
CITY OF BLOOMINGTON

PLAT COMMITTEE 

December 11, 2023 @ 4:00 p.m.

401 N. Morton Street
Kelly Conference Room #155 & via Zoom:

https://bloomington.zoom.us/j/86714253039?pwd=SXJ2bmNwRFhLeVZSR
W44TVI0T3hZUT09

Meeting ID: 867 1425 3039
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**Next Meeting Date: January 8, 2024  Updated: 12/8/2023 
 
The City is committed to providing equal access to information. However, despite our efforts, at 
times, portions of our board and commission packets are not accessible for some individuals. If 
you encounter difficulties accessing material in this packet, please contact the Melissa 
Hirtzel at hirtzelm@bloomington.in.gov and provide your name, contact information, and a 
link to or description of the document or web page you are having problems with 
 
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 
PLAT COMMITTEE           401 N. Morton Street, City Hall 
December 11, 2023 at 4:00 p.m.                                               Kelly Conference Room #155 
 

 
 
HYBRID MEETING:  
 
https://bloomington.zoom.us/j/86714253039?pwd=SXJ2bmNwRFhLeVZSRW44TVI
0T3hZUT09 
 
Meeting ID: 867 1425 3039   Password:  064896 
 
PETITION MAP:  https://arcg.is/1LOzWP0 
 
 
 
ROLL CALL 
 
MINUTES TO BE APPROVED:  September 11, 2023 
     
REPORTS, RESOLUTIONS, AND COMMUNICATIONS:  
 
PETITIONS:    
 
DP-37-23 Michael Flory 
  913 W. 11tth Street 
  Parcel: 53-05-32-110-001.000-005 

Request: Primary plat approval of a two-lot subdivision of 0.20 acres in the 
Residential Small Lot (R3) zoning district.  
Case Manager: Eric Greulich 

 
DP-40-23 Don Griffin 
  910 W. Ralston 
  Parcel: 53-08-08-403-136.000-009 

Request: Subdivision of 1.09 acres in the Residential Medium Lot (R2) zoning 
district. Case Manager: Katie Gandhi  
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BLOOMINGTON PLAT COMMITTEE CASE #: DP-37-23 / PLAT2023-09-0011 
STAFF REPORT DATE: December 11, 2023 
Location: 913 W. 11th Street 
 
PETITIONER: Michael Flory 

913 W. 11th Street, Bloomington, IN 
 
CONSULTANT: Smith Design Group 

1467 W. Arlington Rd, Bloomington, IN 
 
REQUEST: The petitioner is requesting primary plat approval to allow a two-lot subdivision of 
0.20 acres in the Residential Small Lot (R3) zoning district. The petitioner has requested secondary 
plat approval be delegated to staff. 
 
BACKGROUND: 
Area: 0.20 acres  
Current Zoning: Residential Small Lot (R3) 
Comprehensive 
Plan Designation: Neighborhood Residential 
Existing Land Use: Dwelling, single-family (detached) 
Proposed Land Use: Dwelling, single-family (detached) 
Surrounding Uses: North – Dwelling, single-family (detached) 

West  – Dwelling, single-family (detached) 
East  – Dwelling, single-family (detached) 
South  – Dwelling, single-family (detached) 

 
REPORT: The property is located at 913 W. 11th Street and is zoned Residential Small Lot (R3). 
The property and all surrounding properties are located in the Residential Small Lot (R3) zoning 
district. The property has frontage on 11th Street to the north and Cottage Grove to the south. The 
property has been developed with one single family residence and detached garage. All 
surrounding properties also contain detached single-family dwellings. 
 
The petitioner is proposing to subdivide the existing property into two lots. Lot #5A would contain 
the existing house, which is intended to remain. Lot #5B would be sold and would have the existing 
detached garage which would either need to be removed or used in conjunction with an approved 
single family residence since an accessory structure is not allowed on a lot by itself. 
 
No new public streets are proposed with the subdivision. There are existing 5’ wide monolithic 
sidewalks on both frontages that have been determined to be in functional condition and are 
allowed to remain. Two street trees are required along both frontages and will be shown with the 
secondary plat. The petitioner is requesting the approval of two minor modifications with this plat 
for a reduction in the minimum lot area and rear yard setback for the garage to be used as a possible 
dwelling unit. The UDO allows a maximum 10% reduction from the minimum required lot area 
and in the R3 district, the minimum lot area is 5,000 square feet. The two proposed lots are 4,505 
square feet each and would be allowed with the requested minor modification. The second 
requested modification is in regards to the existing accessory structure and the petitioner would 
like to keep open the possibility of this structure being converted into a dwelling unit. However, 
the structure is shown to be approximately 23’3” from the proposed lot line and would not meet 
the 25’ rear yard setback if it was used as a primary dwelling unit. The UDO allows for a 25% 
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reduction which would allow for an up to 6.3’ reduction, the proposed 1.3’ reduction therefore 
falls into the allowable range. 
 
20.06.060(b)(3)(E) PRIMARY PLAT REVIEW: The Plan Commission or Plat Committee shall 
review the primary subdivision petition and approve, approve with conditions, or deny the petition 
in accordance with Section 20.06.040(g) (Review and Decision), based on the general approval 
criteria in Section 20.06.040(d)(6) (Approval Criteria) and the following standards: 

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

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

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

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

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

vi. All subdivision proposals shall ensure safe access into/out of SFHA for pedestrians and 
vehicles (especially emergency responders). 

 
PROPOSED FINDING: The subdivision proposal is consistent with the need to minimize flood 
damage. The site is not located in a Special Flood Hazard Area (SFHA). The site currently has 
adequate drainage to reduce exposure to flood hazards. This two-lot subdivision and associated 
improvements will not significantly reduce or impair the current adequacy of drainage. The site 
has public utilities along both frontages and no problems have been identified with connecting to 
those facilities. 
 
20.06.040(d)(6)(B) General Compliance Criteria 

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

 
PROPOSED FINDING: The primary plat complies with all of the requirements of the UDO with 
the exception of the two requested minor modifications. The plat is compliant with the 
Transportation Plan and deviation allowed within the Transportation Plan in regards to the required 
amount of dedicated right-of-way. There are no other known applicable regulations that would 
apply to this subdivision. Final approval from the City of Bloomington Utilities Department is 
required prior to the issuance of any permits. There are no prior approvals applicable to the site. 
 
20.06.040(d)(6)(D) Additional Criteria Applicable to Primary Plats and Zoning Map 
Amendments (Including PUDs) 

i. Consistency with Comprehensive Plan and Other Applicable Plans 
The proposed use and development shall be consistent with and shall not interfere 
with the achievement of the goals and objectives of the Comprehensive Plan and 
any other adopted plans and policies. 

ii. Consistent with Intergovernmental Agreements 
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The proposed use and development shall be consistent with any adopted 
intergovernmental agreements and shall comply with the terms and conditions of 
any intergovernmental agreements incorporated by reference into this UDO. 

iii. Minimization or Mitigation of Adverse Impacts 
1. The proposed use and development shall be designed to minimize negative 

environmental impacts and shall not cause significant adverse impacts on the 
natural environment. Examples of the natural environment include water, air, noise, 
stormwater management, wildlife habitat, soils, and native vegetation. 

2. The proposed use and development shall not result in the excessive destruction, loss 
or damage of any natural, scenic, or historic feature of significant importance. 

3. The proposed use and development shall not result in significant adverse fiscal 
impacts on the city. 

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 

iv. Adequacy of Road Systems 
1. Adequate road capacity must exist to serve the uses permitted under the proposed 

development, and the proposed use and development shall be designed to ensure 
safe ingress and egress onto the site and safe road conditions around the site, 
including adequate access onto the site for fire, public safety, and EMS services. 

2. The proposed use and development shall neither cause undue traffic congestion nor 
draw significant amounts of traffic through residential streets. 

v. Provides Adequate Public Services and Facilities 
Adequate public service and facility capacity shall exist to accommodate uses 
permitted under the proposed development at the time the needs or demands arise, 
while maintaining adequate levels of service to existing development. Public 
services and facilities include, but are not limited to, streets, potable water, sewer, 
stormwater management structures, schools, public safety, fire protection, libraries, 
and vehicle/pedestrian connections and access within the site and to adjacent 
properties. 

vi. Rational Phasing Plan 
If the petition involves phases, each phase of the proposed development shall 
contain all of the required streets, utilities, landscaping, open space, and other 
improvements that are required to comply with the project’s cumulative 
development to date and shall not depend upon subsequent phases for those 
improvements 

 
PROPOSED FINDING: The proposed plat is consistent with the Comprehensive Plan, allowing 
new infill development in a centrally located neighborhood that “respect[s] the prevailing character 
and development pattern of adjacent properties” (2018 Comprehensive Plan, page 84). There are 
no expected adverse impacts as a result of this plat. The proposed plat allows the creation of a new 
lot that is consistent with the pattern of development within this neighborhood. Other lots have 
been subdivided in this area to create new lots along Cottage Grove in the same manner as this 
proposal. The proposed plat preserves the existing house and allows for the possible preservation 
of the existing accessory structure to be converted into a possible dwelling unit. The existing road 
system, public services, and public facilities, including existing pedestrian facilities, are adequate 
to support all allowed uses. No phasing of the plat is expected. 
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PLAT REVIEW: The proposed subdivision is following the Infill Subdivision (IS) design 
standards. 
 
Infill Subdivision Standards: 

 
Parent tract size: No minimum parent tract size. The maximum parent tract size is 3 acres. 
The parent tract is 0.22 acres, which is less than the maximum. 
 
Open space required: Not required. The proposal does not dedicate any open space. 
 
Lots served by alleys: Not required, however both lots have direct access to an existing 
alley on the east side. Access to any parking areas will be required to come from the alley. 
 
Block length: Not required. No new blocks are created by the proposal. 
 
Cul-de-sac length: Not permitted. No new culs-de-sac are proposed. 
 
Transportation facilities: As mentioned previously, there are existing 5’ wide monolithic 
sidewalks on both frontages that have been determined to be in functional condition. The 
Planning and Transportation Department Director has determined that these are allowed to 
remain in their current location and configuration. 
 
On-street parking: Not required, but where provided shall comply with City standards. 
On-street parking is prohibited on 11th Street and is allowed on the north side of Cottage 
Grove.  
 
Tree plot width: There are existing sidewalks along both frontages with no tree plot. The 
Planning and Transportation Department Director has approved the existing facilities to 
remain and therefore not have a new tree plot installed. The required street trees will be 
installed behind the existing sidewalks and will be part of the secondary plat approval. 
 

Lot Establishment Standards: 
 
Lot area and lot width: In the R3 zoning district, the minimum lot size is 5,000 square 
feet and the minimum lot width is 50 feet. The proposed lots meet the minimum 50’ lot 
width requirement and have requested the approval of a minor modification to allow the 
lots to be 4,500 square feet rather than the 5,000 square feet that is required. The proposed 
modification is within the 10% reduction allowed. The proposed lot sizes allow adequate 
area for a new residence to be constructed and meet all other UDO standards. In addition, 
the proposed reduced lot sizes are consistent with other lots in this area and are therefore 
appropriate. 
 
Lot shape: All lots meet the UDO requirement for regular lot size and a depth-to-width 
ratio not to exceed four to one.  
 
Lot access: All new residential lots shall have frontage on a public street right-of-way. 
Both proposed lots have frontage on existing public street right-of-way. Access to any 
parking areas shall come from the improved alley along the east side of the site. 
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Setbacks for the existing structure: As mentioned previously, the petitioner is requesting 
the use of a minor modification to allow for a reduced rear yard setback to allow the 
existing accessory structure shown on Lot #5B to remain and approve a reduced setback to 
allow for a 23’3” setback. This reduced setback is minor in nature and would not cause any 
adverse impacts on adjacent properties. The Department finds this request appropriate. 

 
Stormwater Standards: All proposed subdivisions shall provide for the collection and 
management of all surface water drainage, and all subdivision requests shall include the submittal 
of a drainage plan to the City of Bloomington Utilities (CBU). No on-site drainage facilities have 
been requested by CBU. Both lots drain to the south (to Cottage Grove) and there are existing 
stormwater inlets along Cottage Grove to handle stormwater drainage. 
 
Right-of-Way Standards: 

 
ROW width: No new public streets are proposed. The Transportation Plan requires a 60-
foot-wide right-of-way for Cottage Grove and 74’ of right-of-way for 11th Street. The 
Transportation Plan allows for deviations from the standards contained within it, including 
the amount of right-of-way required to be dedicated. The Department has analyzed several 
factors along 11th Street that complicate the full dedication of right-of-way including 
previous subdivisions that have dedicated right-of-way, the width of existing right-of-way, 
and the location of existing structures along the corridor (including the location of the 
existing house on this lot) that exist within the proposed 74’ right-of-way along the 
corridor. Based on these factors it has been determined that 32.5’ of right-of-way 
dedication is appropriate at this location. Cottage Grove is required to have 60’ of right-of-
way (30’ from centerline) and there is only 18’ of right-of-way from centerline currently. 
The petitioner will be dedicating an additional 12’ of right-of-way on Cottage Grove to 
achieve the 30’ from centerline that is required.  
 
Pedestrian facilities and tree plot:  
 
Cottage Grove is designated as a Neighborhood Residential street typology in the 
Transportation Plan and required to have 6’ sidewalk and 5’ tree plot. 11th Street is 
classified as a Neighborhood Connector typology and required to have a 7’ sidewalk and 
8’ tree plot. The property has a 5’ wide monolithic sidewalk on both frontages. The 
Department has analyzed both facilities and determined them to be in functional condition 
and therefore allowed to remain without being required to install the required tree plot. The 
required street trees will be installed behind the existing sidewalks. 
 
Street trees: Both frontages would be required to install 3 large canopy street trees. There 
are existing overhead utlity lines along 11th Street and therefore small or medium trees are 
allowed be installed along that frontage. 
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Environmental Considerations: There are no known steep slopes, karst features, or wetlands on 
the site. There are no portions of the site that have been deemed to be a closed canopy and subject 
to the tree preservation standards. 
 
Utilities: There are existing utilities along both frontages and no problems have been identified 
connecting to those utilities. Approval from the City of Bloomington Utility Department is 
required prior to any new connections.  
 
CONCLUSION: As mentioned previously, the petitioner is requesting to utilize two minor 
modifications to allow a reduced lot size and reduced rear yard building setback. The Department 
finds that both of these requested modifications are appropriate. The proposed subdivision 
complies with all standards in UDO with the approval of the modifications. The small two-lot 
subdivision is appropriate in-fill development within an already developed neighborhood. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plat 
Committee adopt the proposed findings and approve the primary plat of DP-36-23 with the 
following condition: 
 

1. Secondary plat approval is delegated to staff. 
2. With this petition, a rear yard setback modification is approved to allow for the existing 

accessory structure to utilize the existing setback. Any new construction must meet all 
UDO standards. 

3. The accessory structure must either be removed or a permit issued for a use on Lot #5B 
within 6 months of the recording of the secondary plat. 
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BLOOMINGTON PLAT COMMITTEE CASE #: DP-40-23 / PLAT2023-10-0013 
STAFF REPORT DATE: December 11, 2023 
Location: 910 W Ralston Drive (parcel #53-08-08-403-136.000-009) 
 
 
PETITIONER: Suzanne Young 

2315 Moores Pike 
 
CONSULTANT: Don Griffin 

735 S College Ave 
 
REQUEST: The petitioner is requesting primary plat approval to allow a four-lot subdivision in 
the Residential Medium Lot (R2) zoning district. 
 
BACKGROUND: 
Area: 1.04 acres (.94 acres after right-of-way dedication) 
Current Zoning: Residential Medium Lot (R2) 
Comprehensive 
Plan Designation: Mixed Urban Residential 
Existing Land Use: Dwelling, single-family (detached) 
Proposed Land Use: Dwelling, single-family (detached)  
Surrounding Uses: North – Dwelling, single-family (detached) 

West  – Dwelling, single-family (detached) 
East  – Dwelling, single-family (detached) 
South  – Dwelling, single-family (detached) 

 
REPORT: The property is located at 910 W Ralston Drive and is zoned Residential Medium Lot 
(R2). The property and all surrounding properties are located in the Residential Medium Lot (R2) 
zoning district. The property has frontage on S Banta Avenue to the west and W Ralston Drive to 
the south. The property has been developed with one single family residence and detached garage. 
All surrounding properties also contain detached single-family dwellings. 
 
The petitioner is proposing to subdivide the existing property into four lots. Lots 176 A, B and C 
will initially be vacant. In the future, these lots may be developed with any use allowed under the 
Unified Development Ordinance (UDO) in the R2 zoning district, or whichever zoning district is 
applicable at that time. Lot 176D would contain the existing house and detached garage, which are 
intended to remain. And an existing wood shed located on proposed Lot 176B would not meet new 
setback standards and will be removed as part of this subdivision.  
 
No new public streets are proposed with the subdivision. Public right-of-way will be dedicated in 
order to establish a 30 foot right-of-way, as required by the current UDO, perpendicular to and 
parallel with the existing centerlines on the east side of S Banta Avenue and the north side of W 
Ralston Drive. New six-foot-wide sidewalks and tree plots will be installed on both street 
frontages, in compliance with the Transportation Plan. Safety ramps will be installed at the 
intersection of S Banta Avenue and W Ralston Drive at the southwest corner of proposed Lot 
176C. Eight (8) large canopy street trees are required in the tree plot along S Banta Avenue and 
six (6) large canopy street trees are required in the tree plot along W Ralston Drive and will be 
shown with the secondary plat. 
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20.06.060(b)(3)(E) PRIMARY PLAT REVIEW: The Plan Commission or Plat Committee shall 
review the primary subdivision petition and approve, approve with conditions, or deny the petition 
in accordance with Section 20.06.040(g) (Review and Decision), based on the general approval 
criteria in Section 20.06.040(d)(6) (Approval Criteria) and the following standards: 

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

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

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

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

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

vi. All subdivision proposals shall ensure safe access into/out of SFHA for pedestrians and 
vehicles (especially emergency responders). 

 
PROPOSED FINDING: The site is not located in a Special Flood Hazard Area (SFHA) and the 
risk of flood hazards is low. The subdivision proposal is being further assessed by City of 
Bloomington Utilities (CBU) for its consistency with the need to minimize flood damage.  
______________________________________________________________________________ 
20.06.040(d)(6)(B) General Compliance Criteria 

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

 
PROPOSED FINDING: The primary plat complies with all of the requirements of the UDO. The 
plat is compliant with the Transportation Plan. There are no other known applicable regulations 
that would apply to this subdivision. Final approval from CBU Department is required prior to the 
issuance of any permits. There are no prior approvals applicable to the site. 
______________________________________________________________________________ 
20.06.040(d)(6)(D) Additional Criteria Applicable to Primary Plats and Zoning Map 
Amendments (Including PUDs) 

i. Consistency with Comprehensive Plan and Other Applicable Plans 
The proposed use and development shall be consistent with and shall not interfere 
with the achievement of the goals and objectives of the Comprehensive Plan and 
any other adopted plans and policies. 

ii. Consistent with Intergovernmental Agreements 
The proposed use and development shall be consistent with any adopted 
intergovernmental agreements and shall comply with the terms and conditions of 
any intergovernmental agreements incorporated by reference into this UDO. 

iii. Minimization or Mitigation of Adverse Impacts 
1. The proposed use and development shall be designed to minimize negative 

environmental impacts and shall not cause significant adverse impacts on the 
natural environment. Examples of the natural environment include water, air, noise, 
stormwater management, wildlife habitat, soils, and native vegetation. 
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2. The proposed use and development shall not result in the excessive destruction, loss 
or damage of any natural, scenic, or historic feature of significant importance. 

3. The proposed use and development shall not result in significant adverse fiscal 
impacts on the city. 

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 

iv. Adequacy of Road Systems 
1. Adequate road capacity must exist to serve the uses permitted under the proposed 

development, and the proposed use and development shall be designed to ensure 
safe ingress and egress onto the site and safe road conditions around the site, 
including adequate access onto the site for fire, public safety, and EMS services. 

2. The proposed use and development shall neither cause undue traffic congestion nor 
draw significant amounts of traffic through residential streets. 

v. Provides Adequate Public Services and Facilities 
Adequate public service and facility capacity shall exist to accommodate uses 
permitted under the proposed development at the time the needs or demands arise, 
while maintaining adequate levels of service to existing development. Public 
services and facilities include, but are not limited to, streets, potable water, sewer, 
stormwater management structures, schools, public safety, fire protection, libraries, 
and vehicle/pedestrian connections and access within the site and to adjacent 
properties. 

vi. Rational Phasing Plan 
If the petition involves phases, each phase of the proposed development shall 
contain all of the required streets, utilities, landscaping, open space, and other 
improvements that are required to comply with the project’s cumulative 
development to date and shall not depend upon subsequent phases for those 
improvements 

 
PROPOSED FINDING: The proposed plat is consistent with the Comprehensive Plan, allowing 
new infill development in a centrally located neighborhood that “respect[s] the prevailing character 
and development pattern of adjacent properties” (2018 Comprehensive Plan, page 84). There are 
no expected adverse impacts as a result of this plat. The existing road system, public services, and 
public facilities, including existing pedestrian facilities, are adequate to support all allowed uses. 
Based on the drainage report, there is concern from CBU that stormwater from one proposed lot 
may affect the structures on other proposed lots. Stormwater drainage plans will be addressed with 
the building permits for each lot. No phasing of the plat is expected.  
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PLAT REVIEW: The proposed subdivision is following the Infill Subdivision (IS) design 
standards. 
 
Infill Subdivision Standards: 

 
Parent tract size: No minimum parent tract size. The maximum parent tract size is 3 acres. 
The parent tract is 0.71 acres, which is less than the maximum. 
 
Open space required: Not required. The proposal does not dedicate any open space. 
 
Lots served by alleys: Not required. The proposal does not include any lots served by 
alleys. 
 
Block length: Not required. No new blocks are created by the proposal. 
 
Cul-de-sac length: Not permitted. No new culs-de-sac are proposed. 
 
Transportation facilities: Required to meet Transportation Plan guidance. The 
Transportation Plan calls for a 60-foot-wide right-of-way for W Ralston Drive and S Banta 
Ave – 30 feet from the centerline of each road. The proposed plat dedicates additional new 
public right-of-way width to bring the east side of S Banta Ave and the north side of W 
Ralston Drive up to the required width. 
 
On-street parking: Not required, but where provided shall comply with City standards. 
On-street parking is not prohibited on S Banta Avenue or W Ralston Drive adjacent to the 
proposed subdivision. No site improvements for on-street parking are proposed. 
 
Tree plot width: Required per Transportation Plan. The proposal provides a five-foot-
wide tree plot along the entire frontage of both lots, as called for in the Transportation Plan. 
 
Sidewalk/multiuse path width: Required per Transportation Plan. The proposal provides 
a six-foot-wide sidewalk along the entire frontage of both lots, as called for in the 
Transportation Plan. 

 
Lot Establishment Standards: 

 
Lot area and lot width: In the R2 zoning district, the minimum lot size is 7,200 square 
feet or 0.165 acres and the minimum lot width is 60 feet.  

 Proposed lot 176A is approximately .24 acres in area with approximately 60.06 feet 
of lot width.  

 Proposed lot 176B is approximately .25 acres in area with 60.06 feet of lot width.  
 Proposed lot 176C is approximately .20 acres in area with 63.58 feet of lot width. 
 Proposed lot 176D is approximately .25 acres in area with 99.89 feet of lot width. 

The proposed lots comply with standards for lot area and lot width. 
 
Lot shape: All lots shall be designed with a depth-to-width ratio not to exceed four to one 
(4 to 1).  

 Proposed lot 176A has a depth-to-width ratio of approximately 2.91 to 1. 
 Proposed lot 176B has a depth-to-width ratio of approximately 2.99 to 1. 
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 Proposed lot 176C has a depth-to-width ratio of approximately 1.72 to 1. 
 Proposed lot 176D has a depth-to-width ratio of approximately 1.09 to 1. 

 
Lot access: All new residential lots shall have frontage on a public street right-of-way. 
Proposed lot 176A, 176B, and 176C have frontage on the existing public street right-of-
way of S Banta Avenue. Proposed lot 176C and 176D have frontage on the existing public 
street right-of-way of W Ralston Drive. 
 
Setbacks for the existing structure: The existing house is located approximately 20 feet 
from the proposed front property line of lot 176D, which is more than the required 
minimum front setback of 15 feet in the R2 zoning district. 

 
Stormwater Standards: All proposed subdivisions shall provide for the collection and 
management of all surface water drainage, and all subdivision requests shall include the submittal 
of a drainage plan to the City of Bloomington Utilities (CBU). The petitioner submitted a drainage 
plan and report to CBU on November 22, 2023.  
 
Right-of-Way Standards: 

 
ROW width: No new public streets or rights-of-way are proposed. Existing streets are 
required to meet guidance in the Transportation Plan. Both S Banta Ave and W Ralston Dr 
are designated as the Neighborhood Residential street typologies in the Transportation 
Plan, which require a 60-foot-wide right-of-way (30 feet from centerline). Dedication of 
additional right-of-way width on both S Banta Avenue and on W Ralston Drive is required 
in order to achieve a 30-foot right-of-way from the centerline of each road. The proposed 
plat dedicates additional right-of-way width along both streets, bringing each street up to 
the proposed 30 feet from the center of the right-of-way. 
 
Pedestrian facilities and tree plot: Public improvements in the public right-of-way, 
including newly dedicated right-of-way, are required to comply with the standards in the 
Transportation Plan. Both S Banta Avenue and W Ralston Drive are designated as the 
Neighborhood Residential street typology in the Transportation Plan. The design 
parameters in table 5 of the Transportation Plan call for a six-foot-wide sidewalk and a 
five-foot-wide greenscape (tree plot) between the sidewalk and the curb (or edge of 
pavement) on Neighborhood Residential Streets. The proposed plat provides the required 
six-foot-wide sidewalk and five-foot-wide tree plot along the entire frontage of both lots. 
 
Street trees: The property frontage along S Banta Avenue is 210.52 feet, which requires 
at least eight large street trees. The property frontage along W Ralston Drive is 163.47 feet, 
which requires at least six large street trees. Large street trees must be planted at least 10 
feet from public utility lines; where this isn't possible, medium or small street trees can be 
planted instead, in a quantity at least double the requirement for large trees.  
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Environmental Considerations: There are no known karst features, waterbodies, or wetlands on 
the site. Lot 176D includes approximately 500 square feet of steep sloping. The existing site has 
two existing interior trees – one on Lot 176A and the other on Lot 176C. Additionally, six street 
trees have recently been planted along S Banta Ave; however, their current health is unknown. 
 
Utilities: The existing house on proposed Lot 176D is served by existing public water and sewer 
connections. New public sewer connections are approved by CBU to serve up to five parcels at 
this site. 
 
CONCLUSION: The proposed subdivision complies with all standards in UDO. This four-lot 
subdivision is appropriate in-fill development within an already developed neighborhood. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plat 
Committee adopt the proposed findings and approve the primary plat of DP-40-23 / PLAT2023-
10-0013 with the following condition: 
 

1. The wood shed located on Lot 176 B is to be removed before the recording of the 
secondary plat as it would not meet new setback standards.  

2. Drainage plan approval is required by CBU. 
3. Secondary plat approval is delegated to staff. 
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Duke Energy

1100 West Second Street

Bloomington, IN 47403

August 1, 2023

Rachel LaGrange
rachel@leanong.com
812-320-4605

To Whom it may concern,

We are pleased to learn of your proposed project at 910 W Ralston Dr, Bloomington, IN.

Duke Energy will provide electric service within Duke Energy’s service area boundaries, 
as prescribed by the tariffs on file with the Indiana Utility Regulatory Commission. Duke 
Energy will extend electric lines for your development at no cost, so long as the estimated 
cost to serve does not exceed the estimated revenues generated by your project. 

Please call 1-800-774-0246 to set up an Engineering appointment for one of our 
representatives to meet with you on site. 

If I can be of further assistance, please call me at 1-812-340-8107.

Sincerely,

Cameron West
Engineering Technologist III – Distribution Design
Bloomington Operations Center
Cell: 812-340-8107
cameron.west@duke-energy.com@
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DRAINAGE ANALYSIS:  
910 W RALSTON - PROPOSED SUBDIVISION 

ZONE: MEDIUM RESIDENTIAL LOT (R2) 

CURRENT IMPERVIOUS COVERAGE = 5.01% (2270.44 SQ FT.) 

MAXIMUM IMPERVIOUS COVERAGE ALLOWED = 40% (18121 SQ FT.) 

 

HYDROGRAPH RESULTS: 

PEAK FLOW FROM WATERSHED: 93.78 CFS 

PEAK FLOW FROM PROPERTY (5% IMPERVIOUS): 5.696 CFS 

PEAK FLOW FROM PROPERTY (40% IMPERVIOUS) : 7.240 CFS 

POTENTIAL CHANGE IN PEAK FLOW FROM PROPERTY: 1.544 CFS 

 

CHANNEL SIZING: 

MAXIMUM FLOW ALLOWABLE BY EXISTING DRAINAGE PATH: 390.78 CFS 

TOTAL POTENTIAL FLOW FROM WATERSHED AND PROPERTY: 100.12 CFS 
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DRAINAGE AREA LEADING TO CHANNEL NORTHEAST OF PROPERTY 

 
WATERSHED AREA: 960,672 SQ FT. (22.05 ACRES) 

 

  

WATERSHED 

PROPERTY 
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SOIL GROUPS SURROUNDING PROPERTY 

 
SOIL GROUP: B 

WATERSHED CURVE NUMBER: 75 
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Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2024 Tuesday, 11 / 21 / 2023

Hyd. No. 1
RALSTON WATERSHED

Hydrograph type =  SCS Runoff Peak discharge =  93.78 cfs
Storm frequency =  100 yrs Time to peak =  726 min
Time interval =  2 min Hyd. volume =  323,741 cuft
Drainage area =  22.050 ac Curve number =  75
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  TR55 Time of conc. (Tc) =  22.60 min
Total precip. =  6.80 in Distribution =  Type II
Storm duration =  24 hrs Shape factor =  484

1
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RALSTON WATERSHED
Hyd. No. 1 -- 100 Year

Hyd No. 1
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TR55 Tc Worksheet
2

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2024

Hyd. No. 1
RALSTON WATERSHED

Description A B C Totals

Sheet Flow
Manning's n-value =  0.150 0.011 0.011
Flow length (ft) =  280.0 0.0 0.0
Two-year 24-hr precip. (in) =  3.07 0.00 0.00
Land slope (%) =  2.90 0.00 0.00

Travel Time (min) = 19.65 + 0.00 + 0.00 = 19.65

Shallow Concentrated Flow
Flow length (ft) =  330.00 0.00 0.00
Watercourse slope (%) =  6.10 0.00 0.00
Surface description =  Unpaved Paved Paved
Average velocity (ft/s) =3.98 0.00 0.00

Travel Time (min) = 1.38 + 0.00 + 0.00 = 1.38

Channel Flow
X sectional flow area (sqft) =  15.00 0.00 0.00
Wetted perimeter (ft) =  10.00 0.00 0.00
Channel slope (%) =  3.20 0.00 0.00
Manning's n-value =  0.050 0.015 0.015
Velocity (ft/s) =6.99

0.00
0.00

Flow length (ft) ({0})670.0 0.0 0.0

Travel Time (min) = 1.60 + 0.00 + 0.00 = 1.60

Total Travel Time, Tc .............................................................................. 22.60 min
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Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2024 Tuesday, 11 / 21 / 2023

Hyd. No. 2
5% IMPERV

Hydrograph type =  SCS Runoff Peak discharge =  5.696 cfs
Storm frequency =  100 yrs Time to peak =  716 min
Time interval =  2 min Hyd. volume =  11,499 cuft
Drainage area =  1.040 ac Curve number =  68
Basin Slope =  7.0 % Hydraulic length =  301 ft
Tc method =  LAG Time of conc. (Tc) =  6.48 min
Total precip. =  6.80 in Distribution =  Type II
Storm duration =  24 hrs Shape factor =  484
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32



Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2024 Tuesday, 11 / 21 / 2023

Hyd. No. 3
40% IMPERV

Hydrograph type =  SCS Runoff Peak discharge =  7.240 cfs
Storm frequency =  100 yrs Time to peak =  716 min
Time interval =  2 min Hyd. volume =  14,817 cuft
Drainage area =  1.040 ac Curve number =  77
Basin Slope =  7.0 % Hydraulic length =  301 ft
Tc method =  LAG Time of conc. (Tc) =  5.05 min
Total precip. =  6.80 in Distribution =  Type II
Storm duration =  24 hrs Shape factor =  484
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