF ACTUAL HVAC EQUIPMENT UTILIZED, INCLUDING
HIGH AND LOW VOLTAGE WIRING REQUIREMENTS, DISCONNECTS, ETC.

5. ELECTRICAL SUBCONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING THE AVAILABLE
SHORT CIRCUIT CURRENT AT THE SUPPLY TERMINALS FROM THE SERVICE ENTRANCE
CONDUCTORS OF THE POWER COMPANY. THE SERVICE EQUIPMENT SHALL MEET OR
EXCEED THIS RATING PER THE CURRENT INDIANA ELECTRICAL RULES.

6. ELECTRICAL SUBCONTRACTOR SHALL PROVIDE AND INSTALL ALL ELECTRICAL
REQUIREMENTS, INCLUDING CONDUIT, WIRE, BREAKERS, DISCONNECTS, ETC. FOR HVAC
EQUIPMENT. SEE MECH. PLAN FOR EQUIP. LOCATIONS.

7. ALL COVER PLATES SHALL BE WHITE UNLESS OTHERWISE NOTED IN THE ELECTRICAL
PLANS.

8. ALL DISTRIBUTION PANELS SHALL HAVE TYPE WRITTEN LABELS.

14. WATER HEATER (4.5KW) - PROVIDE 240V, 2P-30A DISCONNECT. COORDINATE
DISCONNECT LOCATION WITH MECHANICAL AND PLUMBING CONTRACTORS.
CONNECT WATER HEATER TO 2P-30 AMP CIRCUIT BREAKER UTILIZING 3/4" C, 2- #10
AND 1 - #10 GRD.

15. FAN COIL AND ASSOCIATED HEAT PUMP.
A. FAN COIL (FIRST & SECOND FLOORS) - PROVIDE 240V, 2P-30 AMP

DISCONNECT. CONNECT FAN COIL TO 2P-30 AMP BREAKER UTILIZING
3/4" C, 2- #10 AND 1- #10 GRD.

B. HEAT PUMP (FIRST & SECOND FLOORS) - PROVIDE NEMA 3R 240V, 2P- 30
AMP DISCONNECT. CONNECT HEAT PUMP TO 2P-20 AMP CIRCUIT
BREAKER UTILIZING 3/4" C, 2- #12 AND 1- #12 GRD.

16. EXTERIOR SCONCE LIGHT - PORTFOLIO ELLICOTT 10.75" GALV. DARK SKY WALL LIGHT
17. CEILING-MOUNTED LIGHT - PORTFOLIO 13" BRUSHED NICKEL LED FLUSH MOUNT
18. PENDANT LIGHT - ALLEN+ROTH GALILEO 10" BRUSHED NICKEL MINI PENDANT
19. CEILING-MOUNTED TRACK LIGHT - STYLE SELECTIONS 4-LIGHT BRUSHED NICKEL FIXED
20. FLUORESCENT STRIP LIGHT - PORTFOLIO WHITE FLUSH MOUNT 17W
21. CEILING-MOUNTED EXHAUST FAN/LIGHT COMBO - UTILITECH 1.5 SONE 100 CFM B.N.
22. WALL-MOUNTED VANITY LIGHT - PORTFOLIO 3-LIGHT LYNDSAY BRUSHED NICKEL
23. CEILING-MOUNTED LIGHT - UTILITECH PRO 12.5" WHITE LED FLUSH MOUNT
24. CEILING FAN WITH LIGHT - PROGRESS LIGHTING AIRPRO SIGNATURE 54" BRUSHED NICKEL

DRAWN BY.

D. BRUCE

ELECTRICAL
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EXISTING GRADE

GREASE INTERCEPTOR
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730.74'
EXISTING GRADE

726.08'
EXISTING GRADE

735.85'
EXISTING GRADE

735.34'
EXISTING GRADE

PROPERTY LINE

ELECTRICAL
METERS

NEW 5' CONC.
SIDEWALK (SEE
GRADING PLAN)

CONC. ENTRY
/ RAMP 1:12

ENTRY ENTRY

BIKE PARKING - 3 RACKS
(SEE DETAIL 04/A1.0)

STREET TREES & PLANTINGS
(SEE LANDSCAPE PLAN)

PROPOSED MIXED-USE BUILDING
RESIDENTIAL (6 STUDIO UNITS)
OVER COMMERCIAL (B/M/A)

2634 SF (FOOTPRINT)

PERMEABLE
PAVING (SEE
GRADING PLAN)

10' REAR
SETBACK

15'-2"+/-

FACE OF
BUILDING

TO RIGHT OF
WAY

5' CONC.
SIDEWALK

736.0'
FIRST FLOOR - EAST

EN
TR

Y

ENTRY

DUMPSTER ENCLOSURE
(6'H WOOD FENCE OF 1X6 PT
WOOD @ 6" O.C. W/HINGED
GATES, LATCH & LOCK)

DASHED
INDICATES CANOPY

CANOPY

PARALLEL STREET PARKING (CONFIRM
& COORDINATE W/ CITY PLANNING
& TRANSPORATION)

EXISTING
ALLEY

731.4'
ENTRY

732.9'
ENTRY

733.4'
ENTRY

731.5'
FIRST FLOOR - WEST

733.5'
FIRST FLOOR - CENTRAL

735.9'
ENTRY

21'-91
2"
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-0

"
8'
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"
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SANITARY LINE
(SEE UTILITIES PLAN)

WATER LINEWASTE LINE
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4'-0"

16'-0"

ADA PARKING SPACES
(SEE DETAIL 03/A1.0)

4'-0" 4'-0"5'
-0

"

5'-2"

LOT COVERAGE: XXXX SF

LOT AREA: .13 ACRES (5504 SF)
BUILDING AREA: 2634 SF
TOTAL IMPERVIOUS AREA: 3964 SF
TOTAL OPEN (PERVIOUS AREA): 1810 SF

IMPERVIOUS AREA
(906 SF)

IMPERV.
AREA

(154 SF)

GENERAL NOTES (APPLICABLE TO ALL TRADES):
1. ALL WORK TO BE IN ACCORDANCE WITH THE CURRENT AND

LOCAL BUILDING CODE AND ANY AMENDMENTS OR
INTERPRETATIONS OF THE LOCAL BUILDING OFFICIAL.

2. THESE DRAWINGS AND ALL NOTES ARE INTENDED TO SET
MINIMUM STANDARDS OF CONSTRUCTION.  IF THERE IS A
CONFLICT BETWEEN DRAWINGS, NOTES OR
MANUFACTURER'S INSTRUCTIONS, THE MORE STRINGENT
REQS. SHALL APPLY.

3. CHECK AND VERIFY ALL DIMENSIONS IN THE FIELD AND
NOTIFY OWNER & ARCHITECT OF ANY DISCREPANCIES.

4. ALL EXTERIOR DIMENSIONS ARE TO OUTSIDE FACE OF
SHEATHING, CENTER OF WALL OPENING (DOOR OR
WINDOW) AND CENTER OF COLUMN, U.N.O.  INTERIOR
DIMENSIONS ARE TO FACE OF STUDS AND FACE OF
CABINETRY, U.N.O.

5. PROVIDE ALL NECESSARY TEMPORARY SUPPORT FOR WALLS,
FLOORS AND ROOFS PRIOR TO COMPLETION OF
PERMANENT VERTICAL AND LATERAL LOAD SYSTEMS.

DRAWING SHEET INDEX:
A1.0 CODE REVIEW, SITE PLAN & SHEET INDEX
A1.1      SITE UTILITY DETAILS

A2.0 FIRST FLOOR, SECOND FLOOR PLANS
A2.1 THIRD FLOOR PLAN, ROOF PLANS
A2.2 FOUNDATION PLAN / SCHEDULES

A3.0 BUILDING ELEVATIONS
A3.1 BUILDING ELEVATIONS

A4.0      BUILDING SECTIONS

E1.0       ELECTRICAL & HVAC PLANS
P1.0       PLUMBING PLANS
P1.1       PLUMBING RISER DIAGRAMS

1-HOUR STAIR
SEPARATION

1-HOUR STAIR
SEPARATION

1-HOUR UNIT
SEPARATION

1-HOUR STAIR
SEPARATION

1-HOUR STAIR
SEPARATION

31.5' TO EXIT
TYPICAL FOR
2ND, 3RD
FLOOR UNITS

STUDIO APT.STUDIO APT.STUDIO APT.STUDIO APT.

28.5' TO EXIT
TYPICAL FOR
ROOT-TOP
PATIO AREAS

OPEN PATIOOPEN PATIO
W/ PERGOLA

OPEN PATIO
W/ PERGOLA

OPEN PATIO

2-HOUR
OCCUPANCY
SEPARATION

1-HOUR
OCCUPANCY
SEPARATION

1-HOUR STAIR
SEPARATION

1-HOUR STAIR
SEPARATION

1-HOUR STAIR
SEPARATION

1-HOUR STAIR
SEPARATION

COMMERCIAL SPACE
'B,M or A' OCCUPANCY

COMMERCIAL SPACE
'B,M or A' OCCUPANCY

STUDIO APT.
TYPE 'B'

C

31.5' TO EXIT
TYPICAL FOR
2ND, 3RD
FLOOR UNITS

1-HOUR STAIR
SEPARATION

1-HOUR STAIR
SEPARATION

2-HOUR UNIT
SEPARATION

1-HOUR STAIR
SEPARATION

1-HOUR STAIR
SEPARATION

STUDIO APT.STUDIO APT.STUDIO APT.STUDIO APT.

*NOTE: THE LOWEST POINT OF THE ADA
SIGN MUST BE AT LEAST 60" HIGH, TAKEN
FROM THE FINISHED GRADE OF THE
PARKING SPACE.

MATTE
BLACK
ARCHIT
ECTURE
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© MATTEBLACK ARCHITECTURE
THESE DRAWINGS ARE THE SOLE PROPERTY OF
THE ARCHITECT AND ANY REPRODUCTION OR
USE FOR CONSTRUCTION MUST BE APPROVED
BY THE ARCHITECT WITH PRIOR CONSENT.  ALL
REVISIONS SHALL BE DOCUMENTED AND SENT
TO THE ARCHITECT FOR REVIEW BEFORE BEING
REISSUED FOR PERMITTING OR CONSTRUCTION.

DATE 05.06.20

ISSUE PERMIT REVS

JOB NO. 17-15

CHECKED BY MDE

2021 EAST WEXLEY ROAD
BLOOMINGTON, IN 47401
TELEPHONE: 812.345.6549

MATTELLENWOOD@GMAIL.COM
WWW.MATTEBLACKARCH.COM

DESIGN MATTERS
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SITE PLAN
SCALE: 1" = 10'-0"

01
A1.0 A1.0

CODE INFO &
SITE PLAN

1301 S. WALNUT ST. MIXED-USE

CODE REVIEW

SECTION 301

CODE REFERENCECODE ITEM VALUE

OCCUPANCY TYPE B: 1ST FLOOR
R2: 1ST, 2ND & 3RD  FLOORS

TABLE 602.1CONSTRUCTION TYPE V-B

TABLE 601 & 602FIRE-RESISTANCE RATING 

BUILDING DATA ACTUAL

TABLE 503MAXIMUM HT. (STORIES)

ALLOWABLE

TOTAL FLOOR AREA R2: 7,000 SF

TABLE 1004.1.2OCCUPANCY LOAD

FIRST FLOOR COMM'L T.B.D.
R : 200 GROSS =    3 OCC AT 1ST FLOOR

22 OCC AT 2ND-3RD FL
TOTAL OCC. LOAD = 25 OCC (R-2 ONLY)

SECTION 1022.2INTERIOR EXIT STAIRWAYS 1-HOUR

# OF EXITS
SECTION 1015.1

1 PROVIDED 1 REQUIRED 

TABLE 1016.2
MAX. EXIT ACCESS
TRAVEL DISTANCE 99.5' (TO EXTERIOR) 125'

02
A1.0

FIRE SEPARATION / LIFE SAFETY PLAN
SCALE: N.T.S.

2014 INDIANA BUILDING CODE (2012 INTERNATIONAL BUILDING CODE WITH INDIANA AMENDMENTS),
ACCESSIBILITY STANDARD ICC/ANSI A117.1-2012 WITH INDIANA ACCESSIBILITY ISSUE, CHAPTER 11, 2014

SPRINKLER SYSTEM SPRINKLED: NFP13 (B-OCC) 13R (R-2 OCC)

DWELLING UNIT  SEPARATION 1-HOUR REQUIRED, SEE PLANS & SECTION

3 STORIES (R2)

903.2.8, & 903.3.2

SECTION 708.3
& 711.3

1-HOUR DOOR

TYPE 'B' UNIT AT R-2
SECTION 1107.6.2

1 PROVIDED AT FIRST FLOORINDIANA AMENDMENTS

TABLE 503MAXIMUM HT. 39.9' 60'* (40')

SECTION 504.2

(ADDITIONAL 1 STORY AND 20' OF
BUILDING HEIGHT INCREASE IS ALLOWED.)

3 STORIES MAX.
60' MAX.

*AUTOMATIC SPRINKLER INCREASE

B:  2 STORIES
R2: 3 STORIES*

SECTION 1007.1
(ACCESSIBLE MEANS OF EGRESS)

SECTION 1021.2

INDIANA FIRE CODE, 2014:  KEY BOX
COORDINATE LOCATION AND KEY BOX TYPE WITH FIRE DEPARTMENT AND OWNER.

SECTION 1022.4 &
TABLE 716.5

2658 SF (1ST FLOOR)

1ST FLOOR:
A/B/M = 1508 SF, R2 = 547 SF

2ND - 3RD FLOORS:
R2 = 2172 SF/FLR

(1 PER 1-3 UNITS/FLR) (1 PER 4 UNITS/FLR)
(125' MAX TRAVEL) (125' MAX TRAVEL)

REFERENCE BUILDING SECTION SHEET FOR RATED FLOORS

PROJECT
SITE

E. DRISCOLL ST.

S.
 W

A
LN

UT
 S

T.

S. MONON DR.

TABLE 508.4OCCUPANCY SEPARATION

TABLE 707.3.10(FLOOR/CEILING)

1-HOUR REQUIRED AT BEARING WALL AND
FLOOR AND ROOF CONSTRUCTION

2-HOUR REQUIRED BETWEEN A/B/M & R-2
1-HOUR REQUIRED BETWEEN A & B/M
(SEE PLANS AND BUILDING SECTIONS)

SECTION 711

SECOND FLOOR PLAN

FIRST FLOOR PLAN

ROOF PLAN

THIRD FLOOR PLAN

EXIT

EXIT

EXIT EXIT

EXITEXITEXITEXIT

EXITEXIT EXITEXIT

EXITEXIT EXITEXIT

2783 SF (2ND/3RD)
8224 SF (TOTAL)

ADA PARKING DETAILS
SCALE: N.T.S.

03
A1.0

BIKE PARKING DETAILS
SCALE: N.T.S.

04
A1.0

22



8.11.20

LANDSCAPE AND UTILITIES PLAN
SCALE: 1" = 10'-0"

01
A1.1

N

A1.1
ADDITIONAL 

SITE PLANS

GRADING PLAN
SCALE: 1" = 10'-0"

02
A1.1

N

ENLARGED PLAN AT CURB RAMP
SCALE: 1/4" = 1'-0"

03
A1.1

N

EXIST. COND. AT CORNER
SCALE: 1/4" = 1'-0"

04
A1.1

N
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0"

5'-6"
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41'-9"

40
'-0

"

139'-0"

21'-8"

7'
-0
"

7'
-0
"

15'-3"

41'-9"

 730.4'
Entry

 730.5'
1st Floor - West

 732.5'
1st Floor - Central

 734.5'
1st Floor - East

 734.4'
Entry 732.4'

Entry

 735.85'
Existing Grade

 735.34'
Existing Grade

 732.5'
West Stairwell 
Floor

 734.3' 732.3'

 731.3'
 731.3'  732.3'  733.3'  734.3'
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EAST DRISCOLL ST

PL

PL

PL

PL

15
HD

PE

15
HD

PE

8S
8S

8W
8W

Connect 4" WSL to existing Water 
Main. Tapping Sleeve and Valve 
Required.

Commercial & Domestic Water 
Meters w 2" lines. 

FDC & PIV 
w 4" line.

Fire Line Swing 
Check Valve

DS

Connect Downspouts (4) to existing City 
Storm Sewer

DS DS DS

Interior 
RISER ROOM

Existing Fire Hydrant. 
Relocate 2' South as 
shown.

Scheier GB250 
Grease Interceptor

co

co

4" clean outs

Backflow Prevention Devices:
Domestic:  Watts LF009

Fire: Ames 3000SS

Electrical
Meters

NOTE: Existing Water Service Line, Meter 
Pit, and Sanitary Sewer Lateral Connection 
to be Decommissioned per CBU Standards.

Existing 6" Sanitary Lateral 
(Verify Size and Condition as 
required by CBU)

(5) CB

Planting Area (10) CB

(1) JH
(1) HQ

(2) JH, 
(1) HQ

(1) LT

(2) JH 
(2) HQ

(2) JH
(1) HQ

(4) LT

KEY BOTANICAL NAME COMMON NAME QUANTITY SIZE & CONDITION

CANOPY TREE LT Liriodendron Tulipifera Tulip Poplar 4 2" GAL., B & B

ORNAMENTAL TREE CF Cornus Florida Flowering Dogwood 2 2" GAL., B & B

DECIDUOUS SHRUB HQ Hydrangea Quercifolia Oakleaf Hydrangea 6 18" Height
"Sike's Dwarf"

EVERGREEN SHRUB JH J. Horizontalis ‘Wiltonii’ Blue Rug Juniper 7 18" Height

GRASS CB Carex Brevoir Shortbreak Sedge 20 6" potted

PLANT SCHEDULE

Face of building 
to CL of Street

(1) CF

(1) CF

NEW 5' CONCRETE SIDEWALKCANOPY

C
A

N
O

PY

SO
U

TH
 W

A
LN

U
T 

ST

EAST DRISCOLL ST

PL

PL

PL

PL

73
4

73
272

8

72
8 73
0

73
2

New Conc. 
Entry Ramp

Siltation Fence 
see Detail

Face of building 
to Right Of Way

Face of building 
to CL of Street

New 6" Conc. Curb. Patch Street Cut per Detail 

SF

SF

SF

SF

Temporary 
Construction Entrance

C
an

op
y

New 5' Conc. Sidewalk
New 5' Conc. 
Sidewalk w 
Transition Ramp

New 6" Conc. Pad

Canopy

Planting AreaPlanting Area

New Grass Area

Concrete 
Curb 5' R 

Provide Stormwater 
Inlet Protection
During Construction

Provide 
Stormwater 
Inlet Protection
During 
Construction

See SITE PLAN 
01/A1.0 for 

Parking Details

SF SF

SF SF

SF
SF

73
0

73
5

735

732 734
733

14
'-9

" R

20
'-8

" R

New 6" Conc. Curb 

Permeable 
Pavers in 
Bike Parking 
Area

Existing Storm
Inlet to Remain

New Conc. 
Entry Ramp

Mulch Seed 
New Grass Area

New 6" 
Concrete Curb

Mulch Seed 
New Grass Area

5' Sidewalk with 
Integral 6" Curb 
and Gutter 

5' Sidewalk Ramp 
with Integral 6" Curb 
and Gutter 

5' Sidewalk Ramp 
with Integral 6" 
Curb and Gutter 

Storm Inlet

Storm 
Inlet

Detection Strip

6" Curb

End of 
Sidewalk
Asphalt 
Beyond

Ramp Down

Ramp Down

Grass

Grass

(5) CB

(1) HQ

20' x 24' 
Construction

Stockpile Area

Use of Right of Way 
requires approval by the 

Board of Public Works

Much Seed New Grass Area

Bloomington City Code 15.32.020 - Alley parking
No person shall park any vehicle in an alley for a 
period exceeding thirty minutes while loading or 
unloading goods or persons. ...unless long term use 
of the alley is approved by the Board of Public 
Works prior to construction. Re-pavement/rebuilding 
of the alley will be required after construction if the 
alley sustains considerable damage during 
construction use.

Shaded Area indicates 
Pedestrian Easement Required 
for sidewalk on private property

Temporary 
4" Gravel Pad

Construction 
Gate and 

Wire Fencing

New 6' Conc. 
Sidewalk

Shaded Area indicates 
Existing Curbs, Conc. 
Sidewalk, Storm Inlets, 
Curb Cut and Ramp to 
Remain

Ex
ist

in
g

N
ew

2% Cross-slope
4% Down-slope

2% Cross-slope
4.1% Down-slope

2% Cross-slope

4.76% Down-slope 2% Cross-slope
3.78% Down-slope
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BLOOMINGTON BOARD OF ZONING APPEALS  CASE #: V-06-23 
STAFF REPORT       DATE: March 23, 2023 
Location: 3391 S. Walnut Street  
 
PETITIONER:  Walnut Star, LLC 
   601 N. College Ave, Suite #1A, Bloomington  
 
CONSULTANTS: Studio 3 Design, Inc. 
   10748 Sky Prairie St, Fishers, IN 
     
REQUEST: Variance from the minimum required electric vehicle charging in Section 
20.04.060(i)(8). 
 
REPORT: The property is located at 3391 S. Walnut Street and is zoned Mixed-Use Corridor (MC). 
Surrounding zoning includes Mixed-Use Corridor (MC) to the north and south, Residential 
Multifamily (RM) to the east, and Mixed Use Institutional (MI) to the west. The surrounding 
properties have been developed with a mix of single and multi-family residences to the east, offices 
to the north and south, and public service facilities to the west. This site was recently vacant and has 
several trees along the property border with no known sensitive environmental features.  
 
The Plan Commission approved a site plan (SP-15-22) to allow for the construction of 103 dwelling 
units with 105 bedrooms. The project involves the construction of four multifamily buildings, a 
clubhouse and pool, and a surface parking lot with 121 parking spaces.  
 
Section 20.04.060(i)(8) of the Unified Development Ordinance requires that one electric vehicle 
charging station be provided for every 25 parking spaces. Based on the 121 parking spaces proposed, 
a minimum of 5 electric vehicle charging stations are required and were shown on the approved site 
plan. Specifically, the UDO states that- 
 

Parking areas with 50 or more parking spaces shall provide a minimum of one parking 
space dedicated to electric vehicles for every 25 parking spaces provided on site. The 
provision of three or fewer electric vehicle parking spaces shall not count toward the 
maximum allowed number of parking spaces. The provision of four or more electric 
vehicle parking spaces shall count toward the maximum allowed number of parking 
spaces. The electric vehicle parking space shall be: 
(A) Located on the same lot as the principal use; 
(B) Signed in a clear and conspicuous manner, such as special pavement marking or 

signage, indicating exclusive availability to electric vehicles; and 
(C) Outfitted with a standard electric vehicle charging station. 

 
The petitioner is requesting a variance from these standards to not require the installation of the 
electric vehicle charging stations.   
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CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
 
20.06.080(b)(3)(E) Standards for Granting Variances from Development Standards:  
 
A variance from the development standards of the Unified Development Ordinance may be approved 
only upon determination in writing that each of the following criteria is met: 
 

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

 
PROPOSED FINDING: The granting of the variance will be injurious to the public health, 
safety, morals, or general welfare of the community as it was a stated goal of the 
Comprehensive Plan and provisions of the Unified Development Ordinance to promote 
environmental sustainability and decrease carbon emissions through the encouragement of 
alternative fuels and vehicles. The installation of the required chargers promotes the visual 
awareness of the availability of these resources and promotes many of the stated goals of the 
Comprehensive Plan. 

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

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

PROPOSED FINDING: No adverse impacts to the use and value of surrounding properties 
as a result of the requested variance are found.  

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

practical difficulties in the use of the property; that the practical difficulties are peculiar to 
the property in question; that the Development Standards Variance will relieve the practical 
difficulties. 
 
PROPOSED FINDING:  The Department does not find that the strict application of the 
terms of the Unified Development Ordinance will result in any practical difficulties in the 
use of the property. The installation of the required electric vehicle charging stations will not 
prevent the petitioner from using the property for the manner in which it is zoned. The 
petitioner was aware of the requirement at the site plan approval stage and showed the 
required chargers. Further, the Department does not find any practical difficulties that are 
peculiar to the property in question that would not allow them to install the required electric 
vehicle charging stations. The petitioner has not demonstrated anything that is unique about 
this specific property that would not allow them to install the chargers as required.  

 
RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt the 
proposed findings and deny V-06-23. 
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10748 Sky Prairie Street · Fishers, IN 46038 · Phone (317) 595-1000  

February 23, 2023 

Mr. Eric Greulich 
City of Bloomington Planning Department 
P.O. Box 100 
Bloomington, IN  47402 

RE: Water’s Edge Apartment Development 
Variance to Required Electric Vehicle Charging Spaces 

Petitioners Statement 

Dear Mr. Greulich, 

Studio 3 Design would like to submit the attached petition for a Development Standards Variance 
for your consideration on the Water’s Edge Apartments project. The development is currently 
under construction and was previously approved by the Planning Commission in April of 2022.  

Project Location 

The project site is located at 3391 S. Walnut Street, Bloomington, IN on a currently undeveloped 
3.28 acre parcel of land. The project is located in the Mixed-Use Corridor (MC) zoning overlay. 

Project Description 

The approved project consists of four multifamily apartment buildings, primarily 3 stories in height, 
consisting of a total of 103 apartment units with 105 bedrooms and a total of 120 parking spaces. 
It is important to note that all of the apartment are single bedroom units, except for 2 two-
bedroom townhomes. There are no 3, 4 or 5 bedroom units in this project. 

Variance Requested 

We are requesting a variance the Uniform Development Ordinance section 20.04.060(i)(8)  
Electric Vehicle Charging. This section of the UDO requires parking areas with 50 or more 
parking spaces to provide a minimum of one electric vehicle parking space for every 25 parking 
spaces provided on site. This represents a minimum of 4% of spaces on site and a maximum of 
5%. We see no support for this extreme quantity of EV charging stations.   

This variance petition is not asking to totally eliminate the 5 EV parking spaces currently required 
by the UDO, but rather to install the underground infrastructure for all 5 spaces but only install 2 
end user charging stations at the opening of the development. This represents 1.17% of the total 
spaces on site, much more in line with what the current data demonstrates for Indiana drivers. If 
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Water’s Edge Variance Request 
February 23, 2023 
Page 2 

8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236 

additional charging stations need to be connected in the future we can do so because the 
infrastructure will already be in place. 

The UDO asks that a variance petition meet the following approval criteria: 

a. Approval will not be injurious to public health, safety, morals, and general welfare of the 
Community 

The reduction from 5 EV spaces to 2 will not have any negative affects to public health, 
safety, morals, and general welfare of the Community. This variance will only have 
impact on the residents of the development, and can be catered to true demand over 
time if trends change and dictate additional EV spaces be installed. 

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

Adjacent properties will be unaffected by the requested variance. 

c. The strict application of the terms of this UDO will result in practical difficulties in the use 
of the Property; that the practical difficulties are peculiar to the property in question; that 
the development standards variance will relieve the practical difficulties: 

Per the US Department of Energy: Alternative Fuels Data Center, in 2021 Indiana had a 
total of 10,400 electric vehicle registrations. Compared to the total number of automobiles 
registered in the state in 2020 of 2,121,269 and that only accounts for 0.49% of all 
vehicles in the state. This data supports requiring no more than one EV station in 
this development. 

Even the State with highest concentration of electric vehicles per capita, California, is 
only at 1.6% of all registered vehicles. To require between 4-5% of parking spaces on 
site be dedicated to electric vehicle charging, nearly 10 times the current in-state 
demand, puts an undue practical difficulty on the development.

From a practical use standpoint, the location of this development will necessitate the use 
of vehicles as the primary source of transportation to and from the site. This is not like a 
downtown project location where proximity to campus, retail stores, offices and other 
places of employment permit the use of bicycles and walking as a convenient form of 
transportation. Also, due to the location, the project is traditional market-rate housing, not 
student housing. Given that fact, this site will have a heavier dependence on vehicle 
parking due to a working resident population being dependent on driving to their places of 
employment. The nature of this development also has a higher tendency than housing in 
the downtown to attract couples and/or families that may need multiple vehicles due to 
schedules and jobs that aren’t conducive to ride sharing. Dedicating a total of 5 (4.17%) 
on-site parking spaces solely to electric vehicles further reduces available parking in the 
event there are couples or families with more than one car.  

The charging stations that are currently in the approved plans for the development offer 
integrated software that allow the developer to track usage by day and allow the end 
users to monitor their vehicles charge level through an app. This data can be collected 
over the course of time and can inform on the total number of unique vehicles being 
charged as well as the amount of time per day that each charging station is being utilized. 
We strongly believe that 2 spaces are more than sufficient and if the data collected 
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Water’s Edge Variance Request 
February 23, 2023 
Page 3 

8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236 

suggests otherwise, the developer will be in a position to make adjustments accordingly.  
By installing the underground infrastructure up front, this transition becomes quick and 
easy in the future when metrics dictate demand is present for additional charging 
stations. 

We would like to request support from both planning staff and the Board of Zoning Appeals in 
seeking approval of the above outlined variance. 

Respectfully submitted, 

STUDIO 3 DESIGN, INC 

J. Zach Bode, Architect 

Sources of Data: 

US Department of Energy: Alternative Fuels Data Center 
https://afdc.energy.gov/transatlas/#/?view=percent

US Department of Transportation: Federal Highway Administration – Office of Highway Policy 
Information 
https://www.fhwa.dot.gov/policyinformation/statistics/2020/mv1.cfm
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: AA-08-23 
STAFF REPORT DATE: March 23, 2023 
Location: 2028 E 1st Street 
 
PETITIONER: Leo Pilachowski 
   2028 E. 1st Street, Bloomington 
 
REQUEST: The petitioner is requesting an administrative appeal of the staff determination 
regarding noncompliance for a required sidewalk and tree plot with street trees. 
 
STAFF REPORT: The applicant applied for a building permit (C21-309) to construct a new 
single family residence on a vacant lot at 2028 E. 1st Street. Section 20.04.050(d) of the Unified 
Development Ordinance requires a sidewalk and tree plot with street trees to be constructed along 
High Street. Specifically, section 20.04.050(d)(2) of the UDO states that- 
 

Pedestrian facilities shall be required on both sides of all streets, with the exception of 
new single-family, duplex, and triplex residences built on existing legal lots of record 
on non-classified (neighborhood) streets with no adjacent pedestrian facilities, and 
additions to existing residential structures; and except that cul-de-sacs less than 300 
feet in length and providing access to less than 10 residential units shall be required to 
provide pedestrian facilities on one side of the street. All required trails and connector 
paths shall be provided. Where there are conflicting standards in this UDO and the 
most recently adopted Transportation Plan, the Planning and Transportation Director 
shall determine which standard governs. 

 
A tree plot is also required per Section 20.04.050(d)(8) and the UDO states that- 
 

All sidewalks shall be spaced away from the back of curb to provide a tree plot and to 
provide pedestrian separation from vehicles. This minimum distance shall be as 
indicated in the Transportation Plan. Except as specified elsewhere in this UDO, tree 
plots may not be less than five feet and shall be planted with grass. The Planning and 
Transportation Director may allow tree grates, tree boxes, or other appropriate 
streetscape treatments in areas that anticipate increased pedestrian traffic. 

 
High Street, at this location, is classified as a Primary Collector, and is therefore not excepted from 
sidewalk installation. 
 
The petitioner showed the required 6’ wide concrete sidewalk and tree plot on the site plan that 
was approved with the Certification of Zoning Compliance (CZC) issued for the building permit 
to build the new dwelling, single-family (detached). The Certificate of Zoning Compliance also 
included the condition that a 6’ wide concrete sidewalk and tree plot is required along the High 
Street property frontage. 
 
The petitioner has constructed the residence and has not installed the required sidewalk or tree plot 
with street trees. A final occupancy was given by the Monroe County Building Department, though 
the Certificate of Zoning Compliance conditions were not met. A visual inspection of the property 
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on February 14, 2023 confirmed that the sidewalk and tree plot with street trees had not been 
installed. The petitioner was alerted to contact the Department by the Monroe County Building 
Department. He appealed the determination that the requirements exist before a Notice of 
Violation was issued. A Notice of Violation was issued on March 10, 2023 regarding the lack of 
sidewalk and tree plot with street trees. As of the date of the writing of this report (March 14, 
2023), the sidewalk and street trees are still not in place. 
 
RECOMMENDATION: In accordance with UDO Section 20.06.080(d)(3)(B)(ii), because this 
petition is an administrative appeal, the staff report shall not make a formal recommendation. 
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1

Leo Pilachowski

From: Nancy Axsom <axsomn@bloomington.in.gov>
Sent: Wednesday, May 19, 2021 12:09 AM
To: leop@lyradev.com
Subject: Re: Letter for building permit application

Leo, 
 
The following statement should suffice for the needs of the Health Dept: 
 
    *CBU is the water and sewer provider for 2028 E 1st St St.  
 
Let me know if myounhave any questions.  
 
On Mon, May 17, 2021 at 11:40 AM Leo Pilachowski <leop@lyradev.com> wrote: 

Nancy, 

  

Monroe County tells me they need a “Sewer Capacity Letter” to be submitted with the building permit 
application.  I am told any email saying something about the sewer tap work will be adequate.  Can I get such 
an email from you? 

  

Also, looking over the Bloomington Utilities site, I see something like I need to submit my plans to the 
CBU.  Does this apply to my single family residence or have I already handled all this with the sewer tap 
process? 

  

Thanks, 

  

Leo 

812-331-9858 

--  
Click Here to sign up for the Smart Meter Customer Portal!   
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2

drinkmoretap 

 

Nancy Axsom 
Proj Coord - New Services 
Utilities Department 
City of Bloomington, IN 
axsomn@bloomington.in.gov  
812.349.3689  
bloomington.in.gov/utilities 
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Floor Drain

Pilachowski Basement, I1-2921
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Pilachowski Floorplan, I1-2921 [Note: 6" gutters and 3"x4" downspouts]
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03/14/2023

Monroe County, IN

R-21-547

Residential Building Permit

Project Info

Contractor

Status: Complete Date Created: Jun 16, 2021

Applicant

Leo Pilachowski

leop@lyradev.com

2326 E Woodbine Ave

Bloomington, IN 47401-5472

812-331-9858

Primary Location

2028 E 1ST ST

Bloomington, IN 47401

Owner:

PILACHOWSKI, LEO B & CATHERINE A

2326 E WOODBINE AVE BLOOMINGTON, IN 47401-5472

Please check all types of work involved in your project.
New Construction



New Construction Sq ft

6,486

Owner Name

--

Note, beginning April 27, 2022, the Monroe County Planning
Department will be requiring a certified plot plan for all
NEW residential construction in the Monroe County IN

jurisdiction (Outside of Ellettsville and City of
Bloomington). Call 812-349-2560 with any questions. Also,
see the press release
(https://www.co.monroe.in.us/egov/documents/1648127476_00358.pdf)
for how to get involved.

Scope of Project

single story house, attached garage, full basement, and two covered porches

Estimated Project Cost (Do not include the dollar symbol [$].)

485,000

Building Type

Single Family (1 unit)

Is the current use of the property changing?

--

Contractor Name

TK Constructors

Contractor Email

rlafary@tkconstructors.com

Contractor Phone #

812-361-1729
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Project Details

First Floor Sq. Ft

2,710

Second Floor Sq. Ft

0

Deck sq.ft (30" + above grade)

0

Covered Porch(es) Sq. Ft

180

Attached Garage Sq. Ft

886

Detached Garage Sq. Ft

0

Basement Sq. Ft

2,710

Number of Bedrooms (After Project)

4

Energy/Insulation Information

Prescriptive Foundation and Attic

Foundation Type

Basement

Foundation Material

--

Other Foundation Material:

--

Roof Structure

Truss

Attic Ventilation

--

Other Attic Ventilation

--

Floor System

Wood Joist

Wood Species

-- Girder Beam Supports

Metal 3"steel pipe



Wood Column



Wood Column Size

--

Concrete



Concrete Size

--

Masonry



Masonry Size

--

Spacing on Center

-- Water Heater

How many water heaters will there be?

--

Water Heater Type

--

BTU Input

--

Other Water Heater Type

--

Where will the water heater be located?

--

Other Water Heater location

-- Furnace System

Number of Furnace Units

--

Furnace System Type

--

Other Furnace System

--
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Site Specifications

BTU Input

--

Furnace System Location

--

Other Furnace Location

-- Fireplace

Will there be a fireplace?

--

Number of Fireplaces

--

Fireplace material

--

Electric System
Fireplace fuel source

--

Electric Service Panel Location

--

Size of electric service

--

Other size of electric service

--

Electric subpanel location

--

Electric subpanel size

--

Other Electric subpanel size

--

Total Square Footage of project area

6,486

Will 1 or more acres be disturbed?

No

Is the property part of a Subdivision?

No

Is this permit needed as a result of storm damage?

--

If the damage was a result of flooding, please list how many inches of water penetrated the main home?

--

Please digitally sign by checking the box below to consent

to the required state law regarding soil and erosion control
for construction:

Is this property on sewer?

Yes

Septic Permit #

sewer

A driveway permit is needed when an applicant: 1. does not

have a pre-existing driveway; 2. wants to move the location of the

driveway entrance; or 3. is changing the use of the property from

commercial to residential, or vice versa. If the property is within

the City limits you will need to reach out to them, and if in County

please apply for Right of Way Permit within this online portal

https://monroecountyin.viewpointcloud.com/categories/1084/record-

types/6468

Is there a driveway that is pre-existing on the site?

No

Driveway Permit #

application submitted to City of Bloomington
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Code Requirements

Certify Application

Staff Dept Section - General

Staff Use - Building Front Office

Staff Use - Building Inspectors

Planning Staff Review

Plumbing Code

Indiana Residential Plumbing Code

Electrical Code

Indiana Residential Electrical Code

The applicant hereby certifies and agrees as follows: (1) I am authorized to make application. (2) I have read this application and attest that

the information furnished is correct, including that contained in plans. (3) If there is any misrepresentation in this application, or associated

documents, Monroe County may revoke any permit or Certificate of Occupancy issued based upon this misinformation. (4) I agree to
comply with all Monroe County Ordinances, permit conditions and State statutes which regulate building construction, use, occupancy and

site development. (5) I grant and will request Monroe County Officials to enter onto the property listed on this application for the purpose of
inspecting the work permitted by this application and posting notices. (6) I will retain the Certificate of Occupancy in my records upon

completion of the project. NOTE: Plans shall mean all site and construction plans and specifications, whether furnished prior to or

subsequent to the application date. All plans furnished subsequent to application date constitute an amendment to the original application

and must be specifically approved by the County with an appropriate endorsement and the signature of the approving official prior to plan
implementation. The Permit is not valid, and work is not permitted until signed and issued by the agent of the Monroe County Building

Department.

Leo B Pilachowski

06/16/2021

Plumbing Sign Off Needed for project?

Yes

Electrical Sign Off Needed for project?

Yes

Staff Confirmed Living Square Footage

2,710

Staff Confirmed Attached Non-Living Square Footage

3,776

Living and Non-Living Sq Ft Total

6,486

Temporary Occupancy Notes for the Permit

--

Notes/Constraints

--

Does the lot contain at least 1 acre of contiguous area with less than 12% slope?

--

Second Health Department Review

--

Second MS4 Review

--

Is there a drainage easement on the lot?

--

Does the property meet minimum lot size?

--

Does the property have a historic preservation overlay?

--
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Attachments

Timeline

Label Status Activated Completed Assignee Due Date

Building Intake Review Complete Jun 16, 2021 at 11:45 am Jun 16, 2021 at 11:54 am Misty Deckard 06/16/2021

City of Bloomington Utilities Review Complete Jun 16, 2021 at 11:54 am Jun 18, 2021 at 4:10 pm CBU Utilities -

Building Department Plan Review Complete Jun 16, 2021 at 11:54 am Jun 29, 2021 at 8:22 am Brian Arnett -

Planning Department Plan Review (City) Complete Jun 16, 2021 at 11:54 am Jul 8, 2021 at 12:36 pm Misty Deckard -

Building Review before Permit Issuance Complete Jul 8, 2021 at 12:36 pm Jul 8, 2021 at 12:37 pm Misty Deckard -

Airport Noise Sensitive Zone?

--

List of Permit History on the Property (only list if not in OpenGov)

--

How much area (approximate) in square footage is being disturbed with this building permit?

--

Is a denial letter needed for this application?

--

Content of denial letter

--

Certified or non-certified plot plan submitted?

--

Was additional Plot Plan information requested?

--

If more information was requested for non-certified plot plan, was the final plot plan certified?

--

Chapter 803 Expansion?

--

Square Footage of Chapter 803 Expansion

--

zip pilachowski_1st_plans.zip

Uploaded by Leo Pilachowski on Jun 16, 2021 at 11:41 am

pdf site_high_1st_pilachowski_7_7_2021.pdf

Uploaded by Leo Pilachowski on Jul 7, 2021 at 11:40 am

pdf city_sewer_ltr.pdf

Uploaded by Leo Pilachowski on Jun 16, 2021 at 11:43 am

docxR-21-547.docx

Uploaded by Misty Deckard on Aug 13, 2021 at 11:59 am

pdf R21547 Electrical Sign Off Sheet.pdf

Uploaded by Misty Deckard on Nov 9, 2021 at 1:01 pm

pdf structual_components_form_pilachowski.pdf

Uploaded by Leo Pilachowski on Jun 16, 2021 at 11:43 am

pdf R-21-547 one story over basement.pdf

Uploaded by Brian Arnett on Jun 29, 2021 at 8:21 am

pdf 20210708123915321.pdf

Uploaded by Misty Deckard on Jul 8, 2021 at 12:37 pm

65



Label Status Activated Completed Assignee Due Date

Permit Issuance Issued Jul 12, 2021 at 10:43 am Jul 12, 2021 at 10:43 am - -

Permit Fees Paid Jul 8, 2021 at 12:37 pm Aug 4, 2021 at 7:23 pm - -

Electrical Sign off Complete Nov 9, 2021 at 1:01 pm Nov 9, 2021 at 1:01 pm Misty Deckard -

Plumbing sign off Complete Nov 9, 2021 at 1:01 pm Nov 9, 2021 at 1:01 pm Misty Deckard -

Residential Building Inspection Complete Jul 12, 2021 at 10:43 am Apr 8, 2022 at 7:55 am Brian Arnett -

Final Inspection Complete Apr 8, 2022 at 7:55 am Apr 8, 2022 at 7:59 am Brian Arnett -

Certificate of Occupancy Issued Apr 8, 2022 at 7:59 am Apr 8, 2022 at 7:59 am Brian Arnett -
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MONROE COUNTY BUILDING DEPARTMENT 
501 N. Morton Street, Suite 220B 
BLOOMINGTON, INDIANA 47404  

TELEPHONE: (812)349-2580     FAX: (812)349-2837 
 
Revised      06/29/2021 
 
OWNER:     PILACHOWSKI, LEO B & CATHERINE A 
PROJECT: 1 Story over Basement with Garage 

ADDRESS:  2028 E 1ST ST 

 
 
This plan review is intended to provide the applicant with the minimum building requirements set 
forth by the Indiana Residential Code, 2020 edition. The following code references apply to the 
proposed construction for which this permit is issued. Please review this information and ask any 
questions you might have prior to construction. These items will be checked when site is 
inspected.  
 
THIS REFERENCE SHEET MUST BE ON SITE WHEN INSPECTIONS ARE MADE. 
 
FOOTINGS:   
 
301.1.3 Engineered Design: Where a building of otherwise conventional construction contains 
structural elements exceeding the limits of Section R301 or otherwise not conforming to this 
code, these elements shall be designed in accordance with accepted engineering practice. 
319.1.3 Post, Poles and Columns: Post, poles and columns supporting permanent structures that 
are embedded in concrete in direct contact with the ground or embedded in concrete exposed to 
the weather shall be suitable for ground contact use. 
403.1.1: Minimum size: The minimum width, W, and thickness, T, for concrete footings shall be 
in accordance with Tables 403.1(1) though 403.1 (3), as applicable.  
403.1.4 Minimum depth: All exterior footings shall be placed at least 12 inches below the 
undisturbed ground. Minimum frost depth in Monroe County Indiana is 24 inches below final 
grade.   
403.1 Footings for precast concrete foundations: shall comply with section 403.4 and Table 
403 
 
FOUNDATION:   
317.1: Protection of wood and wood based products against decay: Protection of wood and 
wood based products from decay shall be provided in the following location by the use of 
naturally durable wood or wood that is preservative-treated in accordance with AWPA U1.  
1. Wood joists or the bottom of wood structural floor where closer than 18 inches or wood girders 
where closer than 12 inches to the exposed ground in crawl spaces or unexcavated area located 
within periphery and the building foundation. 2. Wood framing members that rest on concrete 
masonry exterior foundation walls and are less than 8 inches from the exposed ground. 3. Sills 
and sleepers on a concrete or masonry slab that is in direct contact with the ground unless 
separated from such slab by an impervious moisture barrier. 5. Wood siding, sheathing and wall 
framing on the exterior of the building having a clearance less 6 inches from the ground or less 
than 2 inches measured vertically from concrete steps, porch slabs, patio slabs, and similar 
horizontal surfaces exposed to the weather. 7. Wood furring strips or other wood framing 
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members attached directly to the interior of exterior masonry walls or concrete walls below grade 
except where an approved vapor retarder is applied between the wall and the furring strips or 
framing members.  
317.3.1 Fasteners for preservative-treated wood: Fasteners, including nuts and washers, for 
preservative-treated wood shall be of hot-dipped, zinc coated galvanized steel, stainless steel, 
silicon bronze, or copper. Staples shall be of stainless steel. Coating types and weights for 
connectors in contact with preservative-treated wood shall be in accordance with the connector 
manufacture’s recommendations.  
Exception: One-half-inch diameter or greater steel bolts.  
403.1.6: Foundation Anchorage: Wood sole plates and sill plates supported directly on concrete 
slab and concrete and masonry wall, shall be anchored to the foundation in accordance to this 
section. 403.1.6.1 Anchor bolts shall be located in the center one-third of the plate, shall have at 
least seven (7) inches embedment into the concrete or grouted masonry cell, and shall have at 
least on and one half (1 ½ ) inches of concrete or grout surrounding the bolt shaft. Each anchor 
bolt shall have a washer, sized to be at least two times the diameter of the hole it covers and a nut 
tightened to the plate. Except as allowed otherwise in this section anchor bolts shall be no farther 
than twelve (12) inches from corners. 403.1.6.2 Anchor bolts spaced a maximum of six (6) feet 
on center shall fasten wood sole plate of the exterior walls and braced wall panels at building 
interiors, when installed directly on concrete slab foundations. There shall be no fewer than two 
bolts per plate section with one bolts located not more than twelve (12) inches or less than seven 
bolt diameters from each end of the plate.403.1.6.3 Sill plate anchor bolts location. Anchor bolts 
shall fasten sill plate to concrete floors a maximum of 6 feet on center. Anchor bolts shall fasten 
sill plates to top of concrete masonry walls a maximum of 4ft on center. Exception: Sill plate 
anchor bolts shall be spaced a maximum of 6 feet on center when installed on foundation walls 
retain less than 7 feet of unbalanced fill.  
404.1.1, 404.1.2, 404.1.3 Foundation wall unbalanced fill: Foundation walls with unbalanced 
fill of 48 inches or greater in height may require additional thickness and reinforcement with 
various levels of backfill in accordance with Tables 404.1.1(1), 404.1.1(2), 404.1.1(3), or 
404.1.1(4).  
404.1.7 Backfill Placement:  Backfill shall not be placed against the wall until the wall has 
sufficient strength and has been anchored to the floor above, or has been sufficiently braced to 
prevent damage by the backfill.  
405.1: Concrete or masonry foundations: Drains shall be provided around all concrete or 
masonry foundations that retain earth and enclose habitable or usable spaces located below grade.  
Drainage tiles, gravel or crushed stones drains, perforated pipe or other approved systems  or 
materials shall be installed at or below the top of the footing or below the bottom of the slab and 
shall discharge by gravity or mechanical means into an approved drainage system. Gravel or 
crushed stone drains shall extended not less than 1 foot beyond the outside edg4e of the footing 
and 6 inches above the top of the footing and be covered up with an approved filter membrane 
material. Drainage tiles or perforated pipe shall be placed on not less than 2 inches of washed 
gravel or crushed rick not less than one sieve size or larger than the tile openings or perforation 
and covered with not less than 6 inches of the same material. 
406.2: Concrete and masonry foundation waterproofing: In areas where a high water table or 
other severe soil-water conditions are known to exist, exterior foundation walls that retain earth 
and enclose interior spaces and floors below grade shall be waterproofed from the higher of (a) 
the top of the footing (b) 6 inches below the top of the basement floor, to the finished grade.  
407.3 Structural requirements: The columns shall be restrained to prevent lateral displacement 
at the bottom end and attached at the top to the structural framing. Wood columns shall not be 
less in nominal size than 4” by 4” and steel columns shall not be less than 3” in diameter.  
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506.1, 506.2, 506.2.3: Concrete floors (on ground): Concrete slab-on-ground floors shall be a 
minimum 3 ½ inches thick, vegetation, top soil and foreign material removed, fill free of 
vegetation and foreign material, compacted and limited to 24 inches for sand and gravel, 8 inches 
for earth. A 4 inch thick base course of clean sand, gravel, crushed stone is required below grade. 
A 6 mil approved vapor retarder shall be placed between the slab and the base course. 
703.7.4.2, 703.7.5, 703.7.6: Masonry veneer: Masonry veneer shall be separated from the 
sheathing by an air space not less than ¾ inch but not more than 4 ½ inches. Flashing shall be 
located beneath the first course of masonry above finished ground level above the foundation wall 
or slab. Weep holes not less than 3/16 inch in diameter shall be provided at a maximum 33 inches 
on center, located immediately above the flashing. 
 
DECKS: 
507.3 Footings: Decks shall be supported on concrete footings or other approved structural 
system designed to accommodate loads in accordance with Section R301. Deck footings shall be 
sized to carry the imposed loads from the deck structure to the ground as shown in figure R507.3. 
The footing depth shall be in accordance with Section 403.1.4, minimum depth of 24in. The 
footing size for decks shall be in accordance to Table 507.3.1. 
507.4 Deck post: For single level wood framed decks with beams sized in accordance with Table 
507.5, deck post size shall be in accordance with Table R507.4. (Deck post size 4x4 maximum 
height 8ft for one or two ply beam, maximum height 6ft 9in for three ply beam on post cap; deck 
post size 4x6 maximum height 8ft,; deck post size 6x6 maximum height 14ft, deck post size 8x8 
maximum height 14ft.) 
507.5 Deck Beams: Maximum allowable spans for wood deck beams, as shown in Figure 
R507.5, shall be in accordance with Table R507.5. Beam plies shall be fastened with Two Rows 
of 10d nails minimum at 16 inches on center each edge. Beams shall be permitted to cantilever at 
each end up to one fourth of the allowable beam span. Deck beams of other materials shall be 
permitted where deigned in accordance with accepted engineering practices.  
507.5.1 Deck beam bearing: The ends shall have not less than 1 ½ inches of bearing on wood or 
metal and not less than 3 inches of bearing on concrete or masonry for the entire width of the 
beam. Where multiple-span beams bear on intermediate posts, each ply must have full bearing on 
the post in accordance with Figures R507.5.1(1) and R507.5.1(2).  
507.5.2 Deck beam connection to supports: Deck beams shall be attached to supports in a 
manner capable of transferring vertical loads and resisting horizontal displacement.  
R507.5 Deck Beam Span Lengths 
507.9.1.1 Ledger details: Deck ledgers shall be a minimum of 2inch by 8 inch nominal, pressure-
preservative-treated, No. 2 or better lumber. Deck ledgers shall not support concentrated loads for 
beams or girders. Deck ledgers shall not be supported on stone or masonry veneer.  
507.9.2 Lateral connections: Lateral loads shall be transferred to the ground or to a structure 
capable of transmitting them to the ground. Where lateral load connection is provided in 
accordance with Figure R507.9.2(1), hold-down tension devises shall be installed in not less than 
two location per deck, within 24inches of each end of the deck. Where the lateral load is provided 
in accordance with Figure R507.9.2(2), the hold-down tension devices shall be install not less 
than four locations per deck and one within 24inches of each end. 
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FRAMING & DESIGN:  Number of bedrooms as shown on the plans: 4 
 
Verify the compatibility of metal fasteners and nails with the type of treated wood being used. 
502.3 Allowable joist spans: Spans for floor joists shall be in accordance with Table R502.3.1(1) 
and R502.3.1(2). For other grades and species and for other loading conditions, refer to the 
AF&PA Span Tables for Joists and Rafters.  
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502.5: Allowable spans of girders & headers fabricated of dimensional lumber shall not exceed 
the values in Tables R502.5(1) & R502.5(2) OR manufactured girder & header beams to be 
engineered.  
502.6 & 802.6: Bearing: The ends of each floor joist, beam or girder, shall have not less than 1.5 
inches of bearing on wood or metal and not less than 3 inches on masonry or concrete or be 
supported by approved joist hangers.  
502, 602, 802: Engineered wood products: Engineered products, such as but not limited to I-
joists, floor trusses, laminated girders, laminated beams, laminated headers, trusses, etc., shall be 
installed as designed. Cuts, notches and bored holes of engineered products shall be within the 
design allowances permitted by the manufacturer OR engineering required.   
602.3(5) Table: Framed walls supporting two floors and a roof are to be 2x6 at 16: o.c. 
minimum. 
302.11: Fireblocking required: In combustible construction, Fireblocking shall be provided to 
cut off both vertical and horizontal concealed draft openings and to form an effective barrier 
between stories and between a top story and the roof space. In wood frame construction, 
fireblocking shall be provided at 10 foot intervals horizontally, at interconnections between 
concealed vertical and horizontal spaces, openings around all vents, pipes, ducts, cables &and 
wires at ceiling and floor levels, and in concealed spaces between stair stringers at the top and 
bottom of the run.  
802.4.1 & 802.5: Ceiling joists and Rafters: See tables 802.4(1), 802.4(2), 802.5.1(1) thru 
802.5.1(8) for allowable spans for ceiling joists & rafters. 
802.10.3 Bracing. Trusses shall be braced to prevent rotation and provide lateral stability in 
accordance with the requirements specified in the construction documents for building and on the 
individual truss design drawings. 
802.10.4 Alterations to trusses. Truss members shall not be cut, notched, drilled, spliced or 
otherwise altered in any way without the approval of a registered design professional. 
802.11.1 Uplift resistance: Trusses shall be attached to supporting wall assemblies by 
connections capable of resisting uplift forces as specified by the truss design drawings for the 
ultimate design wind speed as determined by Figure R301.2(5)A. Roof rafters or trusses attached 
to their supporting wall assemblies by connections capable of providing the resistance required in 
Table R802.11 
807.1: Attic access: Attic access is required for areas that exceed 30 square feet with a 30 inch 
height with a minimum opening of 22 inches by 30 inches and shall be located in a hallway or 
other readily accessible location.  
 
WINDOWS/GLAZING: 
308.4: Glazing: Glazing less than 60 inches measured vertically above any tub/shower drain 
level is to be safety glazing.  
308.4.2: Glazing in doors: Glazing in an individual fixed or operable panel adjacent to a door 
shall be considered a hazardous location; 1.Within 24in of either side of a door in a closed 
position. 2. Where glazing is on a wall less than 180 degrees from the plane of the door in a 
closed position and within 24in of the hinge side of an in-swinging door.  
308.4.3: Glazing in windows: Glazing in an individual fixed or operable panel that meets all the 
following conditions shall be considered to be a hazardous location: 1.The exposed area of an 
individual pane is larger than 9 square feet. 2. Bottom edge of an individual glazing is less than 
18inches above floor. 3. The top edge of the glazing is more than 36inches above the floor. 4. 
One or more walking surfaces are within 36in measured horizontally and in a straight line of the 
glazing. 
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310.1: Emergency escape and rescue openings: Basements, habitable attics, and every sleeping 
room shall have not less than one openable emergency escape and rescue opening that opens 
directly to a public way, or to a yard or court that opens to a public way.  
Emergency escape and rescue openings shall be a minimum net clear opening of 5.7 square feet. 
Sill height shall not be more than 44 inches above the floor.  
310.2.1: Minimum opening height: The minimum net clear opening height shall be 24 inches. 
310.1.3: Minimum opening width: The minimum net clear opening width shall be 20 inches. 
 
STAIRWAYS, LANDINGS, RAILINGS and GUARDS: 

     303.7 & 308: Stairway illumination:  Interior and exterior stairways, landings and treads shall 
be provided with illumination. There shall be a wall switch at each floor level to control the light 
source where the stairway has six or more risers. 

     311.3.1 Floor elevation at the required egress doors. Landings or finished floors at the required 
egress door shall be not more than 1 ½ inches lower than the top of the threshold. Exception: 
The landing or floor on the exterior side shall be not more than one stairs riser below the top of 
the threshold provided that the door doesn’t swing over the landing or floor. 

311.3: Landings for stairways: There shall be a landing or floor on each side of each exterior 
door. The width of each landing shall be not less than the door served. Landings shall have a 
dimension not less than of 36 inches in the direction of travel. 
311.5.2, 311.5.3, 311.5.6, 312.1: Headroom, stair treads and risers, handrails & guards: The 
minimum required headroom is 6 feet 8 inches measured vertically from a sloped plane adjoining 
the treads nosing, maximum riser height 8 1/4 inches, minimum tread depth 9 inches (nosing to 
nosing), nosing depth ¾ - 1 ¼ inches, minimum stair width of 36”, handrails on at least one side 
of each continuous flight with 4 or more risers measured 34 inches to 38 inches vertically from a 
sloped plane adjoining the treads nosing. Open side of decks and balconies more than 30 inches 
above grade or floor must have guardrails at least 36 inches in height.  Spindle separation to be 4 
inches or less.  Exception: When replacing a stairway in an existing structure, which cannot 
accommodate the requirements of Section 311.5.1,2. The stairs riser/tread may be replaced 
utilizing dimensions that do not exceed the riser height of the original staircase.  
311.7.8.4: Continuity: Handrails shall be continuous for the full length of the flight, from a point 
directly above the top riser of the flight to a point directly above the lowest riser of the flight. 
Handrail ends shall be returned or shall terminate in newel posts or safety terminals.  
311.7.8.5 Handrail Grip Size. Type 1. Circular handrail not less than 1 ½ inches and not more 
than 2 inches, Square handrail 4in min perimeter, 6 ¼ in maximum perimeter. Type 2 handrail not 
less than 1 ¼ not more than 2 ¾ in width. Finger recession shall be 5/16 in in depth. This 
includes ALL exterior stair handrails. 
302.7 Under-stair protection: Enclosed space under stairs that is accessed by a door or access 
panel shall have walls, under-stair surface and any soffits protected on the enclosed sides with ½ 
in gypsum board.  
 
SMOKE ALARMS: MINIMUM number required for this structure: 6 
314.3: Location: Alarms shall be installed in the following location. 1. In the living area remote 
from the kitchen and cooking appliances. 2. In each room designed for sleeping 3. On each level 
of a dwelling, or on the ceiling of the upper level near the top or above each stairway, other 
than a basement stairway, in any multistory dwelling. The alarm shall be located so that the 
smoke rise in the stairway will not be prevented from reaching the alarm by an intervening door 
or obstruction. 4. On the basement ceiling near the stairway.   
314.3.4: Prohibited locations: 1.Within 3ft horizontally from any grille moving conditioned air 
within the living space or a door or opening of a bathroom containing a bathtub or shower. 2. In 
any location or environment prohibited by the terms of the listing. 
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314.3.3.1: Locations on flat ceilings: On the ceiling a least 4 in from each wall or on the wall 
with the top of the alarm not less than 4 inches below the ceiling and not farther than 12 inches.  
314.3.3.2: Locations on peaked sloping ceilings: On ceiling or wall within 3 feet measured 
horizontally, from the peak of the ceiling, or at least 4 in below the peak of ceiling.  
314.4: Interconnection: Where more than one smoke alarm is required to be installed within an 
individual dwelling unit, the alarm devices shall be interconnected in such a manner that the 
actuation of one alarm will activate all of the alarms in the individual dwelling unit.  
314.6: Power source: Smoke alarms shall receive their primary power from the building wiring 
where such wiring is served from a commercial source and, primary power is interrupted, shall 
receive power from a battery.   
314.2.2: Alterations additions and system replacement: Where alterations, repairs or additions 
requiring a permit occur, the individual dwelling unit shall be equipped with smoke alarms 
located as required for new dwellings. 
 Exceptions: 1.Work involving the exterior surfaces of dwellings, such as the replacement of                                                       
                              roofing or siding, the addition or replacement of windows or doors, or the      
                              addition of a porch or deck. 
                           2. Installation, alteration or repairs of plumbing or mechanical systems. 
                           3. Electrical installations or alterations for existing rooms other than newly         
                               constructed or relocated bedrooms. 
                           4. Electrical work, which is limited to the replacement, relocation, or upgrade of                         
                               an existing service panel or meter base. 
314.5: Combination Alarms: Combination smoke and carbon monoxide alarms shall be 
permitted to be used in lieu of smoke alarms.  
 
CARBON MONOXIDE ALARMS MINIMUM number required for this structure:  1 
315.2.1, 315.2.2: New construction and alteration and repair: Carbon monoxide alarms shall 
be provided in dwelling units contains a fuel-fired appliance. The dwelling unit has an attached 
garage with an opening that communicated with the dwelling unit.  
315.3: Location: Carbon monoxide alarms in dwelling units shall be installed outside of each 
separate sleeping area in the immediate vicinity of bedrooms. Where fuel burning appliance is 
located within a bedroom or its attached bathroom, a carbon monoxide alarm shall be installed.  
315.6: Power source: Carbon Monoxide alarms shall receive their primary power from the 
building wiring where such wiring is served from a commercial source and, primary power is 
interrupted, shall receive power from a battery.   
 
BATHROOMS: 
303.3: Bathrooms: Bathroom and water closet compartments and other similar rooms shall be 
provided with aggregate glazing area in windows of not less than three square feet, one-half of 
which must be openable. Glazing areas shall not be required where artificial light and a local 
exhaust system are provided. The minimum local exhaust rates shall be determined according to 
Section 1505. Exhaust air from space shall be exhausted directly to the outside. 
307.2: Bathtub and shower spaces: Bath tubs and shower floors and walls above tubs with 
shower heads shall have a nonabsorbent surface that extends to a height of 6 feet above the floor.  
2705.1: Installation: Centerline of water closets or bidets shall not be less than 15” from adjacent 
walls or partitions. There shall be at least 21 inches clearance in front of the water closet, bidet or 
lavatory to any wall fixture or door. 
2720.1: Whirlpool bathtubs access to pump: A door or panel of sufficient size shall be installed 
to provide access to the pump for repair and/or replacement. The motor-pump assembly shall be 
on a GFCI circuit. 
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GARAGES, CARPORTS or ACCESSORY STRUCTURES: 
    302.5.1: Opening protection: Openings from a private garage directly into a room used for 

sleeping purpose shall not be permitted. Other openings between the garage and residence shall 
be equipped with solid wood doors not less than 1 3/8 inches (35mm) in thickness, solid or 
honeycomb-core steel door not less than 1 3/8 inches (35mm) thick, or 20 minute fire-rated doors. 
Pull down stairs that have a 20 minute fire rating may be installed in garage attic separations.  
302.5.2: Duct penetration: Ducts in the garage and ducts penetrating the walls or ceilings 
separating the dwelling from the garage shall be minimum of 26 gauge metal or other approved 
material and shall not have openings into the garage.  

 302.6: Dwelling-garage fire separation: The garage shall be separated as required by Table 
R302.6. Openings in garage wall shall comply with Section 302.5. Attachment of Gypsum board 
shall comply with Table R702.3.5. The wall separation provisions of Table #02.6 shall not apply 
to garage walls that are perpendicular to the adjacent dwelling unit wall.  

 309.1: Floor surface: The area of the floor used for parking of vehicles shall be sloped to 
facilitate the movement of liquids to an approved drain or toward the main vehicle entry doorway. 

 309.6 Detached garages, carports, and accessory structures: Any habitable area located within 
a detached garage or accessory structure shall meet all applicable sections of this code and shall 
be provided with an exit door or window as specified in Section R310 and Section R311. 

 302.6 Table Dwelling-Garage separation: From the residence and attics, not less than ½ inch 
Gypsum board or equivalent. From habitable rooms above the garage, not less than 5/8 in Type X 
gypsum board or equivalent. Structure(s) supporting floor/ceiling assemblies used for separation 
required by this section, not less than ½ inch Gypsum board or equivalent. Garages located less 
than 3 feet from dwelling unit on the same lot not less than ½ inch Gypsum board or equivalent 
applied to the interior side of the exterior wall that are within the area.  

 602.7: Headers: Garage door headers to be engineered or comply with Tables 502.5(1) and 
502.5(2). See section 602.10.4 & figure 602.10.5,602.10.6.1,2,3,4 for garage door braced wall 
panel requirements. 

 3901.9 Basement, garages, accessory buildings: Not less than one receptacle outlet, in addition 
to any provided for specific equipment and in each vehicle bay more than 5.5 feet above the floor. 
 
ENEGRY EFFICENCY:  
Table 11.02.1.2: Climate Zone 4A; Ceiling R-Value 38; Wood Frame R-Value 15; Floor R-
Value 19; Basement R-Value 10 if continuous R13 if Wood Frame; Slab on grade R-Value with 
Depth R10-2ft, Crawl Space R-Value 10/13. 
1102.2.4 (402.2.4) Access Hatches and door: Access doors from conditioned spaces to 
unconditioned spaces such as attics and crawl spaces shall be weather stripped and insulated to a  
level equivalent to the insulation on the surrounding surfaces.  
1102.2.9 (402.2.9) Basement walls: Walls associated with conditioned basement shall be 
insulated from the top of the basement wall down 10ft. below grade or to the basement floor, 
whichever is less. Walls associated with unconditioned basements shall comply with this 
requirement except where the floor overhead is insulated in accordance with Sections 1102.1.2 
and 1102.2.8 
1102.2.10,(402.2.10) Slab-on-grade floors: Slab on grade floors with a floor surface less than 12 
inches below grade shall be insulated in accordance to Table 1102.1.2. The insulation shall 
extend downward from the top of the slab on the outside or inside of the foundation wall. 
Insulation located below Grade shall extend the distance provided in Table N1102.1.2 by any 
combination of vertical insulation, insulation extending under the slab, or insulation extending out 
from the building. Insulation extending away from the building shall be protected by pavement or 
by not less than 10inches of soil.  
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1102.4.4 (402.4.4) Rooms containing fuel-burning appliances: Where open combustion air 
ducts provide combustion air to open combustion fuel appliances, the appliances and combustion 
air opening shall be located outside the building thermal envelope or enclosed in a room that is 
isolated from inside the thermal envelope. Such rooms shall be sealed and insulated in accordance 
with the envelope requirements of Table 1102.1.2. 
1103.3.0 (403.3.1) Duct Insulation (Prescriptive): Supply and return ducts in attics shall be 
insulated to an R-value of not less than R-8 for ducts 3inches in diameter or larger and not less 
than R-6 for ducts smaller than 3inches in diameter. Supply and return ducts in other portions of 
the building shall be installed to not less than R-6 for ducts 3inches in diameter and to not less 
than R-4.2 for ducts smaller than 3inches.  
1103.3.2 (403.3.2) Sealing: Ducts, air handlers and filter boxes shall be sealed. Joints and seams 
shall comply to Section M1601.4.1 
1104.1 (404.1) Lighting equipment: Not less than 90 percent of the permanently installed 
lighting fixtures shall contain only high-efficacy lamps. 
 
ELECTRICAL: 
3601.6.2: Service disconnect location: The service disconnecting means shall be installed at a 
readily accessible location either outside of a building or inside nearest the point of entrance of 
the service conductors. Disconnection means shall not be installed in bathrooms. Each occupant 
shall have access to the disconnect serving the dwelling unit in which they reside.  
3405.2: Location of equipment and working clearances: Panel boards and overcurrent devices 
shall not be located in clothes closets or bathrooms and shall have proper working clearances of 
36 inches deep x 30 inches wide x 6’-6” high. 
3406.3: Minimum size of conductors: for feeder and branch circuits shall be 14 AWG copper 
and 12 AWG aluminum.  
Table 3603.4 Grounding Electrode conductor size:  
3901.2.1: Spacing: Receptacles shall be installed so that no point along the floor line in any wall 
space is more than 6 feet, measured horizontally, from a receptacle outlet. 
3901.2.2: Wall space: Any space that is 2 feet or more in width unbroken along the floor line by 
doorways, fireplaces, and fixed cabinets that do not have countertops or similar work surfaces, 
fixed  panels in exterior walls or space created by fixed room dividers, railings or free standing 
bar-type counters require receptacles. 
3901.4: Wall countertop space: Receptacle outlets shall be installed at each wall counter and 
work surface that is 12” or wider. Receptacle outlets shall be installed so that no point along the 
wall line is more than 24”. At least one receptacle outlet shall be installed at each island and at 
each peninsular counter space. Spaces separated by range tops, refrigerators or sinks shall be 
considered separate countertop spaces. 
3901.6: Bathroom: At least one wall receptacle outlet shall be installed in bathrooms and shall 
be located within 36 inches of the outside edge of each lavatory basin. 
3902: Ground-fault Circuit-interrupter protection: GFCI protection shall be provided at all 
125volt, single phase, 15- and 20-ampere receptacles in all bathrooms, garages, accessory 
buildings, outdoor receptacles, crawlspace receptacles, unfinished basements, all countertop, 
kitchen dishwasher branch circuit, electrically heated floors, receptacle outlets in kitchens and 
outlets within 6 feet of wet bars, laundry tubs and utility sinks.   
3902.15 Arc-fault circuit-interrupter protection. Branch circuits that supply 120-volt, single-
phase, 15- and 20- ampere outlets installed in kitchens, family rooms, dining rooms, living rooms, 
parlors, libraries, den, bedrooms, sunrooms, recreation rooms closets, hallways, laundry areas and 
similar rooms or areas shall be protected. 
3903.3: Lighting outlets: At least one wall switch-controlled lighting outlet shall be installed to 
provide illumination on the exterior side of each outdoor egress door having grade access.  
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3905.8,4101.6: Boxes at fan outlets: Outlet boxes and outlet box systems used as the sole 
support of ceiling-suspended fans (paddle) shall be marked by their manufacturer as suitable for 
this purpose and shall not support ceiling-suspended fans (paddle) that weigh more than 70 
pounds.   
4003.5: Recessed incandescent luminaries: Recessed incandescent luminaries shall have 
thermal protection and shall be listed as thermally protected. 
4003.11: Luminaries in clothes closet:  The types of luminaries installed in clothes closet shall 
be limited to surface mounted or recessed incandescent or LED luminaries wit completely 
enclosed light sources, surface mounted or recessed florescent or LED luminaries identified as 
suitable for installed within the closet storage area. Incandescent luminaries with open or partially 
enclosed lamps and pendant luminaries or lamp-holders shall be prohibited. 1. Surface mounted 
Incandescent or LED luminaries with a completely enclosed light source shall be installed on the 
wall above the door or on the ceiling, provided the there is a minimum clearance of 12 inches 
between the fixture and the nearest point of a storage space. 2. Surface mounted fluorescent 
luminaries shall be installed on the wall above the door or on the ceiling provided that there is a 
minimum clearance of 6 inches. 3. Recessed incandescent luminaries or LED luminaries with a 
completely enclosed light source shall be installed in the wall above the door or on the ceiling, 
provided that there is a minimum clearance of 6 inches. 4. Recessed fluorescent luminaries shall 
be installed in the wall or on the ceiling provided that there is a minimum clearance of 6 inches 
between the fixture and the nearest point of a storage space.5.Surface mounted fluorescent or 
LED luminaries shall be permitted to be installed within the closet storage space where identified 
for this use.  
4003.9: Wet or damp locations: luminaries installed in wet or damp locations shall be installed 
so that water cannot enter or accumulate in wiring compartments, lamp holders or other electrical 
parts. All luminaries installed in wet locations shall be marker “Suitable for wet locations”. All 
luminaries installed in damp locations shall be marked “Suitable for wet locations or suitable for 
damp locations”. 
 
PLUMBING – HEATING, VENTILATION and AIR CONDITIONING:  
1305.1.2.1: Electrical requirements: A luminaire controlled by a switch located at the required 
passageway opening and a receptacle outlet shall be installed at or near the appliance location. 
2408.2: Elevation of ignition source: Equipment and Appliances having an ignition source shall 
be elevated such that the source of ignition is not less than 18” above the floor in hazardous 
locations and public garages, private garages, repair garages, motor fuel-dispensing facilities and 
parking garages. Elevation of the ignition source is not required for appliances that are listed as 
flammable-vapor-ignition resistant. 
2005.2: Water heaters: Fuel fired water heaters shall not be installed in a room used as a 
storage closet. Water heaters located in a bedroom or bathroom shall be installed in a sealed 
enclosure so that combustion air will not be taken from the living space. 
2406.2: Prohibited locations: Appliances shall not be located in, Sleeping rooms, Bathrooms, 
Toilet rooms or Storage Closets, or surgical rooms, or in a space that opens only into such rooms 
or spaces, except where the installation complies with one or the following: See Section 2406.2 
24007.5.1 Standard Method: The minimum required volume shall be 50 cubic feet per 1,000 
BTU of the appliance input rating.  
2419.2: Drips: Condensation drip legs are required in gas piping. 
2420.5.1: Appliance shutoff valve within the same room: An accessible shutoff valve shall be 
separate from the appliance, located in the same room, within 6 feet, and installed upstream from 
the union.  
1502.4.5: Clothes dryer duct length. Specified length: Maximum length of the exhaust duct 
shall be 35’. Where fittings are used, the maximum length of the exhaust duct shall be reduced in 
accordance with Table 1502.4.5.1  
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1502.4.5.2 Manufacturer’s instructions. The size and maximum length of the exhaust duct shall 
be determined by the dryer manufacturer’s installation instructions. 
2603.2: Drilling and notching: Wood framed structural members shall not be drilled, notched or 
altered in any manner except as provided in Sections 502.8, 602.6, 802.7 and 802.7.1.  
2603.4: Pipes through footings or foundations: A pipe that passes through a foundation wall 
shall be provided with a relieving arch or a pipe sleeve shall be built into the foundation wall. The 
sleeve shall be larger than the pipe passing through the wall.  
2804.6.1: Requirements of discharge pipe: Water heater discharge pipe/pressure relief, 
temperature relief valve must be constructed of those materials indicated in Section 2606.5 or 
materials tested, and must terminate not more than 6 inches above the floor, to the outside of the 
building or into an indirect waste receptor. Be one nominal size larger than the size of the relief-
valve outlets, where relief-valve discharge pipe is installed with insert fittings. The outlet end 
shall be fastened in place. The discharge shall be installed in a manner that does not cause 
personal injury or property damage.  
 
REGISTRATION AND LICENSING REQUIREMENTS: 
Plumbing and electrical work on the project is required to be performed by a Monroe County 
registered plumber and licensed electrician. 

 
CALL FOR INSPECTIONS AT LEAST 24 HOURS IN ADVANCE 
 
Call the Monroe County Building Department if there any questions concerning the plan review. 
 
OCCUPANCY: 
All requirements of the following shall be satisfied prior to issuing the final Certificate of 
Compliance: 
1) All requirements of the Planning Department having jurisdiction. 
2) Satisfactory Final inspection by the Monroe County Building Department. 
 
 
 
 
 
 
 
Brian Arnett, 
Monroe County Building Inspector 
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MONROE COUNTY/ CITY OF BLOOMINGTON BUILDING DEPARTMENT 

 

ADVANCED STRUCTURAL COMPONENTS BUILDING PERMIT APPLICATION 

REPORTING FORM 393 
  

 

This form is required in order to comply with the requirements of a new law IC 22-11-21 (Public Law– 104, 2018) as it relates to the 

use of advanced structural components (“lightweight” I-Joists or “lightweight” roof trusses) in Class 1 and Class 2 construction that: 

  

 

1. Have less mass cross– sectional area than sawn lumber of equivalent application; and 

2. Are assembled from combustible or non-combustible materials, or both 

  

 ADDRESS OF PROJECT: _________________________________________________          ________          ___________ 

  

 

Street State Zip 

 

Bean Blossom 

 

Bloomington 

    

 Salt Creek 

 

  

    

  

 

Washington 

  

Benton South 

 

 Indian Creek 

  

 

Benton North                                       

                                          

Van Buren              

 

Clear Creek 

  

 

Richland 

                               

Perry 

 

Polk 

  

 
LOCATED:

 

  

 

ROOF 

 

2ND FLOOR 

TYPE OF ADVANCED STRUCTURAL COMPONENT: 

_____ TRUSSES 1ST FLOOR 

 

OTHER 

“I” JOISTS LOCATED: RAFTERS 

 

2ND FLOOR 

1ST FLOOR 

 

OTHER 

ADDITIONAL LOCATION: _______________________________________________________________________ 

TOWNSHIP: 

I hereby certify that I have knowledge and authority to make this declaration and that the information is correct. 

APPLICANT SIGNATURE: _________________________________________________ 

PRINTED NAME:              _________________________________________________ 

DATE:                                __________________________________________________ 
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Leo Pilachowski - Petition for Appeal of the 2/17/2023 determination by Eric Greulich that Alleges 

Violations of the UDO. 

 

In an email of Friday, 2/17,2023, Eric Greulich, a Senior Zoning Planer with the City of Bloomington’s 

Department of Planning and Transportation, determines and alleges that there are violations of the UDO 

at 2028 E 1
st
 Street where a new single family dwelling is located.  The alleged violations are “that the 

sidewalk and tree plot with street trees has (sic) not been constructed.”  We contend that this 

determination is incorrect and we appeal to the Bloomington Board of Zoning Appeals (BZA). 

 

1.) An adequate, five foot wide tree plot is not able to be located along the S High Street frontage.  In an 

email of 7/7/2023 Eric Greulich stated: 

 

“The Transportation Plan dictates the standards for alternative transportation improvements and the 

minimum width of sidewalks was increased to 6' in width. The sidewalk still needs to be one foot inside 

the right-of-way and it is fine if the tree plot only becomes 2' wide. Obviously trees could not be planted 

in a 2' wide tree plot, so no trees are required in that instance. If you want to have a 5' tree plot so that you 

can plant street trees, we can still work towards that; however that would mean that the sidewalk would 

be pushed onto your property and a pedestrian easement would be required.” 

 

Thus, a five foot wide tree plot with trees is not required. 

 

2.) Contrary to the email above, the UDO 20.04.080(f)(3)(B) states: 

 

“If a tree plot is not available, then the street trees shall be planted within the front yard immediately 

adjacent to the street.” 

 

However, the UDO 20.04.080(c)(3)(F)ii. allows for "the substitution of required landscape with existing 

vegetation.”  In an email of 5/9/2021 to Eric Greulich about our draft site plan, we stated out intention “to 

substitute the tree credits of three existing qualified deciduous trees for the required street trees along East 

1st and South High Streets.”  This contention was not disqualified and the site plan submitted for the 

building permit was approved by the City with the statement, in bold letters on the upper right side: 

 

“Existing west walnut, honeylocust, and hickory trees to count toward, the street tree requirement (4 on  

1st St and 5 on High St).” 

 

Since the site plan so noted was approved, the street trees along S High Street are not required.  
However, we will probably plant more trees along the street frontages as part of the final landscape plan. 

 

3.) We are not questioning the City’s power to require a sidewalk in the S High Street abutting right-of-

way.  We are not questioning the City’s power to require the owners of the site abutting the S High Street 

right-of-way to pay for any sidewalk if the proper procedure is followed.  However, Eric Gruelich stated 

and determined in his 2//17/2023 email that “It is the property owner's responsibility to install” the 

sidewalk.  We contend that this is incorrect. 

 

Indiana has a “Home Rule” statute that grants broad powers to municipalities. However, these broad 

powers have some limits.  In particular IC 346-1-3-6 reads: 

 

“Sec. 6. (a) If there is a constitutional or statutory provision requiring a specific manner for exercising a 

power, a unit wanting to exercise the power must do so in that manner.” 
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Although there are many avenues in the Indiana Code for funding the construction of an off-site sidewalk, 

there is but one section in the Indiana Code that speaks to the power of a municipality to request that an 

abutting property owner construct an off-site sidewalk.  This is IC 36-9-36-17, part of what entitled 

Barrett Law funding: 

 

“IC 36-9-36-17 Construction or repair of sidewalks and curbs; notice to abutting property owner of 

order requiring construction or repair 
  (a) The works board may require the owners of abutting property to construct or repair the owners' own 

sidewalks or curbs if the works board: 

       (1) desires to improve or repair any sidewalks or curbs in the unit; and 

       (2) adopts a final resolution to that effect. 

    (b) The works board must give notice of the order concerning the construction or repair to the abutting 

property owners in person or by mail. Mailing of notices to owners as the names of the owners appear on 

the assessor's books of the county in which the land is located complies with this requirement. 

    (c) A property owner has thirty (30) days from the date of the notice to construct the sidewalks or curbs 

or make the repairs as required by the notice. 

    (d) If a property owner fails to comply with the order, the works board may have the sidewalk or curb 

constructed or repaired by an independent contractor.” 

 

This is the only manner in which a municipality may request an abutting property owner construct an off-

site sidewalk.  This manner (part (d)) allows the abutting property owner the option not to construct the 

requested sidewalk.  Subsequent sections proscribe the manner in which the abutting property owner is 

then required to pay for the construction. 

 

Unlike Eric Greulich’s assertion, the UDO does not explicitly say that the property owner must install or 

have installed the required off-site sidewalk.  If the City and the BZA interpret the UDO to say that the 

property owner is required to construct the off-site sidewalk in a manner not the same as that proscribed 

by the Indiana Code, then this provision of the UDO is invalid.  We ask that the BZA resolve this issue 

by finding that there is no zoning violation on the part of the property owners as result of the 

sidewalk not having been constructed.  The BZA may direct the Planning Department, if the 

Planning Department desires the off-site sidewalk to be constructed, to request that the 

Bloomington Works Board to proceed in the manner proscribed by the Indiana Code 36-9-36-17. 
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