
CITY OF BLOOMINGTON 

PLAN COMMISSION 

November 4, 2024, 5:30 P.M. 
Council Chambers, Room #115 

Hybrid Zoom Link:  
https://bloomington.zoom.us/j/82362340978?pwd=ZnExeVNaSUN
GVGdZQTJHNjBBb3M0UT09 

Meeting ID:  823 6234 0978 Passcode:   622209 
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**Next Meeting November 4, 2024       Last Updated:  11/1/2024 
 
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.   
 
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. 
 

CITY OF BLOOMINGTON 
PLAN COMMISSION (Hybrid Meeting)  
City Council Chambers, 401 N Morton Street Bloomington – Room #115 
November 4, 2024 at 5:30 p.m. 
 
Virtual Link:  
 
https://bloomington.zoom.us/j/82362340978?pwd=ZnExeVNaSUNGVGdZQTJHNjBBb3
M0UT09 
 
Meeting ID:  823 6234 0978 Passcode:   622209 
 
Petition Map: https://arcg.is/05be9X1 
 
 
ROLL CALL 
 
MINUTES TO BE APPROVED:  October 7, 2024 
 
REPORTS, RESOLUTIONS AND COMMUNICATIONS: 
 
PETITIONS TABLED: 
 
SP-24-22 Cutters Kirkwood 123 LLC 
  115 E Kirkwood Ave 
  Parcel: 53-05-33-310-062.000-005 

Request: Major site plan approval to construct a 4-story building with 3 floors of 
residential units over a ground floor parking garage and retail space in the MD-CS 
zoning district. The upper floors will consist of 15 dwelling units for a total of 38 beds. 
Case Manager:  Jackie Scanlan 

 
ZO-34-23 City of Bloomington Planning and Transportation 
  Text Amendment 

Request: Text amendment related to Sign Standards and request for waiver of second  
hearing.  Case Manager: Jackie Scanlan 
 

PETITIONS: 
 
SP-42-24 Blake Rowe 
  1006 S. Walnut Street 
  Parcel: 53-08-04-300-104.000-009 
  Request: Site plan approval to allow the construction of a 33,000 square foot “storage, 
  self-service” building in the Mixed-Use Corridor (MC) zoning district.  

Case Manager: Eric Greulich 
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**Next Meeting November 4, 2024       Last Updated:  11/1/2024 
 
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.   
 
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. 
 

 
DP-44-24 Walnut Street Pike Development, LLC 
  3111 S. Walnut Street Pike 
  Parcel(s): 53-08-16-400-002.000-009 

Request: Primary plat approval for a 75 lot subdivision if 15.56 acres for a Common 
Area Development Plat for the Residential Medium Lot (R2) zoning district. The 
petitioner is requesting a waiver from the required second hearing.  

  Case Manager: Eric Greulich 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-42-24 
STAFF REPORT       DATE: November 4, 2024 
Location:  1006 S. Walnut Street 
 
PETITIONER: Brawley Investment Group, LLC 
   1643 N. Milwaukee Ave, Chicago, IL 
 
CONSULTANTS: Matt Ellenwood (Matte Black Architecture) 
   2021 E. Wexley Road, Bloomington, IN 
    
REQUEST: The petitioner is requesting site plan approval to allow the construction of a 33,000 
square foot “storage, self-service” building in the Mixed-Use Corridor (MC) zoning district. 
 
BACKGROUND: 
Area:     0.55 acres  
Zoning:    Mixed-Use Corridor (MC) 
Comp Plan Designation:  Urban Corridor/Gateway South 
Existing Land Use:  Vacant 
Proposed Land Use:   Storage, self-service   
Surrounding Uses:  North – Vehicle Sales/Rental (Budget Car Rental)   

West  – Vehicle Impound Storage (Auto Heaven) 
East  – Single and Multifamily dwelling units 
South  – Office 

 
REPORT: The petition site is located at the southwest corner of S. Walnut Street and W. Allen 
Street and is zoned Mixed-Use Corridor (MC). The site was previously developed with a retail 
building that was removed several years ago and is currently occupied by a concrete slab and 
asphalt parking area from that previous use. The site is under enforcement action because it does 
not meet vacant lot landscaping requirements. The 100-year floodplain of Clear Creek encroaches 
onto a portion of the western side of the site. No disturbance or encroachment into the floodplain 
is proposed or approved with this petition. 
 
The petitioner is requesting major site plan approval to allow the construction of a 33,000 square 
foot, four-story building that will be used for the use of “storage, self-service”. There will be one 
drivecut on Allen Street to access the parking and loading area that is located on the west side of 
the building. There is a portion of a previous drivecut on Walnut Street that will be removed. A 
new 10’ wide concrete sidewalk and 8’ tree plot with street trees will be installed along Walnut 
Street and a 6’ wide concrete sidewalk with a 5’ tree plot with street trees will be installed along 
Allen Street. A sidewalk connection has been shown from both the east and north facades of the 
building that connects to the adjacent frontages. 
 
MAJOR SITE PLAN REVIEW 20.06.050(a)(2)(C)(ii): Major site plan approval is required for 
developments that contain more than 20,000 square feet. This proposed site plan will involve the 
construction of a 33,000 square foot building and therefore triggers major site plan review.  
 
DEVELOPMENT STANDARDS & INCENTIVES 20.04: The following UDO standards are 
required to be reviewed for all activities that require New Development approval.  
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MC Dimensional Standards: 
Building setbacks: The minimum front building setback is 60’ from the centerline of 
Walnut Street and 15’ from the north property line. The side and rear setbacks are 7’. The 
proposed building meets all of the setback requirements.  
Front parking setback (minimum): The minimum front parking setback is 20 feet behind 
the primary structure’s front building wall or for parking within a building, the parking 
area must be 20’ back from the front facade. The portions of the site used for parking are 
located 20’ back from the front façade and while there is an area within the building that 
will be used for loading, there is no parking proposed within the building. 
Side/Rear parking setback (minimum): The side and rear parking setback is 8’ and the 
proposed site plan meets that requirement. 
Minimum Landscape Area: The minimum landscape area required is 40% and they are 
proposing 40%, which meets this minimum standard. 
Primary structure height: The maximum height allowed in the MC district is four (4) 
stories not to exceed 50 feet. The proposed building is four stories and 50’ tall and is 
therefore compliant. 

 
Environment: Besides the presence of the floodplain on the west side of the site, there are no 
other known sensitive or regulated environmental features within the site. 
 
 Steep Slopes: No naturally occurring steep slopes are present. 

Siltation and erosion prevention: An erosion control plan has been submitted as part of 
the proposal and will be approved with the site development and storm water management 
permits. A site development permit and storm water management permit will be required 
before development can begin on the property. There are no unique siltation or erosion 
control issues expected with this proposal.  
Drainage: A grading and drainage plan have been submitted to City of Bloomington 
Utilities for their review. Storm water detention is proposed through detention areas on the 
north and southwest corners of the property. A copy of the storm water management plan 
and overall utility plans have been submitted to City of Bloomington Utilities for their 
review. At this time, there are no known problems with meeting storm water detention 
requirements with this proposal. Final approval from CBU is required prior to issuance of 
any permits. 
Riparian Buffer: This site is outside of the regulated riparian buffer area of Clear Creek 
to the west. 
Karst Geology: There are no known karst features on the site. 
Wetlands: No wetlands were identified on the site.  
Tree and forest preservation: There is no closed canopy on the site.  
Lake Watershed: There are no watershed issues on the site.  
Floodplain: The 100-year floodplain of Clear Creek encroaches onto the west portion of 
this property. There is a retaining wall shown around the portion of the site that contains 
the floodplain and no disturbance or placement of any structures within the floodplain is 
proposed or approved. 

 
Access and Connectivity:  

Driveways and access: There is only one vehicular access point proposed for the site and 
that will be from Allen Street into the parking area. There are pedestrian access points into 
the building from both street frontages. The proposed access drive meets the 100’ 
separation requirement from the intersection of Allen Street and Walnut Street and also 

5



meets the 50’ separation requirement from the adjacent driveway to the west. 
 
Bicycle and Pedestrian Facilities: Walnut Street is classified as a General Urban typology 
and requires a 10’ wide concrete sidewalk with an 8’ tree plot which have been shown on 
the site plan. Allen Street is classified as a Neighborhood Residential typology and requires 
a 6’ sidewalk and 5’ tree plot. These required facilities have been shown along both 
frontages. A minimum of 6 bicycle parking spaces are required and have been shown on 
the north side of the building. Since the building is larger than 20,000 square feet, all of the 
required bicycle parking spaces must be covered. A condition of approval has been 
included to that effect. 

   
Public Transit: A bus stop has not been requested by Bloomington Transit at this location.  
 

Parking and Loading: The maximum number of parking spaces allowed for this use is 2.85 
spaces per 1,000 square feet of indoor sales/leasing/office space. Based on the 104 square foot 
office space only one parking space is allowed. For sites where 25 or less parking spaces are 
allowed, ADA accessible spaces do not count toward the maximum number of spaces. The 
proposed site plan shows 3 parking spaces, including one van accessible ADA space, and one of 
the proposed parking spaces must be removed. A condition of approval has been included to that 
effect.  
 
Site and Building Design:  

Material: The building exterior is predominantly horizontal fiber cement lap siding, fiber 
cement panels, and a brick veneer.  
Exterior Facade: The petitioner has incorporated a series of changes in building height, 
awnings, and use of transparent glass throughout the four facades. The proposed elevations 
all meet the requirements of the UDO. Compliance with the architectural standards of the 
UDO has been outlined on page A3.0 of the petitioner’s exhibits.  
Patterns: A series of different elements and finishing materials have been incorporated 
within the modules to provide horizontal and vertical design elements and pattern. There 
are four different colors of the exterior finishing materials used on the facades. 
Eaves & Roof: The buildings will utilize a flat roof with parapets which is allowed. 
360-Degree Architecture: All four sides of the building show similar architecture and 
design elements. The building therefore meets the 360-degree architecture requirements. 
Pedestrian Entry: Pedestrian entrances have been shown along both of the street frontages 
on the north and east sides of the building with sidewalk connections shown from the 
buildings to the adjacent sidewalk. Each entry has incorporated the required entrance 
requirements through a distinct modules, covered entry, and entrance lighting. 
Windows on Primary Facades: All proposed windows on the first-story of the building 
are shown to be transparent and therefore are in compliance. 
Anti-monotony Standards: There is only one building proposed for this lot, so the anti-
monotony standards don’t apply. These standards only apply if there are more than three 
buildings proposed.  
 

Landscape, Buffering, and Fences: The petitioner has submitted a landscape plan for the 
property showing compliance with the UDO standards. In general the proposed landscape plan 
meets the UDO requirements except for two areas- 1) The street trees shown along Allen Street 
are not located within the tree plot and need to be adjusted. 2) A total of 5 street trees are required 
along Allen Street and only three are shown, two additional street trees are required along Allen 
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Street.  A condition of approval has been included for both of these aspects. 
 
Outdoor Lighting: A lighting and photometric plan will have to be submitted which shows that 
the site meets UDO requirements for maximum light trespass and fixture types. No deviations 
from the lighting code are expected. A condition of approval has been added. 
 
Utilities: Two detention areas are proposed on the north and southwest corners of the site that 
include rain gardens, to meet storm water detention and water quality requirements. The City of 
Bloomington Utilities Department is still reviewing the proposed storm water management plan 
and utility plan. Existing sanitary and water service lines are anticipated to be adequate, but final 
acceptance and approval is required from CBU prior to issuance of any permits. 
 
SITE PLAN REVIEW: The Plan Commission shall review the major site plan petition and 
approve, approve with conditions, or deny the petition in accordance with Section 20.06.040(g) 
(Review and Decision ), based on the general approval criteria in Section 20.06.040(d)(6)(B) 
(General Compliance Criteria). 
 
20.06.040(d)(6)(B) General Compliance Criteria 

i. Compliance with this UDO 
ii. Compliance with Other Applicable Regulations 

iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with Prior Approvals 

 
PROPOSED FINDING: The proposed site plan is compliant with all of the standards of the 
UDO with the exception of the changes outlined for the landscape plan and covered bicycle 
parking. Final acceptance and approval is required from City of Bloomington Utilities prior to 
the issuance of any permits. There are no prior approvals for this property or other known 
applicable regulations. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission adopt the proposed findings and approve SP-42-24 with the following conditions: 

 
1. A maximum of one parking space is allowed, not including the ADA accessible space. 

Site plan must be adjusted to meet the maximum parking allowance. 
2. A pedestrian easement is required for any portions of the sidewalk not located in the right-

of-way and must be recorded prior to recommendation of issuance of final occupancy. 
3. A lighting and photometric plan must be submitted and approved before issuance of the 

grading permit. 
4. All exterior bicycle parking spaces must be covered. 
5. Street trees along Allen Street must be located within the tree plot and compliant with the 

number of trees required. 
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Matte Black Architecture Inc           2021 E Wexley Rd, Bloomington, IN 47401 812.345.6549 

Petitioner’s Statement     
 
1006 S Walnut St Storage  
 
Attention: City of Bloomington Planning Department 
Petitioner: Blake Rowe, Brawley Investment Group, LLC 
 
Property Description 
 
The property at 1006 S Walnut is currently vacant with an existing building slab from a former 1-
story commercial structure that was demolished a few years ago. The zoning designation is MC 
(Mixed-use Corridor) which allows for 4 stories up to 50’h and 60% max impervious surface 
coverage.  
 
Project Description 
 
The petitioner is planning to build a new 33,000 sf 4-story self-storage structure. The building will 
primarily consist of a variety of storage units (5’ x 5’ to 10’ x 20’) and provide a loading/unloading 
space within the ground floor next to an elevator lobby to access the upper floors. The exterior of 
the building will consist of a mix of brick masonry, fiber-cement siding and metal awnings. The 
facades are broken into modules that utilize a 5’ change in parapet height, awnings and at 
minimum 50% glazing along the ground floor to meet the UDO’s “Exterior Facades” requirements. 
Each street-facing façade also incorporates a pedestrian entry that contains a change in building 
mass/façade projection, building name and lighting and framed sheltered element to meet the 
“Primary Pedestrian Entry” requirement. 
 
Thank you for your consideration of this petition. 
 
    

 
Matt Ellenwood, AIA (on behalf of the petitioner) 
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SHEET NO.

SHEET INDEX

C301

C501
C401 GRADING AND DRAINAGE PLAN

SITE AND UTILITY PLAN

LANDSCAPE PLAN

SHEET NO.

civil engineering
planning

architecture

PROPOSED:

DIAL '811' BEFORE YOU DIG
PER INDIANA STATE LAW IC8-1-26.

IT IS AGAINST THE LAW TO EXCAVATE WITHOUT NOTIFYING THE
UNDERGROUND LOCATION SERVICE TWO (2) WORKING DAYS

BEFORE COMMENCING WORK.

C201 SITE DEMOLITION PLAN
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LANDSCAPE PLAN

C501
DJB

DAS
DAS

LOT ZONED "MC" MIXED-USE CORRIDOR, FORMERLY "CA"
LOT AREA = 0.64 AC (27,777 SF)
OVERALL PERVIOUS/OPEN SPACE = 0.26 AC (11,200 SF)

SREET TREES:
3 SMALL STREET TREES PROVIDED ALONG ALLEN ST.
8 LARGE STREET TREES PROVIDED ALONG S. WALNUT ST.

PARKING BUMPOUT/ENDCAP PLANTINGS:
3

10=.333
4 SHRUBS AND 1 CANOPY TREE WILL BE PROVIDED PER
THE 2 ENDCAPS ON SITE

PARKING LOT PERIMETER PLANTINGS:
TOTAL TREES = 34 = 1
TOTAL SHRUBS = 3(3) = 9

INTERIOR PLANTINGS:
LARGE CANOPY TREES = 0.26(9) = 3
EVERGREEN TREES = 0.26(3) = 1
SMALL DECIDUOUS TREES = 0.26(3) = 1
TOTAL SHRUBS = 0.26(27) = 7

LANDSCAPE CALCULATIONS
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BLOOMINGTON PLAN COMMISSION    CASE #: DP-44-24 
STAFF REPORT- First Hearing     DATE: November 4, 2024 
Location: 3111 S. Walnut Street Pike 
 
PETITIONER: Walnut Pike Development, LLC 
   3039 W. Post Road, Indianapolis, IN 
 
CONSULTANTS: Angela Parker  
   116 W. 6th Street, Bloomington, IN 
 
   Bledsoe Riggert Cooper James 
   1351 W. Tapp Road, Bloomington 
 
REQUEST: Primary plat approval for a 75 lot subdivision of 15.56 acres for a Common Area 
Development Plat in the Residential Medium Lot (R2) zoning district. The petitioner is requesting 
a waiver from a Common Area development standard that requires lot lines to not extend more 
than 10’ from any structure. The petitioner is also requesting a waiver from the required second 
hearing and for secondary plat approval to be delegated to staff. 
 
BACKGROUND: 
Area:     15.56 acres  
Zoning:    Residential Medium Lot (R2) 
Comp Plan Designation:  Neighborhood Residential 
Existing Land Use:  Single family residences 
Proposed Land Use:   Single family residences   
Surrounding Uses:  North – Single family residence   

West  – Multifamily residence 
East  – Single family residences 
South   – Place of Worship 

 
REPORT: The property is located at 3111 S. Walnut Street Pike and is zoned Residential Medium 
Lot (R2). Surrounding zoning includes Residential Medium Lot (R2) to the north, east, and south 
and Residential High-Density Multifamily (RH) to the west. The surrounding properties have been 
developed with a mix single family residences to the north, east, and south with multifamily 
residences to the west. This site has a large stand of mature trees on the northern portion of the site 
as well as several karst features scattered throughout the site.  
 
The Plan Commission approved a primary plat in 2022 (DP-08-22) to plat the property for 33 
single family lots and 4 common area lots. However, a secondary plat was never approved and a 
new primary plat is being proposed for the property. The current petition involves developing this 
property as a Common Area Development plat as allowed under Section 20.05.050(e)(3)(E) of the 
Unified Development Ordinance. A common area development is a type of development where 
the lot area includes only the footprint of a building or the footprint and a limited area outside the 
footprint. The remainder of the area included in the parent parcel is owned in common by a 
homeowner’s association. The UDO allows the Plan Commission to modify lot and setback 
standards to create a common area development plat subject to the following standards: 
 

i. A petitioner shall request a common area development designation with the primary 
plat 
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ii. All individual units shall be placed on an individual lot 
iii. All units shall have individual utility service. 
iv. Lot lines shall not extend more than 10 feet from any structure; and 
v. All areas outside of individual lots shall be placed in common area 

 
This petition would involve the platting of this property into 75 lots, including three common area 
lots, and constructing attached single family residences that straddle each property line with each 
unit located on its own property. Each unit would be located on its own lot with a common wall. 
The respective lot lines are shown to extend no more than 10’ from the structures as required, 
except along the front where a waiver is being requested. The petitioner is requesting a waiver 
from the requirement that lot lines extend not more than 10’ from a structure in two aspects. One, 
since the front yard setback in the Residential Medium Lot (R2) zoning district is 15’, the petitioner 
is requesting a waiver from the 10’ lot line locational requirement to allow the 15’ setback along 
the front as required for this zoning district. Two, there are two areas of the development where 
storm water infrastructure requires a space between lots (Lots #14/15 and Lots #68/67) and the lot 
lines must exceed the 10’ requirement to accommodate storm water drainage.  
 
The proposed plat would have two internal public roads with one main road connection to Walnut 
Street Pike and a road stub to the north and to the south. The plan shows a road stub to the south 
at the east end of the development to provide an additional future connectivity option. There are 
several karst features on the property that have been placed within the required Karst Conservancy 
easements, as well as large areas of tree preservation that are also located in Common Area. No 
driveways or parking areas are proposed on the individual lots and parking will be provided 
exclusively by the proposed on-street parking spaces. 
 
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: Findings will be presented at the second hearing. 
  

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 
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v.         Consistency with Comprehensive Plans and Other Applicable Plans 
vi.        Consistent with Intergovernmental Agreements 
vii.       Minimization or Mitigation of Adverse Impacts 
viii.      Adequacy of Road Systems 
ix.        Provides Adequate Public Services and Facilities 
x.         Rational Phasing Plan 
  

PROPOSED FINDING: Findings will be presented at the second hearing. 
  
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. 

   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. 

   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. 

   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, 
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and vehicle/pedestrian connections and access within the site and to adjacent 
properties. 

              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: Findings will be presented at the second hearing. 
 
20.06.060(b)(3)(F) Subdivision Waivers: Waivers from any standards within Chapter 5 shall be 
reviewed according to the following criteria: 
 

1. The granting of the subdivision waiver shall not be detrimental to the public safety, 
health, or general welfare, or injurious to other property; and 

2. The conditions upon which the request for a Subdivision Waiver are based are unique 
to the property; and 

3. The Subdivision Waiver shall not in any manner vary the provisions of the development 
standards, Comprehensive Plan, or Transportation Plan. 
 

PROPOSED FINDING:  
 
Lot Line Setback: Findings will be presented at the second hearing. 
 
PLAT REVIEW: The proposed subdivision is following the Conservation Subdivision (CS) 
design standards. 
 
Conservation Subdivision Standards: 

 
Parent Tract Size (minimum required): The minimum parent tract size required is 5 
acres and this tract is 16 acres. 
 
Open Space Required: The minimum open space required is 50% and the petitioner is 
providing 9.25 acres (60%) of the overall property size in common area open space. 
 
Block Length: The maximum block length allowed is 1,760 feet and they are showing 
block lengths of 550’, 650’, and 1,200’ which all fall within the allowed limits.  

 
Lot Establishment Standards: Although the minimum lot size in the R2 zoning district is 7,200 
square feet and the minimum lot width is 60’, the Common Area Development standards allow the 
Plan Commission the ability to modify those standards provided the outlined criteria are met. All 
of the proposed lots meet the standards for a Common Area Development as outlined under Section 
20.05.050(e)(3)(E) if a waiver is granted to allow the front lot line to be 15’ rather than 10’ and to 
allow four of the lots to exceed the 10’ requirement to accommodate storm water infrastructure.  
 
Right-of-Way standards: Walnut Street Pike is classified as a Neighborhood Connector typology 
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and is required to have 74’ of total dedication (37’ from centerline). A total of 40’ of right-of-way 
from centerline was dedicated with a previously recorded plat and no additional right-of-way 
dedication is required along Walnut Street Pike. The internal roads will all be public and have been 
shown with the required 61’ of right-of-way. There are no alleys proposed and this subdivision 
type does not require any lots to be served by an alley. The stub street to the north will be 
constructed to the property line.  
 
Street Design: The main internal street is proposed with two, 10’ travel lanes and 7’ wide on-
street parking on both sides for a total face-of-curb to face-of-curb width of 34’. This proposed 
cross section does differ from what is outlined in the Transportation Plan as a typical cross section 
for a street of this volume which would allow only a 28’ wide street for parking on both sides, 
however given the unique development proposal where there are no driveways or parking areas on 
each lot and parking is provided exclusively by the on-street parking spaces, the additional travel 
lane width is included to accommodate two-way traffic assuming all of the on-street spaces are 
full and adequate area is available for emergency service vehicles. Traffic calming measures may 
be required as a result of the increased travel lane width and will be finalized with the secondary 
plat review. 
 
The Public Works Department has requested that a portion of the proposed hammerhead 
intersection at the east side of the development be constructed of concrete to accommodate the 
three-point turning movements of the sanitation trucks that will be utilizing that area. There are 
bumpouts shown throughout the development to serve as collection areas for garbage and recycling 
totes, however the size and design of what has been proposed is not large enough to accommodate 
the number of totes and service area necessary for sanitation trucks. The size of the bumpouts will 
need to be modified to the Public Works Department requirements prior to the second hearing. In 
addition, on-street parking spaces must be added to both sides of the stub street to the north and 
the site plan and cross section for that street must also be adjusted accordingly prior to the second 
hearing. 
 
Alternative Transportation: A 10’ wide asphalt multiuse path is required along the Walnut Street 
Pike frontage and must be shown with the primary plat. All internal streets will be public with 6’ 
sidewalks and 6’ tree plots. 
 
Environmental Considerations: The property currently has approximately 37% of the property 
covered with closed canopy tree coverage and they are required to save 80% of that area. The UDO 
requires that Karst Features greater than one-half acre and areas of tree preservation greater than 
one acre be set aside in common area lots. Compliance with this standard has been shown on the 
plat with the areas of required tree preservation and sinkholes shown within Common Area lots 
and the preservation of 83% of the existing tree coverage. All karst features have been shown with 
the required Karst Conservation Easements. The common area lots will be platted with a 
conservation easement. 
 
Bloomington Transit: This property is serviced by Bloomington Transit and they have indicated 
that a bus stop at this location would be desired and is required by the UDO. The petitioners have 
worked with Bloomington Transit on the appropriate location for the shelter and this has been 
shown on the site plan. 
 
CONCLUSION: The petitioner is requesting a waiver from the subdivision standards to allow for 
a greater front yard setback that matches the base zoning district and to allow for four lots to have 
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side lot lines that are more than 10’ from the building. Otherwise, the proposed plat meets all of 
the requirements of the UDO. The petitioner is also requesting a waiver of the required second 
hearing, which is required since a waiver from one of the subdivision standards is being requested. 
However, the design of the internal streets has not been resolved and modifications need to be 
made to the bumpouts to accommodate sanitation truck service for this development, which will 
further impact the number of on-street spaces shown. In addition, on-street spaces need to be added 
on the stub street to the north and the site plan and cross sections adjusted accordingly. Both of 
these aspects are very important to have resolved before the primary plat can be approved. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission forward this petition to the required second hearing. 
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KARST CONSERVANCY AREA

TREE PRESERVATION AREA

BUILDING SETBACK LINE
UTILITY EASEMENT
DRAINAGE EASEMENT

BSL
UE
DE

WATER LINE EASEMENTWE

LEGEND:

COMMON AREA

THE TREE PRESERVATION EASEMENTS PROHIBIT REMOVAL OF ANY TREE OVER
6-INCHES DIAMETER -AT-BREAST-HEIGHT (dbh) WITHIN THE EASEMENT AREA
AND ALLOW THE REMOVAL OF DEAD AND DISEASED TREES THAT POSE A
SAFETY RISK OR IMPEDE DRAINAGE, ONLY AFTER FIRST OBTAINING WRITTEN
APPROVAL FROM THE CITY PLANNING DEPARTMENT.

THE KARST CONSERVANCY EASEMENTS PROHIBIT ANY LAND-DISTURBING
ACTIVITIES WITHIN THE EASEMENT AREA AND GRANT THE CITY THE RIGHT TO
ENTER THE PROPERTY TO INSPECT THE EASEMENT AND ALTER OR REPAIR THE
KARST FEATURE.

TREE PRESERVATION EASEMENT (TPE)

KARST CONSERVANCY EASEMENT (KCE)

ZONING:
SUBJECT - R2

ADJOINERS - R2

SETBACKS:
SIDE YARD - FIRST FLOOR
- 8', EACH ADDITIONAL

FLOOR - 10'
FRONT YARD - 15'
REAR YARD - 25'

EXISTING VEGETATION:
WOODS AND OPEN

PASTURE

HOME OWNERS ASSOCIATION SHALL BE RESPONSABLE FOR MAINTAINING THE
COMMON AREA WHICH SERVES AS THE DETENTION BASIN FOR THE
DEVELOPMENT.

COMMON AREA OPEN SPACE:
LOTS 9, 10, 26 AND 37

NO BUILD EASEMENTNBE

STUB ST. ROAD CROSS SECTION

61' PUBLIC RIGHT OF WAY

17'10'13.5'6'1' 6.5' 6' 1'

ROW
CL

ROW

CL

MAIN ST. ROAD CROSS SECTION

TYPICAL ROAD CROSS SECTIONS
MAIN ST. ROAD CROSS SECTION

61' PUBLIC RIGHT OF WAY

17'17'6.5'6'1' 6.5' 6' 1'

ROW
CL

ROW

CL
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PRELIMINARY NOT
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NORTH

SCALE: 1" = 40'

SELECTIVE SITE
DEMOLITION PLAN

C301

UTILITY CONTACTS

LIMITS OF CONCRETE PAVEMENT REMOVAL

LIMITS OF KARST FEATURE

LIMITS OF TREE CANOPY PRESERVATION AREA

LIMITS OF ASPHALT PAVEMENT PATCH

TREE PROTECTION FENCING

PARKING BLOCK
PROP. TANK TV RISER-BOX

ELEC. RISER-BOX

PHONE RISER-BOX

GAS RISER-BOX
SPRINKLER
SPR. HOOKUP

CHILLED WATER LINE
EXISTING WATER LINE

SAN SEWER LINE
STORM SEWER LINE
UNDER TELEPHONE

OVERHEAD WIRES
UNDER ELEC.
GAS LINE

BIRD FEEDER
MAILBOX

GAS METER

ELEC. METER

SHRUB

CONIF. TREE
DECID. TREE

PHONE BOOTH

PHONE VAULT
ELEC. VAULT

FENCE
GUARDRAIL

SIGN
R.O.W. MON.
MONITORING WELL
BOLLARD
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DOWNSPOUT
GATE POST
POLE
PARKING METER

T-POST
WOOD POST
PARKING SPACES

SPIGOT

AC UNIT
VALVE VAULT
STEAM VAULT

TRANSFORMER

RECORDED B&D
MEASURED B&D
CALCULATED B&D
PROPORTIONAL DIST.
ABOVE GROUND
BELOW GROUND

FD RR SPIKE

SET MAG NAIL

FD STONE
SET RR SPIKE

FD PIPE
SET NAIL
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FD MAG NAIL
SET REBAR
FD REBAR
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(PROP)
(C)
(M)
(R)

YARD LIGHT

PER INDIANA STATE LAW IC8-1-26.
IT IS AGAINST THE LAW TO EXCAVATE

WITHOUT NOTIFYING THE UNDERGROUND
LOCATION SERVICE TWO (2) WORKING DAYS

BEFORE COMMENCING WORK.

CALL 2 WORKING DAYS BEFORE YOU DIG
1-800-382-5544 CALL TOLL FREE

AT&T
Zachary Deckard - (812) - 955-9437

CENTERPOINT ENERGY
Joel Boser - (812) 948-4902

CITY OF BLOOMINGTON UTILITIES (CBU)
Nancy Axsom - (812) 349-3689
Troy Powell - (812) 349-3632

COMCAST
Steve McArtor - (812) 366-3090

DUKE ENERGY
Beth Dabney - (812) 277-3121

WSR

DLN

DLN

PLAN NOTES

LEGENDGENERAL NOTES
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    1        RESPONSE TO CBU REVIEWS 3 & 4    12-16-22

1
1

1

36



PEPPERGRASS PHASE I & III

MEADOW RIDGE VILLAGE
SECTION III PHASE I
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WSR

DLN

DLN

NORTH

SCALE: 1" = 40'

SITE IMPROVEMENT PLAN

C401

LEGEND
LIMITS OF KARST EASEMENT AREA

LIMITS OF OPEN SPACE AREA

LIMITS OF TREE PRESERVATION EASEMENT AREA

LIMITS OF ASPHALT PAVEMENT

LIMITS OF CONCRETE PAVEMENT

LIMITS OF ASPHALT PAVEMENT PATCH

10' KARST EASEMENT SETBACK

NO BUILD EASEMENT

GENERAL NOTES1

STUB ST. ROAD CROSS SECTION

61' PUBLIC RIGHT OF WAY

10'13.5'6'1'

ROW
CL

ROW

CL

MAIN ST. ROAD CROSS SECTION

TYPICAL ROAD CROSS SECTIONS
MAIN ST. ROAD CROSS SECTION

61' PUBLIC RIGHT OF WAY

17'17'6.5'6'1' 6.5' 6' 1'

ROW
CL

ROW

CL

10'KSB

NBE

    1         RESPONSE TO COB REVIEW 2            10-13-22
    2         RESPONSE TO COB REVIEW 3            11-01-22

    3        RESPONSE TO CBU REVIEWS 3 & 4    12-16-22

17' 6.5' 6' 1'
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PEPPERGRASS PHASE I & III

MEADOW RIDGE VILLAGE
SECTION III PHASE I

(KNOWN AS PEPPERGRASES PHASE III)
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SPADED BED EDGE

FINISHED GRADE

TREE PLANTING DETAIL1

TREE GATOR OR EQUIVALENT PORTABLE DRIP
IRRIGATION BAG.  NOT REQUIRED IF OPERATIONAL
IRRIGATION SYSTEM EXISTS AT TIME OF PLANTING.

USE ONLY FROM APRIL 1 TO OCTOBER 31.

3" HARDWOOD BARK MULCH. DO NOT PLACE IN
CONTACT WITH TREE TRUNK.  MAINTAIN MULCH

SO IT REMAINS WEED FREE.

3 STAKES WITH RUBBER TUBING AND FLAGS (SEE
GENERAL NOTES FOR STAKING REQUIREMENTS).

STAKES ARE TO BE LOCATING WITHIN MULCH RING

REMOVE TOP HALF OF BURLAP AS WELL AS
ANY BINDERS FROM THE TOP OF ROOT BALL

2 TIMES THE BALL DIAMETER

AMENDED TOPSOIL- REFER TO
SPECIFICATIONS

SCARIFY ALL SIDES OF TREE PIT

PLACE ROOTBALL ON UNEXCAVATED
OR TAMPED NATIVE SOIL

GENERAL NOTES:
1. STAKE TREES ONLY IF THEY DO NOT REMAIN

PLUMB

2. DO NOT HEAVILY PRUNE TREES AT PLANTING.
PRUNE ONLY CROSSOVER LIMBS, CO-DOMINANT
LEADERS, AND BROKEN OR DEAD BRANCHES.
SOME INTERIOR TWIGS AND LATERAL BRANCHES
MAY BE PRUNED, HOWEVER, DO NOT REMOVE
TERMINAL BUDS OF BRANCHES THAT EXTEND TO
THE EDGE OF THE CROWN.

3. TREES MUST BE PLANTED SUCH THAT THE TRUNK
FLATE IS VISIBLE AT THE TOP OF THE ROOT BALL.
DO NOT COVER THE TOP OF THE ROOT BALL WITH
SOIL.  AFTER INSTALLATION, FINISH GRADE OF
ROOT BALL SHOULD BE AT OR ABOVE
SURROUNDING GRADE.

PER INDIANA STATE LAW IC8-1-26.
IT IS AGAINST THE LAW TO EXCAVATE

WITHOUT NOTIFYING THE UNDERGROUND
LOCATION SERVICE TWO (2) WORKING DAYS

BEFORE COMMENCING WORK.

CALL 2 WORKING DAYS BEFORE YOU DIG
1-800-382-5544 CALL TOLL FREE

GENERAL NOTES

Nyssa sylvatica Black Gum B & B

KEY QUA. SCIENTIFIC NAME COMMON NAME SIZE CONDITION

PLANTING SCHEDULE

NS 20

OVERSTORY TREES

2" Caliper Minimum

B & BLT 17 Liriodendron tulipifera 'JFS-Oz' Emerald City Tulip Tree 2" Caliper Minimum

21

B & BAR 18 Acer rubrum 'red sunset' Red Sunset Red Maple

B & BGT 16 Gleditzia triacanthos f. inermis Imperial Honey Locust

2" Caliper Minimum

2" Caliper Minimum

WSR

DLN

DLN

B & BCO Celtis occidentalis Hackberry 2" Caliper Minimum

UNDERSTORY TREES

LEGEND
1

AA

B & BACg 25 Amelanchier Canadensis 'Glenn Form' Rainbow Pillar Serviceberry 6' High multi-stem

B & BAGp 21 Amelanchier X grandiflora 'Princess Diana' Princess Diana Apple Serviceberry 6' High multi-stem

    1         RESPONSE TO COB REVIEW 2            10-13-22

    2        RESPONSE TO CBU REVIEWS 3 & 4    12-16-22
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PEPPERGRASS PHASE I & III

MEADOW RIDGE VILLAGE
SECTION III PHASE I

(KNOWN AS PEPPERGRASES PHASE III)
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SCALE: 1" = 50'

WALNUT STREET PIKE WATER MAIN EXTENSION PLAN

VERTICAL SCALE: 1"=5'
HORIZONTAL SCALE: 1"=50'WALNUT STREET PIKE WATER MAIN EXTENSION PROFILE

NOTES:
1. CONTRACTOR TO FIELD VERIFY SIZE, TYPE, LOCATION (HORIZONTAL & VERTICAL) OF ALL EXISTING UTILITIES PRIOR TO

CONSTRUCTION. LOCATIONS OF EXISTING UTILITIES ARE BASED LOCATIONS MARKED IN THE FIELD BY INDIANA 811.
2. SITE WATER SYSTEM SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE INDIANA DEPARTMENT OF ENVIRONMENTAL

MANAGEMENT, THE GLUMRB RECOMMENDED STANDARDS FOR WATER WORKS, NFPA 24, AND THE CITY OF BLOOMINGTON
UTILITIES CONSTRUCTION SPECIFICATIONS.

3. A MINIMUM OF 18 INCHES VERTICAL SEPARATION SHALL BE MAINTAINED BETWEEN WATER AND SANITARY/STORM SEWER
UNLESS OTHERWISE INDICATED OR UNLESS WRITTEN PERMISSION IS GIVEN BY THE ENGINEER. SEWERS CROSSING WATER
MAINS SHALL BE LAID TO MAINTAIN A MINIMUM VERTICAL DISTANCE OF 18 INCHES BETWEEN THE OUTSIDE OF THE WATER
MAIN AND OUTSIDE OF THE SEWER MAIN. THIS SHALL BE THE CASE WHETHER THE WATER MAIN IS ABOVE OR BELOW THE
SEWER. THE CROSSING SHALL BE ARRANGED SO THAT THE JOINTS IN THE SEWER MAIN WILL BE EQUIDISTANT AND AS FAR AS
POSSIBLE FROM THE JOINTS IN THE WATER MAIN. THE CROSSINGS MUST BE A MINIMUM ANGLE OF 45 DEGREES MEASURED
FROM THE CENTERLINES OF THE SEWER AND WATER MAIN. WHERE A WATER MAIN CROSSES UNDER A SEWER, ADEQUATE
STRUCTURAL SUPPORT SHALL BE PROVIDED FOR THE SEWER TO MAINTAIN LINE AND GRADE.

4. A MINIMUM OF 10 FEET HORIZONTAL SEPARATION SHALL BE MAINTAINED BETWEEN WATER AND SANITARY/STORM SEWER
UNLESS OTHERWISE INDICATED, OR UNLESS WRITTEN PERMISSION IS GIVEN BY THE ENGINEER.

5. ALL WATER MAINS SHALL BE CONSTRUCTED OF AWWA C900 DR14 PVC PIPE WITH DUCTILE IRON FITTINGS. DUCTILE IRON
FITTINGS SHALL BE ENCASED IN POLYWRAP. A #12 AWG HS-CCS HIGH STRENGTH COPPER CLAD STEEL INSULATED LOCATE WIRE
SHALL BE INSTALLED ALONG THE WATER MAIN PER CBU CONSTRUCTION SPECIFICATIONS SECTION 4.4.3.2.1.1.

6. THRUST RESTRAINT SHALL BE PROVIDED BY MECHANICAL JOINT RESTRAINTS AS INDICATED PER DETAIL 9/C802 IF CHANGES TO
THE DESIGNED ROUTING ARE NECESSARY DUE TO EXISTING OR PROPOSED CONDITIONS, THE CONTRACTORS SHALL ADVISE THE
ENGINEER SO THE ARRANGEMENT OF JOINT RESTRAINTS CAN BE RE-EVALUATED AND IMPLEMENTED.

7. MAINTAIN A MINIMUM OF FOUR (4) FEET OF COVER OVER WATER LINES WITH RESPECT TO FINISH GRADES.
8. BEND ANGLES OF HORIZONTAL OR VERTICAL OFFSETS ALONG NEW WATER MAINS SHALL NOT EXCEED 45 DEGREES.
9. 8" WATER MAIN TAP TO BE COORDINATED WITH CITY OF BLOOMINGTON UTILITIES (CBU) AND APPLIED FOR TAP AT LEAST 48

HOURS IN ADVANCE BY CONTRACTOR. CONTRACTOR IS RESPONSIBLE FOR EXCAVATION AND EXPOSURE OF THE WATER MAIN
AND INSTALLATION OF THE TAPPING SLEEVE AND VALVE TO ALLOW CBU TO TAP THE MAIN, INSTALLATION OF THE VALVE BOX,
ALL BACKFILL, AND ASSOCIATED PAVEMENT AND SITE RESTORATION AS INDICATED.
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SCALE: NOT TO SCALE

SITE DETAILS

C801

4"

TOOLED SCORE JOINTS SHALL BE SPACED 5' ON
CENTER UNLESS OTHERWISE NOTED OR SHOWN.

CONCRETE PAVING MEDIUM
BROOM FINISH TYPICAL UNLESS
NOTED OTHERWISE.  BROOM
TRANSVERSE TO DIRECTION OF
TRAVEL

TOOLED JOINT,   1/4
DEPTH OF PAVEMENT

TYPICAL SECTION

SIDEWALK LONGITUDINAL
SECTION AND JOINT DETAIL

4" 4"

4"

4"

TYPICAL EXPANSION JOINT

EXPANSION JOINTS WHERE PAVING ABUTTS VERTICAL
SURFACE AND AS SHOWN.  EXPANSION JOINTS SHALL
OTHERWISE BE SPACED AT A MAXIMUM OF 40' O.C.

SELF LEVELING POLYURETHANE
SEALANT, 1/2" DEEP

1/2" CLOSED CELL POLYETHYLENE
FOAM EXPANSION JOINT MATERIAL

4" MIN. COMPACTED NO. 53 AGGREGATE

4000 PSI CONCRETE
WITH FIBER MESH

FINISHED GRADE
LINEBROOM FINISH

VARIES - SEE PLAN

CONCRETE PAVEMENT

24"X1/2" DIA. SMOOTH BAR @ 18" O.C.
GREASE & DOWEL CAP WITH BAR STOP
@ BOTH ENDS

SELF LEVELING POLYURETHANE SEALANT, 12" DEEP
12" THICK CLOSED CELL POLYETHYLENE
FOAM EXPANSION JOINT MATERIAL

D/
2

D/
2

EXPANSION JOINT

1/8" WIDE TOOLED
CONTROL JOINT

NOTE:  CONSTRUCT EXPANSION JOINTS AT 40' MAX. AND CONTROL
      JOINTS AT 10' MAX. UNLESS OTHERWISE NOTED

D

CONTROL JOINT

D/
4

D/
2

LONGITUDINAL JOINT

D/
2

24'X1/2' DIA. DEFORMED
TIE BAR @ 18" O.C.

CONCRETE JOINT DETAILS

1
STANDARD DUTY CONCRETE PAVEMENT

20"MIN. FOR 6" CURB

9"

2"R

CURB LINE 6"
3 MAX

1

MAX3
1

12"

4000 PSI CONCRETE
WITH FIBER MESH

FINISHED GRADE OR
SIDEWALK SEE PLAN

NOTES:
CONTROL JOINTS 10' O.C.
EXPANSION JOINTS 40' O.C.
DEPRESSED CURB TO BE   1/2 "
ABOVE PAVEMENT SURFACE
UNLESS OTHERWISE NOTED

STANDING CONCRETE CURB

VARIES FROM 0"-9" REFER TO
SITE IMPROVEMENT PLAN
NOTES AND SPOT GRADES ON
GRADING PLAN

PAVEMENT
SURFACE

2

24"MIN. FOR 9" CURB

FLOWABLE FILL TO BE PLACED
ACCORDING TO ASTM GUIDELINES

18" MINIMUM WIDTH OF STREET CUT- REFER
TO SLELECTIVE SITE DEMOLITION PLAN

SAW CUT EDGES, APPLY
BITUMIONOUS SEALER ALONG JOINT

220 LBS/SYD (2") ASPHALT
SURFACE

SAW CUT EXISTING
PAVEMENT
EXISTING PAVEMENT

CONCRETE 4,000
PSI MIN 28 DAY
STRENGTH

9"MIN

8"

PAVEMENT PATCH

TRENCH WIDTH

NOTES:
1. EXTEND SURFACE PATCH TO ADJACENT SEAM IF WITHIN 2' OF PATCHED AREA
2. ALLOW ADEQUATE CURE TIME BEFORE PERMITTING TRAFFIC ON CONCRETE
3. ALLOW ADEQUATE CURE TIME BEFORE PLACING COMPACTED ASPHALT SURFACE ON

CONCRETE

8"

5

TOP OF CURB

CONCRETE CURB TRANSITION

FROM STANDING CURB FULL HEIGHT
TO DEPRESSED CURB

TAPER LENGTH VARIES
REFER TO SITE

IMPROVEMENT PLAN
NOTES

3

END OF CURB OR
CONTINUATION AS
DEPRESSED CURB

6" COMPACTED AGGREGATE #53

INDOT SUBGRADE TREATMENT
TYPE 1B OR 1C

1 1/2 " - 165#/SYD HMA
SURFACE 9.5mm

3"-330#/SYD HMA
BASE 25.0mm

ASPHALT PAVEMENT4

2 " - 220#/SYD HMA
INTERMEDIATE 19.0mm

LOCAL STREET

SITE SIGNAGE

3'
-6

"
7'

-0
"

FINISHED GRADE

7

STOP
TYPE R1-1
36"x 36"

8
INDOT STANDARD CURB RAMP DETAILS

NOTE: DETECTABLE WARNINGS ARE REQUIRED

9
CITY OF BLOOMINGTON PM-3

6" COMPACTED AGGREGATE #53

COMPACTED INDOT SUBGRADE
TREATMENT TYPE III

1 1/2 " - 165#/SYD HMA
SURFACE 9.5mm

ASPHALT PAVEMENT6

2" - 220#/SYD HMA
INTERMEDIATE 19.0mm

TRAIL/SIDEWALK

DLN

DLN

WSR

AMENDED SOIL:
4" PERFORATED TYPE 'S' DUAL WALL
HDPE PIPE UNDERDRAIN

15'

1
33

1

ELEV. = 725.75
WEIR CREST

QMAX. ELEV. = 726.12
WHICH RELEASES Q = 11.17CFS

6"

TYPICAL
1'-6"

ASPHALTIC MASTIC
OR BUTYL RUBBER
SEAL BETWEEN JOINTS

FULL HEIGHT MANHOLE
STEPS AS SPECIFIED

16
"T

YP

3"MIN.

ECCENTRIC CONE OR
REDUCER CAP AS
REQUIRED BY SITE
CONDITIONS. CONE TOP
TO MATCH ADJUSTING
RING PROFILE.

5"MIN.

PRECAST CONCRETE
SECTIONS

MANHOLE BASE SET
ON 4" OF #11 STONE ON SOIL OR
ON 6" OF #11 STONE ON ROCK

NOTE:

PRECAST CONCRETE
ADJUSTER RINGS IF
NEEDED (4 MAX.)

6" MIN
BASE

PREFORMED HOLE TO
MAX. OF PIPE O.D. +6"
W/ NON-SHRINK
CEMENT GROUT

BENCH WALLS AT
MIN. 1/2 " PER FOOT
SLOPE - NOT REQUIRED
IN CATCH BASIN STRUCTURES

(CATCH BASIN 
INVERT ELEVATION)

24" OR 40.5"
DIAMETER

PIPE SIZE

 12"-21"
   24"
 27"-30"
 33"-36"

       48"
       48"
       60"
       60"

       48"
       60"
       60"
       72"

MANHOLE DIAMETER DETERMINATION TABLE

VARIES WITH PIPE
DIAMETERS

SEE TABLE BELOW

MANHOLE FRAME AND COVER
SHALL BE EJIW 1020 CASTING WITH 
TYPE A COVER. "STORM" SHALL BE
CAST IN EACH COVER.
FRAME SHALL BE SET ON  3/4 " BED OF
WATERPROOF, NONSHRINK MORTAR.

O-RING GASKET
ASPHALTIC MASTIC
OR BUTYL RUBBER
SEAL AT JOINTS
ALL JOINTS TO BE
GROUTED SHUT

NOTE:  BOX TO REST ON 4" OF COMPACTED
NO. 11 STONE IF ON DIRT; 6" IF ON ROCK

EJIW 6610 DITCH
GRATE SET FLUSH

30" x 30"6" 6"VA
RI

ES
11

"

8"

3"

CROSS SECTION

TYPE

NOTE:  BOX TO REST ON 4" OF COMPACTED NO. 11 STONE IF ON DIRT; 6" IF ON ROCK

11
"

VA
RI

ES

3"

J

E

24"

30"

A

C

X
24"

30"

36"

30"

Y
24"

48"

Y
6"

8"

PLAN

6" X

6"

6" 6" X 6"

B 20" 42"

DOUBLE 24" 72"

TOP OF STRUCTURE ELEVATION =
TOP OF CASTING ELEVATION

PIPE

6" REVETMENT RIP RAP 20"
MINIMUM THICKNESS FILTER FABRIC NON-WOVEN

GEOTEX  801 OR APPROVED
EQUAL.

GALVANIZED METAL
END SECTION

PIPE

11' + LENGTH OF END SECTION

10'-0"
1' VARIES

W
ID

TH
 O

F
EN

D 
SE

CT
IO

N

11
'

6" REVETMENT RIP RAP 20"
MINIMUM THICKNESS

1'
1'

10
BUS SHELTER ENLARGEMENT

12
STORM INLET DETAIL

13
STANDARD STORM MANHOLE

14
BEDDING AND BACKFILL DETAIL

15 TYPE 'E'
STORM INLET DETAIL

PLACE RIP RAP FLUSH
WITH FINISH GRADE

16 RIP RAP @ OUTFLOW
END SECTION

17 EMERGENCY SPILLWAY
WEIR DETAIL

SCALE: 1" = 5'

11
UNDERDRAIN TRENCH DETAIL

PIPES ENTERING OR LEAVING
AT A 0-45   DEGREE ANGLE

PIPES ENTERING OR LEAVING
AT A 46-90   DEGREE ANGLE

MANHOLE SHALL CONFORM TO ASTM C478
#4 RE-BARS @ 12"O.C.  EACH WAY (STEEL MESH AREA=

0.12 SQ.IN./SQ.FT. OR APPROVED EQUAL)

SAND: PROVIDE CLEAN CONSTRUCTION SAND, FREE OF DELETERIOUS MATERIALS. AASHTO
M-6 OR ASTM C-33 WASHED SAND.
TOP SOIL: SANDY LOAM, LOAMY SAND, OR LOAM TEXTURE PER USDA TEXTURAL TRIANGLE
WITH LESS THAN 5 PERCENT CLAY CONTENT.
COMPOST: COMPOST DERIVED FROM COMPOSTED LEAVES AND/ YARD WASTE. ANIMAL OR
POULTRY MANURE, AT ANY STAGE OF DECOMPOSITION, SHALL NOT BE ACCEPTABLE.

GRADE

12"12"

4" INDOT #23 SAND

16
" M

IN
.

18"

AMENDED SOIL

2"

18"

#11 STONE

12
"

M
IN

.

AMENDED SOIL

DETECTABLE WARNINGS TO COMPLY
WITH CITY APPROVED MATERIAL LIST

GALVANIZED  POST - 2.25"
SQUARE SET IN 2.5" SQUARE
POST FOUNDATION
STANDARD GALVANIZED
FINISH

ALUMINUM SINGLE PANEL
SIGN WITH FRAME.
LETTERING AND GRAPHICS
ONE SIDE ONLY (UNLESS
OTHERWISE NOTED).

NOTES:
1. THE DRIVEN DEPTH FOR A SQUARE POST ANCHOR SHALL BE A MINIMUM

OF 3'6" OF POST BELOW GRADE UNLESS MOUNTED IN QUICKSET OR
SIMILAR BINDER.

2. STREET SIGNS MUST HAVE A MINIMUM VERTICAL CLEARANCE OF 10'
FROM BOTTOM OF SIGN TO GRADE.

3. STREET SIGNS MUST HAVE A MINIMUM HORIZONTAL CLEARANCE OF 2'
FROM EDGE OF THE SIGN TO FACE OF CURB AND/OR EXGE OF PAVEMENT.

4. ALL SIGNS SHALL BE HIGH INTENSITY MATERIAL.
5. ALL STREET SIGNS SHALL BE A MINIMUM OF 9" VERTICAL IN SIZE.  THE

FONT SHALL BE 6" UPPER AND LOWER CASE, WITH WHITE ON GREEN HIGH
INTENSITY MATERIAL FOR THE PUBLIC STREET AND WHITE ON BLUE HIGH
INTENSITY MATERIAL FOR THE PRIVATE STREET.

6. ALL SIGNAGE SHALL MEET THE REQUIREMENTS OF THE INDIANA MANUAL
ON TRAFFIC CONTROL DEVICES.

TYPE R8-3a
18"x 24"

TYPE W-14
30"x 30"

TYPE OM4-1
36"x 36"

    1         RESPONSE TO COB REVIEW 2            10-13-22
    2         RESPONSE TO COB REVIEW 3            11-01-22

    3        RESPONSE TO CBU REVIEWS 3 & 4    12-16-22

42



SCALE: NOT TO SCALE

SITE DETAILS

C802

Drawn By:

Designed By:

Checked By:

Date: Issue:

Rev. #     Rev. Description:                 Issue Date
REVISION SCHEDULE

10-21-2024

3111 South Walnut Street Pike
Bloomington, IN

BRCJ Project No:  10633

IVY CHASE SUBDIVISION
2024

PLAN COMMISSION SUBMISSION

10-21-2024

PRELIMINARY NOT
FOR CONSTRUCTION

DLN

DLN

WSR

INV. ELEV 718.67

GRADE ELEV. 720.00

INV. ELEV 718.67

INV. ELEV 721.39

INV. ELEV 721.85

INV. ELEV 718.67

EJIW V-5766
FRAME & GRATE
SET FLUSH

6 3/4" DIA.
 OPENING

4" PERFORATED SDR35
PVC PIPE SLOPED @ 0.50%
TOWARDS CONTROL
STRUCTURE.

Q2 ELEV. 722.15

T/ STRUCTURE ELEV. 725.75

21" A2000 PIPE
@ 0.14% SLOPE

24"

6" 6"

12"12"

CLASS 'A' GROUT
CLASS 'A' GROUT

EJIW V-5766
FRAME & GRATE
SET FLUSH

6 3/4" DIA.
 OPENING

GRADE ELEV. 720.00

7'
-3

"

24" x 36" PRECAST
CONCRETE INLET

24" x 36" PRECAST
CONCRETE INLET

WQV ELEV. 721.39

36"

GRADE Q10 ELEV. 723.68

Q100 ELEV. 725.75

INSTALL A ANTI-SEEP COLLAR
DRAINAGE SOLUTIONS ANTI-
SEEP COLLAR - 5'x 5' FOR 21"
DIAMETER PIPE, PRODUCT NO.
ANTISEEP5x5x21
OR APPROVED EQUAL.

INV. ELEV 721.85

INV. ELEV 721.39

1
DETENTION BASIN CONTROL STRUCTURE

REINFORCED
EDGE

APPROXIMATE DIMENSIONS

36"
42"

21"
9"

12"
6"

H

MAX.
12"C.TO C.

VARIES
1

L
SLOPE

HDPE, RCP OR CMP
THREADED ROD

ROD HOLDER

L

WA A

B
A 8"6" 7"

21"
24"

6"
6"

L
W

B
H

31"26"
36"30"

10"
6"

8"
6"

12"SIZE 18"15"
10" 12"
13"

6"

48"
41" 51"

60"

16"
12"

24" 30"
14"

60"
98"

18"
12"

36"

2
GALVANIZED METAL END SECTION

3
STANDARD SANITARY MANHOLE

4" PVC PIPE

   
 A

S
RE

Q
UI

RE
D

FLOW DIRECTION

FINISHED GRADE

12" MIN. DIAMETER

PROVIDE PROTECTIVE
CASTING EAST JORDAN

12" MIN. DEPTH

PROVIDE CAP
2960

7
DETENTION UNDERDRAIN
CLEANOUT DETAIL

4" PERFORATED SDR35 PVC
UNDERDRAIN PIPE SLOPED @ 0.50%
TOTWARDS CONTROL STRUCTURE

6
AIR RELEASE VALVE & VAULT DETAIL

4
FIRE HYDRANT & CONNECTION DETAIL

8
EXTERNAL DROP PIPE DETAIL
FOR SANITARY MANHOLE

MINIMUM LENGTH IN FEET TO BE RESTRAINED ON EACH SIDE OF FITTING
(L) UNLESS NOTED OTHERWISE

CHARTS REFLECT THE FOLLOWING TYPICAL PARAMETERS:
-GW SOIL CLASSIFICATION
-TRENCH TYPE 5 (AWWA)
-DEPTH OF COVER 4' MINIMUM
-PVC PIPE
-PIPE BEDDED IN GRANULAR
-BACKFILL COMPACTED GRANULAR OR SELECT MATERIAL
-TEST PRESSURE OF 150 PSI WITH 2:1 SAFETY FACTOR

INSTALL A JOINT RESTRAINT DEVICE ON ALL
JOINTS THAT ARE WITHIN THE MINIMUM
LENGTH (L) TO BE RESTRAINED.

FOR RESTRAINING PUSH-ON C900 PVC FITTINGS USE:  EBAA SERIES 2500, UNI-FLANGE SERIES
1360-C

FOR RESTRAINING PUSH-ON C900 PVC PIPE JOINTS USE:  EBAA SERIES 1600(4" THROUGH 12"),
EBAA SERIES 2800 (14" THROUGH 30"), UNI-FLANGE SERIES 1350-C, UNI-FLANGE SERIES 1390-C.

FOR RESTRAINING PUSH-ON SDR-21 PR200 PVC PIPE JOINTS USE:  EBAA SERIES 6600(3" THROUGH
12"), UNI-FLANGE SERIES 1350-S, UNI-FLANGE SERIES 1390-S.

*LOWER RESTRAINT LENGTH CALCULATED FOR 2'
VERTICAL OFFSET

9
MECHANICAL JOINT RESTRAINT DETAIL (PVC)

5
STANDARD SANITARY LATERAL
CLEANOUT DETAIL

AWWA C900 PVC
DR 14 PIPE

10
BUS SHELTER DETAIL
(BLOOMINGTON TRANSIT)

11
STREET NAME SIGNSIGNET NAME 

11111111111111
STREE
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BEDROOM #2
10'-8" X 12'-3"

BEDROOM #1
10'-8" X 12'-2"

FLOOR PLAN:
1. THIRD PARTY LABEL, DATA PLATE, AND STATE LABEL TO BE LOCATED NEAR
OR INSIDE THE ELECTRICAL PANEL BOX. ALL OTHER BOXES THE THIRD PARTY
LABEL TO BE LOCATED INSIDE A KITCHEN CABINET, VANITY CABINET, OR AS
SHOWN ON FLOOR PLAN.

WINDOWS AND DOORS:
GLAZED OPENINGS IN BUILDINGS LOCATED IN WINDBORNE DEBRIS
REGIONS SHALL BE PROTECTED FROM WIND BORNE DEBRIS.
GLAZED OPENING PROTECTION FOR WIND BORNE DEBRIS SHALL
MEET THE REQUIREMENTS OF THE LARGE MISSILE TEST OF ASTM
E 1996 AND ASTM E 1886 REFERENCED THEREIN.
ALL WINDOWS 72" ABOVE GRADE LEVEL THAT ARE NOT 24" A.F.F.
(18" A.F.F. IF AMENDED BY STATE) REQUIRE OPENING LIMITING
DEVICES FOR FALL PROTECTION. (SHIPPED LOOSE FOR SITE
INSTALLATION)
ALL WINDOW AND DOOR GLASS TO BE DOUBLE PANE
ALL WINDOWS TO HAVE INSULATED GLAZING
ALL WINDOWS ARE PROVIDED WITH SCREENS
ALL WINDOWS NOTED AS EGRESS "E" COMPLY WITH SECTION R310
ALL EXTERIOR DOORS TO BE INSULATED AND PROVIDED WITH
WEATHER STRIPPING.

LIGHT/VENT SCHEDULE "BOX A"
ROOM SQ. FT. LIGHT VENT

REQUIRED PROVIDED REQUIRED PROVIDED
BEDROOM 1 130 10.40 5.20

BEDROOM 2 128 10.24 5.12
LIVING
ROOM/

KITCHEN
320 25.60 12.80

LIGHT/VENT SCHEDULE "BOX B"
ROOM SQ. FT. LIGHT VENT

REQUIRED PROVIDED REQUIRED PROVIDED
BEDROOM 1 130 10.40 5.20

BEDROOM 2 128 10.24 5.12
LIVING
ROOM/

KITCHEN
320 25.60 12.80

TOTAL BUILDING
SQ. FT. = 1736 SF

1ST FLOOR PLAN
BOX "A" SQ.FT. = 868 SF
BOX "B" SQ.FT. = 868 SF

DOOR & WINDOW LIGHT/VENT DATA

STYLE WIDTH HEIGHT LIGHT VENT

FIXED 1'-2" 5'-4" 3.11 N/A

SINGLE HUNG 42" 5'-4" 14.14 7.10

SINGLE HUNG 3'-6" 6'-0" 16.00 8.13

TRANSOM 5'-0" 1'-0" 3.11 N/A
EXT. DOOR (HALF

GLASS) 3'-0" 6'-8" 4.88 20.00
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