CITY OF BLOOMINGTON

September 18, 2025 @ 5:30 p.m.
City Hall, 401 N. Morton Street
Common Council Chambers, Room #115

https://bloomington.zoom.us/{/82448983657 ?pwd=enJxcnArK1pLVDI
NWGROTUA43dEpXdz09

Meeting ID: 824 4898 3657
Passcode: 319455



CITY OF BLOOMINGTON
BOARD OF ZONING APPEALS (Hybrid Meeting)
September 18, 2025 at 5:30 p.m.

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

Virtual Meeting: https://bton.in/Zoom

Meeting ID: 824 4898 3657 Passcode: 319455

Petition Map: https://bton.in/G6BIA

ROLL CALL

APPROVAL OF MINUTES: August 21, 2025

PETITIONS CONTINUED TO: October 23, 2025

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

CU-32-25/ ZR2025-07-0086 Springpoint Architects (Barre Klapper)
312 S. Arbutus Drive
Parcel: 53-08-03-202-053.000-009
Request: Conditional use approval to allow for construction
of a new “Dwelling, Fourplex” in the Residential Urban (R4)
zoning district. Case Manager: David Brantez

CU-33-24/ USE2024-11-0068 Hat Rentals, LLC
202 N. Walnut Street
Parcel: 53-05-33-310-028.000-005
Request: Request for conditional use approval of “student
housing or dormitory” to allow one four-bedroom unit in the
Mixed-Use Downtown (MD) zoning district.
Case Manager: Jackie Scanlan

Auxiliary aids for people with disabilities are available upon request with adequate notice. Please call 812-349-3429 or
E-mail human.rights@bloomingto.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 Melissa Hirtzel at hirtzelm@bloomington.in.gov and provide your name, contact information, and

alink to or description of the document or web page you are having problems with.

The City offers virtual options, including CATS public access television (live and tape delayed) found at https://catstv.net/.
Comments and questions will be encouraged via Zoom or_bloomington.in.gov rather than in person.




CU-33-25/ ZR2025-07-0087 Weihe Engineers (Saint Remy HOA)
3716 E. St Remy Drive
Parcel: 53-08-11-401-029.000-009
Request Variance from Environmental Standards to allow
maintenance to a detention pond and wetlands within St.
Remy in the Residential Small Lot (R3) zoning district. Also
requested is Conditional Use approval to allow a driveway
in the floodplain. Case Manager: Eric Greulich

V-39-25/ ZR2025-08-0094 Brownsmith Studios, LLC (Lucas Brown)
601 N. Morton Street
Parcel: 53-05-33-206-019.000-005
Request: Variance from Use Specific Standards requiring
ground floor dwelling units within 20 feet of the front
property line to be constructed a minimum of 3 feet
above the adjacent sidewalk grade for the use "Dwelling,
Multifamily" to allow the construction of a ground floor
dwelling unit in the Mixed-Use Downtown within the
Downtown Core Overlay (MD-DC) district. Case
Manager: Eric Greulich

V-40-25/ ZR2025-08-0095 HR Green, Inc. (Don Cowden Foundation, Inc.)
2500 W. 3" Street
Parcel(s): 53-05-31-301-019.000-005 & 53-05-31-301-
008.000-005
Request: Variance from maximum impervious surface

coverage and from minimum landscape area
requirements to allow a "Restaurant” in the Mixed-Use
Corridor (MC) zoning district. Case Manager: Eric
Greulich

PETITIONS:

V-35-25/ ZR2025-08-0089 Griffy Properties (Ethan Michaelson)
2403 N. Headley Road
Parcel: 53-05-27-200-003.000-005
Request: Determinate Sidewalk Variance for a single-
family dwelling (detached) located in the Residential
Medium Lot (R2) zoning district. Case Manager: Joe
Patterson

V-36-25/ ZR2025-08-0090 Mohsen Kianizadeh
2214 E. Maxwell Lane
Parcel: 53-08-03-100-037.000-009
Request: Variance from Driveway width standards for a
single-family dwelling (detached) within a Medium Lot
Residential (R2) zoning district. Case Manager: Joe
Patterson

Auxiliary aids for people with disabilities are available upon request with adequate notice. Please call 812-349-3429 or
E-mail human.rights@bloomingto.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 Melissa Hirtzel at hirtzelm@bloomington.in.gov and provide your name, contact information, and

alink to or description of the document or web page you are having problems with.

The City offers virtual options, including CATS public access television (live and tape delayed) found at https://catstv.net/.
Comments and questions will be encouraged via Zoom or_bloomington.in.gov rather than in person.




CU-37-25/ ZR2025-08-0088 Built, LLC (Madeline Sanders)
1320 S. Rogers Street
Parcel: 53-08-05-400-026.000-009
Request: Conditional use approval to allow a driveway,
parking, and structures within the floodplain to allow the
construction of 5 buildings for the use "Contractor's Yard"
within Parcel C of the Thomson Planned Unit Development
(PUD) zoning district. Case Manager: Eric Greulich

CU/V-38-25

ZR2025-08-0092 / ZR2025-08-0093  Sacksteder Properties, LLC
111 S. Jefferson Street
Parcel: 53-05-34-424-013.000-005
Request: Conditional use approval to allow a "Dwelling,
duplex" in the Residential Small Lot (R3) zoning district.
Also requested is a variance from front building setback
standards. Case Manager: Eric Greulich

Board of Zoning Appeals Members

Member Appointed By Term

Tim Ballard Mayor 1/1/2022-13/31/2025
Flavia Burrell Plan Commission 1/1/2023-12/31/2026

John Fernandez Mayor 1/1/2023-12/31/2026
Leslie Kutsenkow Mayor 1/1/2025-12/31/2028
Jo Throckmorton Common Council 1/1/2022-12/31/2025

Auxiliary aids for people with disabilities are available upon request with adequate notice. Please call 812-349-3429 or
E-mail human.rights@bloomingto.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 Melissa Hirtzel at hirtzelm@bloomington.in.gov and provide your name, contact information, and

alink to or description of the document or web page you are having problems with.

The City offers virtual options, including CATS public access television (live and tape delayed) found at https://catstv.net/.
Comments and questions will be encouraged via Zoom or_bloomington.in.gov rather than in person.




BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-35-25/ ZR2025-08-0089
STAFF REPORT DATE: September 18, 2025

Location: 2403 N Headley Rd

APPLICANT: Griffy Properties LLC (Ethan Michelson)
2415 N Headley Rd, Bloomington

OWNER: Griffy Properties LLC
2415 N Headley Rd, Bloomington

REQUEST: Determinate sidewalk variance for a “Dwelling, single-family (detached)” use located
in the Residential Medium Lot (R2) zoning district.

REPORT: This property is located at 2403 N Headley Road consisting of 0.79 acres. The property is
zoned Residential Medium Lot (R2). Immediately surrounding properties are also Residential
Medium Lot (R2) and have been developed with single-family residences. There are additional
properties along the east side of Headley Road zoned Mixed-Use Institutional (MI) primarily owned
by the Trustees of Indiana University. The future land use designation for this property is
Neighborhood Residential.

The petitioner had previously entered contract and set up a delivery date for his modular designed
single-family home and upon applying for the building permit, learned that Headley Road was
designated within the Transportation Plan for a 12-foot wide multi-use path. Due to the strict
timeline of his modular home delivery, the petitioner had concerns about integrating this additional
feature and worked with Planning Staff to receive his Building Permit by including the required 12-
foot wide multi-use path with his Site Plan with the understanding that he could later elect to seek a
variance, if desired. Upon further consideration of the layout and topographpy of the property and the
lack of any pedestrian facilities currently existing along Headley Road, the petitioner has elected to
seek relief from the requirement to build the multi-use path at this time.

UDO Section 20.04.050(d)(4)(A) states:

All developments shall integrate an interior and exterior pedestrian network comprised of concrete
sidewalks or asphalt paths for pedestrian transportation and recreation. This network shall include
pedestrian facilities along street frontages, multiuse trails where indicated on the Transportation
Plan, and pedestrian connector paths between developments and public destinations (e.g., schools,
parks, hospitals), nearby trails, other developments, and vacant land.

The UDO contains guiding language for the Board of Zoning Appeals for Determinate Sidewalk
Variance requests.

Determinate Sidewalk Variance Approval Criteria:
20.06.080(b)(3)(E)(1)(3): While not to be included as separate findings of fact, items to
consider when determining the practical difficulties or peculiar conditions associated with a



determinate sidewalk variance include, but are not limited to:

a) That the topography of the lot or tract together with the topography of the adjacent
lots or tract and the nature of the street right-of-way make it impractical for
construction of a sidewalk; or

b) That the pedestrian traffic reasonably to be anticipated over and along the street
adjoining such lot or tract upon which new construction is to be erected is not and
will not be such as to require sidewalks to be provided for the safety of pedestrians;
or

c) The adjacent lot or tracts are at present developed without sidewalks and there is no
reasonable expectation of additional sidewalk connections on the block in the near
future; or

d) The location of the lot or tract is such that a complete pedestrian network is present
on the other of the street on the same block; or

e) Uniformity of development of the area would best be served by deferring sidewalk
construction on the lot or tract until some future date.

The petitioner is requesting a determinate sidewalk variance to not require the installation of the
multi-use path along the property frontage along North Headley Road, as seen and described in the
Petitioner’s Statement.

CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE
20.06.080(b)(3)(E) Standards for Granting Variances from Development Standards:

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

1)

2)

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

PROPOSED FINDING: The granting of this variance will not be injurious to the public
health, safety, morals, or general welfare of the community. While it would be beneficial to
the public health and safety to have a multi-use path along this property’s frontage, there are
no pedestrian facilities to connect to on adjacent properties that not requiring the installation
of the path along this property at this time would be benefiting.

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

PROPOSED FINDING: The use and value of the area adjacent to the property will not be
affected in a substantially adverse manner by the approval of this variance. There is no
pedestrian facility currently provided in front of any properties along North Headley Road or
Matlock Road to the south. While it would be beneficial to community welfare to have a
multi-use path along the entire length of this property’s frontage, the construction would be
best forestalled until other development or projects necessitate the path’s construction.



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

PROPOSED FINDING: The Department finds that the strict application of the terms of the
UDO will result in practical difficulties in the use of the property in that requiring the multi-
use path at this time would require the path in a location that may not be appropriate if a
pedestrian network is installed along this corridor at a future time. This property and
surrounding properties are peculiar in nature in that they are on the periphery of the City
boundaries and are very rural in nature with a great degree of challenging topography along
all of these properties with little right-of-way beyond the edge of pavement along a majority
of Headley Road. Further peculiarity is found in that a majority of property along Headley
Road is owned by Indiana University where redevelopment that would require future
additional pedestrian improvements would not be triggered, further complicating the
likelihood that pedestrian improvements would happen outside of a much larger plan for the
area. Additionally, if the path were constructed, it would require removal of significantly
large canopy trees to facilitate its installation in the required location per the Transportation
Plan. These trees currently contribute to the streetscape and general character of the area and
would be a significant change to the existing topography. This path will best be coordinated
and installed when it can be connected to other properties with multi-use paths at a future
date to better facilitate path cohesion and maintenance.

RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt the
proposed findings and approve case V-35-25/ ZR2025-08-0089 with the following condition:

1. A zoning commitment for the determinate sidewalk variance must be recorded within 60
days.
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To:  Board of Zoning Appeals, City of Bloomington

From: Ethan Michelson

Re:  Statement in Support of Determinate Sidewalk Variance Petition, 2403 N. Headley Rd.,
Building Permit R-25-41

On:  September 4, 2025

Background

Building Permit R-25-41 for the construction of a single-family house at 2403 N. Headley Rd
(hereafter “the property”) stipulates the construction of a 12-foot multi-use path (hereafter “the
sidewalk”) set back 24-36 feet from the middle of Headley Road (or 11.8-23.8 feet from the edge
of Headley Road) and spanning the width of the property’s 60-foot parcel path. Figure 1 depicts
a close-up detail from the site plan showing the required location of the multi-use path.

Figure 1. Close-up Detail from Site Plan

| am requesting a Determinate Sidewalk Variance, which is a type of Development Standards
Variance, according to 20.06.080(b)(3)(E)(i)(3) of the City of Bloomington’s July 2025 Unified
Development Ordinance (UDO).

Criteria for Development Standards Variance

The three general criteria are:
(@) The approval will not be injurious to the public health, safety, morals, and general
welfare of the community; and
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(b) The use and value of the area adjacent to the property included in the development
standards variance will not be affected in a substantially adverse manner; and

(c) The strict application of the terms of this UDO will result in practical difficulties in the
use of the property; that the practical difficulties are peculiar to the property in question;
that the development standards variance will relieve the practical difficulties. (UDO,
p.371)

Specific criteria for a Determinate Sidewalk Variance include:

(a) That the topography of the lot or tract together with the topography of the adjacent lots or
tract and the nature of the street right-of-way make it impractical for construction of a
sidewalk; or

(b) That the pedestrian traffic reasonably to be anticipated over and along the street adjoining
such lot or tract upon which new construction is to be erected is not and will not be such
as to require sidewalks to be provided for the safety of pedestrians; or

(c) The adjacent lot or tracts are at present developed without sidewalks and there is no
reasonable expectation of additional sidewalk connections on the block in the near future;
or

(d) The location of the lot or tract is such that a complete pedestrian network is present on
the other side of the street on the same block; or

(e) Uniformity of development of the area would best be served by deferring sidewalk
construction on the lot or tract until some future date. (UDO, pp.371-2)

Evaluating Variance Criteria with Respect to the Property

Let me first consider each of the specific criteria pertaining to Determinate Sidewalk Variances.

(a) Topography includes trees, the preservation of which is an important priority of the City
of Bloomington. Indeed, approval of Building Permit R-25-41 was contingent upon the
creation of a tree preservation easement of approximately one-third of an acre. Surely the
City would prefer to preserve large white pine trees squarely in the middle of the
sidewalk’s required location (Figure 1). The pine trees in the middle of the sidewalk in
Figure 1 are the two that are closest to Headley Road in Figure 2. The diameters of these
two pine trees are approximately 13 and 22 inches. Figure 3 shows that these two pine
trees are 16-17 feet from the edge of Headley Road (or 18.2-19.2 feet from the middle of
Headley Road). We know that these two trees would be in the middle of the sidewalk
given that, as per Figure 1, it would be 11.8-23.8 feet from the edge of Headley Road.

(b) Pedestrian traffic on Headley Road is minimal. | rarely see pedestrians—typically no
more than one or two individuals per day.

(c) If this 60-foot sidewalk is installed, it would be the only sidewalk within a sizeable
radius. The closest existing sidewalk is the multi-use path along the 45/46 Bypass, which
is one-quarter of a mile away. There is not even one inch of sidewalk on Headley Road,
Matlock Road, Browncliff Lane, East Maplecrest Dr., or East Treadwell Lane. | certainly
have no expectation of additional sidewalk connections anywhere in the area anytime
soon.



Figure 2. Large White Pine Trees in Location of Sidewalk Site

Figure 3. Tape Measure Showing Distance from Edge of Headley Road

12
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(d) This criterion does not apply because, as explained above, there is no sidewalk anywhere
in the area, much less on the other side of Headley Road.

(e) According to the City of Bloomington’s long-range transportation plans, a multi-use path
is eventually intended for Headley Road. However, there is no clear timeline for its
construction, and, when it does occur, the City — not individual property owners — will
bear the cost. Requiring me to build an isolated segment now, at personal expense, would
be premature, inequitable, and potentially wasteful if the final alignment differs from the
current requirement. In other words, if, for the sake of “uniformity of development,” the
City decides to set the sidewalk further back or closer to Headley Road than the current
requirement, it may need to tear up and rebuild the sidewalk I spent a considerable
amount of money constructing, adding waste on top of inequity. This is precisely why
Katie Gandhi, when she was a city planner, told me on the phone in June 2024 that she
did not expect the City would require me to build a sidewalk.

Finally, let me consider general criteria.

(@) Since no sidewalk currently exists, preservation of the status quo is ipso facto not
injurious to the public health, safety, morals, and general welfare of the community.

(b) However, construction of a sidewalk 24-36 feet from the middle of Headley Road could
be injurious to the residents of the adjacent property, namely 2315 N. Headley Rd. Figure
4 shows that the entry point to the required sidewalk would be in the middle of the
adjacent property’s driveway. Not only would an entry point here adversely affect the
residents of the adjacent property, but it could also adversely affect pedestrians using the
sidewalk insofar as they would have to walk between cars and up a small hill.

(c) Owing to the topographical features discussed above, namely the large white pine trees in
the middle of the sidewalk site, there are clear practical difficulties that are peculiar to the
property in question.

Figure 4. View of the Entry Point to the Required Sidewalk from 2315 N. Headley Rd.
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Plot plan for 2403 N. Headley Rd. in support of
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LEGAL DESCRIPTION - TREE PROTECTION EASEMENT

A PART OF THE NORTHWEST QUARTER OF SECTION 27, TOWNSHIP 9 NORTH, RANGE 1 WEST AND A PART OF LAND
CONTAINED IN INSTRUMENT 2024010596, MONROE COUNTY, INDIANA, DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHWEST CORNER OF SAID INSTRUMENT, THENCE NORTH 01 DEGREES 15 MINUTES 50
SECONDS WEST ALONG THE WEST LINE THEREOF 60.02 FEET TO THE NORTHWEST CORNER THEREOF; THENCE
SOUTH 89 DEGREES 57 MINUTES 22 SECONDS EAST ALONG THE NORTH LINE THEREOF 258.30 FEET; THENCE
SOUTH 00 DEGREES 02 MINUTES 38 SECONDS WEST 60.00 FEET TO THE SOUTH LINE OF SAID INSTRUMENT; THENCE
NORTH 89 DEGREES 57 MINUTES 22 SECONDS WEST ALONG SAID SOUTH LINE 256.93 FEET TO THE POINT OF
BEGINNING, CONTAINING 0.355 ACRES, MORE OR LESS.

$89°657'22"E 569.63
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NOTE Smith Design Group, Inc.
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0 40 80 SURVEYOR LOCATION REPORT. Job: 6935
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SCALE: 1"=80' Date: 3/10/25 Page: 1/1
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-36-25/ ZR2025-08-0090
STAFF REPORT DATE: September 18, 2025

Location: 2214 E Maxwell Ln (Parcel #53-08-03-100-037.000-009)

PETITIONER: Mohsen Kianizadeh
106 E 2" St, Bloomington, IN

OWNER: Mohsen Kianizadeh & Sara Noorihoseini
106 E 2nd St, Bloomington, IN

REQUEST: Variance from driveway width standards for a “Dwelling, single-family (detached)” use
within a Medium Lot Residential (R2) zoning district.

REPORT: This 0.61 acre property is located at 2214 E Maxwell Lane and is zoned Residential
Medium Lot (R2). All surrounding properties are designated Residential Medium Lot (R2).
Surrounding land use consists primarily of single-family residential units. Rogers/Binford
Elementary Schools are located approximately one block north of this property. Future Land Use for
this area is designated as Neighborhood Residential.

The property has been developed with a single family residence and driveway that were approved
under CZC-2024-0784. The approved site plan that was submitted with the permit showed a
compliant 18" wide driveway. The owners now desire to place a 24-foot wide driveway on the
property as they have encountered difficulty with parking and maneuvering their vehicles on-site and
occasionally utilize on-street parking to meet their parking needs. Section 20.04.050(c)(3)(B) states
that “The width of a driveway between the required front building setback and the street shall not
exceed 18 feet.”

It is important to note that there was a cognitive change to the driveway width standards in the UDO
updates that were done in 2020 for single family residences and the language within the UDO was
purposefully changed from the previous width allowance of 22’ to a more narrow 18’ width to
provide a safer street design throughout the City that reduces conflict areas for pedestrians and for
vehicles.

The petitioner is requesting a variance from driveway width standards in the Residential Medium Lot
(R2) zoning district to allow for a 24-foot wide driveway forward of the dwelling unit’s front
setback.

CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE
20.06.080(b)(3)(E) Standards for Granting Variances from Development Standards:

A variance from the development standards of the Unified Development Ordinance may be approved
only upon determination in writing that each of the following criteria is met:
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1) The approval will not be injurious to the public health, safety, morals, and general welfare of
the community.

PROPOSED FINDING: The granting of this variance would be injurious to the public
health, safety, morals, or general welfare of the community as wider drivecuts create greater
dangers for pedestrians crossing driveways and create larger conflict areas for vehicles
entering and exiting properties into public streets. Allowing a 24’ wide drivecut increases
dangers to pedestrians and to vehicles.

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

PROPOSED FINDING: No adverse impacts to the use and value of surrounding properties
as a result of the requested variance are found. Several properties along Maxwell Lane have
lawful, nonconforming driveways that exceed the current 18-foot driveway width standard
that were installed prior to the current UDO standards.

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

PROPOSED FINDING: The Department does not find that the strict application of the
terms of the Unified Development Ordinance will result in any practical difficulties in the
use of the property that are a result of a condition that is peculiar to the property in question.
While the petitioner states that this would resolve parking and access difficulties, the
standard parking stall width for the City of Bloomington is 8.5 feet. An 18-foot wide
driveway more than accommodates two vehicle parking spaces. In addition, as mentioned
previously the restriction within the UDO for 18’ wide driveways was an intentional change
to increase safety throughout the City. While it is certainly acknowledged that there might be
a desire to have wider driveways, there is no demonstrated peculiar condition for this
property that places a unique hardship on this property specifically.

RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt the
proposed findings and deny case V-36-25/ ZR2025-08-0090.
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Variance Request — Wider Driveway

Property Address: 2214 E Maxwell Lane, Bloomington, IN 47401
Zoning District: R2 — Low-Density Residential
Requested Variance: Driveway width of 24 feet (UDO maximum is 18 feet)

Petitioner’s Statement

Dear Board of Zoning Appeals,

We respectfully petition the Board of Zoning Appeals to grant a variance
allowing a wider driveway than the 18-foot maximum permitted under the
UDO for properties zoned R2. The 18-foot limit creates a practical difficulty for
our property. An 18-foot driveway is very tight for two cars to park side by side, and
there is almost no room to maneuver if trash bins need to be taken to the curb, bicycles
or strollers to pass through just to name a few examples. This restriction would
regularly force us to park in the street.

As you can see in the attached photos (See PG 3:Photo 1 A,B,C — street views),
Maxwell Lane is a narrow street. Parking is allowed on both sides, which already
limits visibility and space for moving vehicles. At night, parked cars make it especially
dangerous for pedestrians walking along the street.

Maxwell Lane also has two pedestrian pathways that are unique to this block:

« One path leads directly to Rogers Binford Elementary School, which creates
heavy traffic during daily school drop-off and pickup (See PG 3: Photo 2 —
overview of area).

« The other path connects to a nearby neighborhood and the City bus stop, so
commuters and students often park on the street (Photo 2 — overview of
area).

This unusual combination results in traffic volumes and parking pressures not typical of
R2-zoned neighborhoods.

By allowing a 24-foot driveway, we will:
« Keep our vehicles off the street, reducing congestion.

« Improve pedestrian safety, especially at night when visibility is low.
« Ensure emergency vehicles can pass safely without obstruction.
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« Support the overall public interest by lessening reliance on scarce on-street
parking.

This variance will not harm adjacent properties. In fact, it benefits neighbors by
keeping more cars in the driveway and fewer on the street. The request is consistent

with the spirit of the UDO and the Comprehensive Plan, which both emphasize
safety, accessibility, and neighborhood compatibility.

For the reasons stated above, we respectfully request approval of this variance. This
adjustment will reduce street congestion, improve safety and better align with the
practical realities of this unique property location.

Respectfully submitted,

Sara Noorihoseini & Mohsen Kianizadeh

7~ \
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BLOOMINGTON BOARD OF ZONING APPEALS CASE#: CU-37-25

STAFF REPORT ZR?2025-08-0088
LOCATION: 1320 S. Rogers Street DATE: September 18, 2025
PETITIONER: Built, LLC

10650 N. Bennel Parkway
Zionsville, IN 46077

CONSULTANT: Spaceco
3850 Priority Way South, Suite #110
Indianapolis, IN 46240

REQUEST: Conditional use approval to allow a driveway, parking, and structures within the
floodplain to allow the construction of 5 buildings for the use "Contractor's Yard" within Parcel C
of the Thomson Planned Unit Development (PUD) zoning district

REPORT: This 6.42 acre property is located at the northwest corner of S. Rogers Street and W.
Hillside Drive. This site is located on Parcel C of the Thomson Planned Unit Development and is
currently undeveloped. Adjacent uses include offices to the north, office and manufacturing
associated with Novo Nordisk to the west, trucking and distribution to the south, and single family
residences in the McDoel Neighborhood to the east. Surrounding zoning includes Planned Unit
Development (Thomson PUD) to the north and west, Mixed Use Employment (ME) to the south
and Residential Multifamily (RM) to the east. The property is bordered by Clear Creek along the
west side of the property that has a regulated riparian buffer as well as 100-year floodplain. There
are no other known regulated environmental features.

This property received subdivision and PUD final plan approval in 2008 (PUD-31-08, PUD-22-
09, and PUD-06-10) to develop the overall site into an office park. However only one office
building and parking area were constructed and the overall property has remained undeveloped.
The petitioner is proposing to develop the site with 5 buildings that will be used for storage and
use as a “Contractor’s Yard”. There will be individual bays within each building that will be rented
and used for storage and flex space by the tenants. An interior system of driveways provides access
to the buildings from a drive that connects to Hillside Drive. There are no access drives proposed
or allowed on Rogers Street. There is an 8" wide multiuse path along Rogers Street that will be
replaced with a compliant 12” wide multiuse path and tree plot with street trees.

Approximately 50% of the property is encumbered with the floodway and floodway fringe of Clear
Creek. The petitioner has designed the site plan to avoid any disturbance within the floodway and
located all of the improvements to the east side of the property to minimize disturbance within the
floodway fringe. The petitioner will be placing fill within a portion of the floodway fringe to
elevate the proposed buildings to meet flood protection requirements so that the lowest finished
floor is 2” above the 100-year base flood elevation. The 100-year base flood elevation is 727.5” on
the upstream side of the site and 725.9” on the downstream side of the site. The proposed buildings
will therefore have a lowest finished floor of 729.5” on the upstream side of the site and 727.9” on
the downstream side of the site. No work is proposed within the floodway. To create compensatory
storage area to offset the proposed fill, the petitioner is showing two detention areas for floodplain



27

compensatory storage and one detention area for site detention and water quality requirements. No
permits are needed from the Indiana Department of Natural Resources (IDNR) for this project
since there will not be any work within the floodway. Compliance with Federal Emergency
Management Agency (FEMA) requirements will be submitted to FEMA once the project is
completed and the petitioner expects that a Letter of Map Revision (LOMR) will be required from
FEMA once the project is completed. A Floodplain Development Permit is also required by the
UDO. The petitioner has submitted all of the information required by the UDO for the Floodplain
Development Permit. Approval of the permit is contingent on the granting of the Conditional Use
approval for the proposed construction.

This petition was presented to the McDoel Neighborhood Association on September 4, 2025. At
that meeting neighbors had questions regarding the overall layout of the buildings, possible uses
within the buildings, possible storage of outdoor materials, and questions about impacts to the
floodplain.

Section 20.04.040(e)(1) of the UDO states that transportation facilities, including but not limited
to bridges, streets, and drives and buildings/structures are allowed within the floodway and
floodway fringe subject to approval under the Conditional Use process. The petitioner is requesting
Conditional Use approval to all the construction of the proposed drives and buildings.

CRITERIA AND FINDINGS FOR CONDITIONAL USE PERMIT

20.06.040(d)(6)(B) General Compliance Criteria: All petitions shall be subject to review and
pursuant to the following criteria and shall only be approved if they comply with these 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 buildings need modification to meet architectural
requirements, however the overall site plan meets all of the UDO requirements. Final review
and approval of the site plan is required by the Plan Commission and an application has been
submitted for major site plan approval (SP-28-25/SP2025-08-0084). As mentioned, approval
from the Indiana Department of Natural Resources (IDNR) is not required since there is no
proposed work within the floodway, however final review by FEMA will be required once the
project is complete. The petitioner has designed the site plan to meet all of the requirements of
FEMA. Final compliance with all state and federal requirements is required prior to
recommendation of final occupancy. Drainage and grading plans have also been submitted to
City of Bloomington Utilities (CBU) for review and an initial review letter from CBU has been
issued. There are water and sewer lines that access this site and no conflicts with connecting to
those services have been identified. Final acceptance and approval from CBU is required prior
to the issuance of any permits. There were several previous subdivision plats and site plan
approvals that were approved for this parcel under PUD-31-08, PUD-22-09, and PUD-06-10.
The petitioner has filed a revised plat for this property to amend the location of some of the
existing easements and will be reviewed by the Plan Commission.

20.06.040(d)(6)(C) ADDITIONAL CRITERIA APPLICABLE TO CONDITIONAL USES
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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
applicable adopted plans and policies.

PROPOSED FINDING: This proposal is in line with many of the goals of the
Comprehensive Plan. The Comprehensive Plan identifies this area with the “Employment
Center” land use category. The Comprehensive Plan states that the Employment Center district
includes professional and business offices, light assembly plants, flex-tenant facilities, and
research and development centers. This use incorporates a flex space design that allows
contractors to utilize the facilities for storage of work equipment and light flex space useage for
their businesses. The Thomson PUD also encourages supportive uses of adjacent
manufacturing uses. While this specific use does not have any on-site employees, it does
directly support local contractors and businesses with the provision of storage space to work
from. This location is also well served by existing services and utilities. The Comprehensive
Plan states that this district may produce a great amount of truck traffic and this location
immediately adjacent to Rogers Street and manufacturing uses is not out of character with this
area and the PUD.

ii.  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.

PROPOSED FINDING: The site has existing utility connection and no issues have been
identified with the proposed connections. Installation of a new multi-use path along the
property frontage is required by code and has been shown with the required tree plot.

iii.  Minimizes or Mitigates Adverse Impacts

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

2. The proposed development shall not cause significant adverse impacts on
surrounding properties nor create a nuisance by reason of noise, smoke, odors,
vibrations, or objectionable lights.

3. The hours of operation, outside lighting, and trash and waste collection must not pose
a hazard, hardship, or nuisance to the neighborhood.

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.

PROPOSED FINDING: There is a portion of the site that lies within the riparian buffer of Clear
Creek and the proposed site plan shows the required riparian buffer plantings within the riparian
buffer. As mentioned previously compensatory storage has been included to offset the proposed
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fill, therefore reducing impacts to the floodplain. There are no other known regulated natural,
scenic, or historic features that will be impacted. Although adjacent to the McDoel Historic
District, this property is not located within a historic district. With the provision of the
compensatory storage area, no adverse impacts are expected from the placement of the buildings
and drives in the floodway fringe. No changes to trash and waste collection service are expected.
This property and use are separated from the adjacent neighborhood to the east by Rogers Street,
which provides a spatial separation to help minimize impacts on the adjacent neighborhood. As
mentioned previously, this petition was presented to the McDoel Neighborhood Association and
the questions regarding the overall layout of the buildings, possible uses within the buildings,
possible storage of outdoor materials, and questions about impacts to the floodplain appeared to
be adequately addressed by the petitioner.

iv.  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: No phasing is proposed with this plan.

RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt
the proposed findings and approve CU-37-25/ZR2025-08-0088 with the following conditions:

1. Compliance with all State and Federal requirements is required prior to recommendation of
final occupancy.
2. A Floodplain Development permit is required prior to any site disturbance.
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City of Bloomington Planning and Transportation
City of Bloomington Board of Zoning Appeals
ATTN: Eric Greulich

401 N Morton Street
Suite 130
Bloomington, Indiana
47404

Petitioner Statement — BZA Filing
Project Narrative
The proposed project, BUILT Bloomington, is a proposed commercial development located at
1320 S Rogers Street in Bloomington, Indiana. The project consists of five (5) new buildings,
ranging in size from approximately 6,750 square feet to 13,800 square feet. The proposed use
for the site will be small-bay flex industrial spaces intended for storage and light trade
operations, limited to uses compliant with S-1 occupancy codes regarding hazardous materials
and consistent with Thomson PUD zoning parameters for industrial use. Client visits may occur
by private appointment; however, storefront retail is not permitted. The site will be accessed via
a new drive off of Hillside Drive and will include associated improvements such as parking,
stormwater management, and utilities.

Proposed stormwater management features include three (3) dry ponds: Ponds 1 and 2 will
provide compensatory storage for the floodplain fill required for the project, and Pond 3 will
provide detention and attenuation of site runoff prior to discharge. All site runoff will ultimately
discharge to West Branch Clear Creek.

Additional improvements include an underground stormwater conveyance system, proposed
water, sanitary, and gas utility infrastructure, landscaping improvements, and the creation of a
new plat to rearrange and establish easements. The total disturbed area for this development is
approximately 3.94 acres.

This submittal is accompanied by a preliminary civil plan set with revisions that reflect feedback
received from the Development Review Committee (DRC).

Site Description

The subject site is approximately 6.42 acres and currently consists of undeveloped ground with
grassy vegetation, along with areas of asphalt and gravel. The northern portion of the site
which is not slated for any hardscape improvements or buildings, contains an existing
pedestrian walkway and parking. The site is within the Thomson Planned Unit Development
(PUD) zoning district.

A portion of the site lies within a regulated flood zone area, including both Zone AE Floodplain
and Zone AE Floodway. The proposed development has been carefully designed to avoid
encroachment into the floodway, and any proposed fill within the floodplain will be offset through
the use of compensatory storage provided by Ponds 1 and 2. The development is therefore
intended to comply with all local, state, and federal floodplain management regulations.

Regulations require the finished floor elevations of all buildings located in a floodplain to be 2
feet above the Base Flood Elevation (BFE). The BFE at Buildings 1 and 4 which are in the flood
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plain was determined to be 727.50 and 725.90, respectively, through interpolation between
known BFE’s from the Flood Insurance Rate Map included in Tab 2 of the drainage report
included with this submittal. In the proposed development, Building 1’s finished floor elevation
will be 729.50 and Building 2 will be at 727.90 to comply with the 2 foot rule.

In addition to the building elevations, the site will also be graded in such a way to provide
storage to compensate for fill in the floodplain. Tab 5 of the drainage report details the
compensatory storage calculations and demonstrates satisfactory compensatory storage.
Proposed dry ponds 1 and 2 create 2,107 cubic yards of cut which compensates for the 1,853
cubic yards of fill in the floodplain.

Request
Conditional Use approval is requested from the Board of Zoning Appeals (BZA) for development

activity within the floodplain.

Please reach out to me with any questions or concerns.

P1ed et Py Somdins

Madeline Sanders, P.E.
Project Engineer

Spaceco, Inc.
317-719-3596
msanders@spacecoinc.com
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Floodplain Development Permit Application Checklist

Apply at https://bloomington.in.gov/planning/permits

Q Sealed site plans: Sealed drawings showing existing and proposed features may be
required including:

® Location of the floodplain and all proposed structures and/or alterations proposed
within the floodplain.

® Land grades

® Elevation of the top of the planned lowest floor (including basement) of all
proposed buildings. Elevation should be in NAVD 88 or NGVD

NA O Elevation (in NAVD 88 or NGVD) to which any non-residential structure will be
flood proofed

NA O Description of the extent to which any watercourse will be altered or relocated as
a result of proposed development. A hydrologic and hydraulic engineering study
is required, and any watercourse changes submitted to DNR for approval and then
to FEMA as a Letter of Map Revision

Q Buildings and structures
® Entrances and drives
Q Parking layout
Q Right-of-way
Q Right-of-way width
® Pavement width
Q Street name(s)
® sidewalks

NA O Dedications including streets and other major improvements planned by
the public for future construction on or adjacent to the tract as indicated by
the City of Bloomington Transportation Plan

& Landscaping
Y] Storage of materials

NA O No Rise Certification — if in floodway
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NAO Approval from federal and state agencies including:
NA O IDNR Construction in a Floodway Permit

Q Other local permits (such as site development, stormwater management, right-of-
way, etc)

Local permits underway
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STORMWATER NARRATIVE
INTRODUCTION

This report summarizes the stormwater management calculations for the proposed
BUILT Bloomington development located at 1320 S Rogers Street in Bloomington,
Indiana. The total site area is about 16.42 acres with about £3.94 acres of land
disturbance. The stormwater analysis was performed based on the requirements of the
City of Bloomington Utilities Stormwater Design Manual (June 26, 2024).

SOILS

Per the USDA NRCS Web Soil Survey, the primary soil types inside the project limits
are Crider-Urban land complex, 2 to 6 percent slopes (CtB, HSG B) and Udorthents,
loamy, (Ua, HSG none). A soils map is included in Tab 2.

FLOODPLAIN

Per the Flood Insurance Rate Map (FIRM) 18105C0143D, the site is partially located in
a flood hazard area Zone AE and a floodway Zone AE. The development does not
encroach on the regulatory floodway. A floodplain map is located in Tab 2 and
floodplain compensatory storage details are below. Floodplain calculations are included
in Tab 5.

EXISTING CONDITIONS

The existing site is approximately 6.42 acres and consists of undeveloped grassy
ground cover as well as some asphalt and gravel. The site generally drains from east to
west and is partially captured by an existing underground storm system that discharges
on the south side of the site to West Branch Clear Creek.

Refer to Tab 3 for an exhibit showing the site’s existing conditions and the portion of the
site’s property that will be disturbed by the proposed project. Table 1 below lists basin
information for the site’s disturbed area in the existing conditions.

Table 1. Disturbed Area/Existing Basin Information

Area Composite Time of Concentration 10-year 100-year
Curve Number Runoff Runoff
3.94 acres 75 6 min 13.62 cfs 26.74 cfs

PROPOSED CONDITIONS

The proposed development consists of five proposed buildings including a 6,750 sf
building, two £13,800 sf buildings, a £9,900 sf building, and a +7,200 sf building. Site
improvements also include asphalt pavement, drainage infrastructure, and associated
utility improvements. Table 2 shows the proposed basin information.
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Table 2. Proposed Basin Information

Area Composite Time of Concentration 10-year 100-year
Curve Number Runoff Runoff
2.52 acres 94 8 min 14.08 cfs 22.20 cfs

Much of the developed site will drain to a proposed storm sewer system and discharge
into Proposed Dry Pond 3. Along with its water quality function, the purpose of this
pond is to reduce the runoff from the proposed development to meet the allowable
release rates using an outlet control structure. The allowable release rates were
calculated using the site’s disturbed area of 3.94 acres multiplied by the peak discharge
limits from the City of Bloomington Utilities Stormwater Design Manual (0.5 cfs/acre for
the 10-year and 0.9 cfs/acre for the 100-year). Table 3 below shows a comparison of
the site’s allowable release rates to the pond’s discharge rates.

Table 3. Allowable Release Rates vs. Pond Discharge Rates

10-year 100-year

Allowable Release Rate 1.97 cfs 3.54 cfs

Pond Discharge Rate 1.84 cfs 2.02 cfs

Part of the proposed development involves removing existing underground storm
infrastructure while preserving the original drainage pattern.

Two existing storm pipes (24" CPP and 15" CPP) at the northwest corner of the site
which carry runoff from the developed area to the north and originally continued west to
West Branch Clear Creek will be rerouted to Proposed Dry Pond 1. The purpose of this
pond is to convey the runoff from these two existing pipes back to West Branch Clear
Creek and also provide compensatory storage in the floodplain which is explained more
in depth in the floodplain section below.

Two additional existing storm pipes (12" CMP and 24" clay) just east of the two pipes
described above which also convey runoff from the development to the north will be
intercepted by a proposed 30" RCP which will circumvent the proposed development
and carry the runoff from these two existing pipes to their original discharge point at the
south side of the site. The 30" RCP will also pick up any floodwater or rainfall that may
accumulate in Proposed Dry Pond 2.

STORMWATER DETENTION

Although there are three dry ponds proposed for this development, only Proposed Dry
Pond 3 will receive runoff from the site and serve to reduce the increased runoff. This
pond’s outlet structure is designed with an orifice to control the discharge rate to below
the allowable release rates as shown in Table 3 above. Refer to Tab 4 for outlet
structure design information and pond storage calculations.
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STORM SEWER SUMMARY

Proposed storm sewers for the project were designed using the Rational Method and
input values as described by the City of Bloomington Utilities Stormwater Design
Manual (June 26, 2024) for a 10-year peak storm event. Calculations are included in
Tab 4 of this report.

FLOODPLAIN COMPENSATION

Part of the proposed development is located in the floodplain of West Branch Clear
Creek as shown on the Flood Insurance Rate Map in Tab 2. As a result, design
decisions were made considering the regulations for construction in a floodplain
including the finished floor elevations of the buildings that encroach on the floodplain
as well as the compensatory storage requirements for fill in a floodplain.

Regulations require building finished floor elevations to be 2 feet above the Base
Flood Elevation (BFE) which was determined through interpolation to be
approximately 727.50 at Proposed Building 1's northwest corner and 725.90 at
Proposed Building 4’s northwest corner. The finished floor elevations of these
building and adjacent buildings were set at 729.50 and 727.90 to meet the 2-foot
requirement.

Special consideration was also given to the site’s grading. The total fill within the
limits of the floodplain up to the BFE was determined to be 1,853 cubic yards. This
volume or greater is the required volume of cut within the floodplain to meet the
compensatory storage requirements. Proposed Dry Ponds 1 and 2 create 2,107 cubic
yards of cut which is more than enough to compensate for the fill in the floodplain.
Detailed calculations for compensatory storage are included in Tab 5.

STORMWATER QUALITY

Per the City of Bloomington Utilities Stormwater Design Manual (June 26, 2024), a
treatment train is provided including a hydrodynamic separator and a dry pond in
series. The water quality flowrate (Qwq) used to size the hydrodynamic separators
was calculated as outlined in Chapter 6.9. Water quality flowrate (Qwq) calculations
are included in Tab 6 of this report. The hydrodynamic separator will be installed
offline just upstream of the outlet to the pond.
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SUMMARY

Design and calculations were performed according to the City of Bloomington Utilities
Stormwater Design Manual; therefore, no adverse impacts are anticipated from this
design.

If you have any questions, feel free to contact me.

Pt P poeacs Somdirs

Madeline Romeo Sanders, P.E.
msanders@spacecoinc.com
317-719-3596
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WETLANDS MAP

U.S. Fish and Wildlife Service, National Standards and Support Team,
wetlands_team@fws.gov

April 29, 2025
Wetlands

B Estuarine and Marine Deepwater

Estuarine and Marine Wetland

Freshwater Emergent Wetland
Freshwater Forested/Shrub Wetland

Freshwater Pond

. Lake
% Other

. Riverine

This map is for general reference only. The US Fish and Wildlife
Service is not responsible for the accuracy or currentness of the
base data shown on this map. All wetlands related data should
be used in accordance with the layer metadata found on the
Wetlands Mapper web site.

National Wetlands Inventory (NWI)
This page was produced by the NWI mapper
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Chance Flood Hazard zone x
Area with Reduced Flood Risk due to

OTHER AREAS OF Levee. See Notes. Zone X
FLOOD HAZARD Area with Flood Risk due to Levee zone D

4

NO SCREEN Area of Minimal Flood Hazard Zzone x

[ Effective LOMRs

OTHER AREAS Area of Undetermined Flood Hazard Zone D

GENERAL | = = == Channel, Culvert, or Storm Sewer
STRUCTURES |1 111111 Levee, Dike, or Floodwall

202 Cross Sections with 1% Annual Chance

—17.5 Water Surface Elevation
s— — — Coastal Transect
Base Flood Elevation Line (BFE)
———— Limit of Study
Jurisdiction Boundary
----- — Coastal Transect Baseline
OTHER |- —— Profile Baseline
FEATURES Hydrographic Feature

Digital Data Available
No Digital Data Available
MAP PANELS Unmapped

The pin displayed on the map is an approximate
point selected by the user and does not represent
an authoritative property location.

This map complies with FEMA's standards for the use of
digital flood maps if it is not void as described below.
The shown ies with FEMA's

accuracy standards

The flood hazard information is derived directly from the
authoritative NFHL web services provided by FEMA. This map
was exported on 10/22/2024 at 10:06 AM and does not
reflect changes or amendments subsequent to this date and
time. The NFHL and effective information may change or
become superseded by new data over time.

This map image is void if the one or more of the following map
elements do not appear: basemap imagery, flood zone labels,
legend, scale bar, map creation date, community identifiers,
FIRM panel number, and FIRM effective date. Map images for
unmapped and unmodernized areas cannot be used for
regulatory purposes.
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Custom Soil Resource Report

MAP LEGEND MAP INFORMATION
Area of Interest (AOI) = Spoil Area The soil surveys that comprise your AOIl were mapped at
1:15,800.
Area of Interest (AOI) 8 Stony Spot
Soils Very Stony Spot
O] Soil Map Unit Polygons L] ry stony Sp Warning: Soil Map may not be valid at this scale.
) o cf}s Wet Spot
v Soil Map Unit Lines oth Enlargement of maps beyond the scale of mapping can cause
o Soil Map Unit Points & er misunderstanding of the detail of mapping and accuracy of soil
) ) e Special Line Features line placement. The maps do not show the small areas of
Special Point Features contrasting soils that could have been shown at a more detailed
© Blowout Water Features scale.
Streams and Canals
E Borrow Pit .
Clay Spot Transportation Please rely on the bar scale on each map sheet for map
4 ay Spol - Rails measurements.
¢  Closed Depression —~ Interstate Highways . .
Gravel Pit Source of Map: Natural Resources Conservation Service
b4 avel Pi US Routes Web Soil Survey URL:
& Gravelly Spot Major Roads Coordinate System: Web Mercator (EPSG:3857)
@  Lendil Local Roads Maps from the Web Soil Survey are based on the Web Mercator
A LavaFlow Backaround projection, which preserves direction and shape but distorts
9 . distance and area. A projection that preserves area, such as the
s, Marsh or swamp o] Aerial Photography Albers equal-area conic projection, should be used if more
& Mine or Quarry accurate calculations of distance or area are required.
@  Miscellaneous Water This product is generated from the USDA-NRCS certified data as
©  Perennial Water of the version date(s) listed below.
%  RockOutcrop Soil Survey Area: Monroe County, Indiana
- Saline Spot Survey Area Data: Version 31, Aug 26, 2024
.+, Sandy Spot Soil map units are labeled (as space allows) for map scales
4=  Severely Eroded Spot 1:50,000 or larger.
¢  Sinkhole Date(s) aerial images were photographed: Jun 15, 2022—Jun
%;. Slide or Slip 21,2022
&  Sodic Spot The orthophoto or other base map on which the soil lines were

compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor
shifting of map unit boundaries may be evident.

10




Custom Soil Resource Report

Map Unit Legend

51

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
CtB Crider-Urban land complex, 2 to 0.2 4.7%
6 percent slopes
Ua Udorthents, loamy 3.8 95.3%
Totals for Area of Interest 4.0 100.0%

Map Unit Descriptions

The map units delineated on the detailed soil maps in a soil survey represent the
soils or miscellaneous areas in the survey area. The map unit descriptions, along
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more
maijor kinds of soil or miscellaneous areas. A map unit is identified and named
according to the taxonomic classification of the dominant soils. Within a taxonomic

class there are precisely defined limits for the properties of the soils. On the
landscape, however, the soils are natural phenomena, and they have the
characteristic variability of all natural phenomena. Thus, the range of some

observed properties may extend beyond the limits defined for a taxonomic class.
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without
including areas of other taxonomic classes. Consequently, every map unit is made

up of the soils or miscellaneous areas for which it is named and some minor

components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the
map unit, and thus they do not affect use and management. These are called
noncontrasting, or similar, components. They may or may not be mentioned in a
particular map unit description. Other minor components, however, have properties
and behavioral characteristics divergent enough to affect use or to require different

management. These are called contrasting, or dissimilar, components. They

generally are in small areas and could not be mapped separately because of the
scale used. Some small areas of strongly contrasting soils or miscellaneous areas
are identified by a special symbol on the maps. If included in the database for a

given area, the contrasting minor components are identified in the map unit
descriptions along with some characteristics of each. A few areas of minor
components may not have been observed, and consequently they are not

mentioned in the descriptions, especially where the pattern was so complex that it

was impractical to make enough observations to identify all the soils and

miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the

usefulness or accuracy of the data. The objective of mapping is not to delineate
pure taxonomic classes but rather to separate the landscape into landforms or
landform segments that have similar use and management requirements. The
delineation of such segments on the map provides sufficient information for the
development of resource plans. If intensive use of small areas is planned, however,

11
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&) Spaceco

Civil Engineering & Surveying

9575 W. Higg'ga_Road, Suite 700
Rosemont, Illinois 60018
(847) 696-4060

PROJECT: BUILT BLOOMINGTON PROJECT #: 13341
LOCATION: 1320 S ROGERS STREET DATE: 4/29/2025
LAST REVISED:
CALCULATION TITLE: CURVE NUMBER CALCULATION
DESCRIPTION: EXISTING BASIN
SITE CONDITION: EXISTING CONDITIONS
Soil Name Cover Description Curve Number Area
and (Cover Type, Treatment, and X Acres Product
Hydrologic hydrologic conditions; of
Group percent Impervious; Sqg. M. Curve Number
unconnected/connected Table and Area
(Appendix A) impervious area ratio 5-7 %
B IMPERVIOUS 98 0.35 34.08627181
B PERVIOUS (Gravel) 85 0.85 71.94754362
B PERVIOUS (Open Space, Fair Condition) 69 2.74 189.3745868
TOTALS = 3.94 295
0.0062 sg. mi
Total Product 295.41
N (weigh = = — = 75.
CN (weighted) Total Area 3.94 >.00

Total Pervious 0.85

Total Impervious 0.35 _

% Impervious 8.8% USECN - 75




&) Spaceco

Civil Engineering & Surveying

9575 W. Higg'gsRoad, Suite 700

Rosemont, Illinois 60018

(847) 696-4060

PROJECT: BUILT BLOOMINGTON PROJECT #: 13341
LOCATION: 1320 S ROGERS STREET DATE: 5/7/2025
LAST REVISED:
CALCULATION TITLE: TIME OF CONCENTRATION EXHIBIT
DESCRIPTION: DISTURBED AREA/EXISTING BASIN
SITE CONDITION: EXISTING CONDITIONS
SHEET FLOW SEGMENT ID 1
1. SUFACE DESCRIPTION (TABLE 3-1) Gravel
2. MANNING'S ROUGHNESS COEFF., n (TABLE 3-1) 0.03
3. FLOW LENGTH, L (TOTAL <= 100 FT) 100
4. TWO-YR 24-HR RAINFALL, P2 3.07
5. LAND SLOPE, S 0.0644
0.8
6. T,= 0'(;21 5(23 0.03 HR
1.73 MIN
SHALLOW CONCENTRATED FLOW SEGMENT ID 2
7. SUFACE DESCRIPTION (TABLE 3-1) UNPAVED (TYPE PAVED OR PAVED)
8. FLOW LENGTH, L 236 FT
9. LAND SLOPE, S 0.0371 '
10. AVERAGE VELOCITY (FIGURE 3-1) 3.11 FT/S
L
11. T,= 3600V 0.02 HR
1.3 MIN
SEGMENT ID 3 4 5
CHANNEL FLOW 12" PIPE 36" PIPE 48" PIPE
12. CROSS SECTIONAL FLOW AREA 3.14 7.065 7.065
13. WETTED PERIMETER, Py, 6.28 6.28 6.28
14. HYDRAULIC RADIUS, r=a/Py, 0.50 1.13 1.13
15. CHANNEL SLOPE, s #DIV/0! 0.0021 0.0011
16. MANNINGS ROUGHNESS COEFF., n 0.04 0.04 0.04
.y 199 r:3 s #DIV/0! 1.83 1.34
18. FLOW LENGTH, L 0 319 0
19. T;= L HR #DIV/0! 0.048 0.000
3600V MIN #DIV/0! 291 0.00
20. WATERSHED OR SUBAREATC OR Tt TOTAL 0.10
5.9

USE 6 MIN
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13341 Type Il 24-hr 100yr, 24hr Rainfall=6.81"

Prepared by Spaceco Printed 5/7/2025
HydroCAD® 10.10-6a s/n 11935 © 2020 HydroCAD Software Solutions LLC

Summary for Subcatchment 4S: EX

Runoff = 26.74 cfs @ 11.97 hrs, Volume= 1.308 af, Depth= 3.98"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type Il 24-hr 100yr, 24hr Rainfall=6.81"

Area (ac) CN Description
* 3.940 75
3.940 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)

6.0 Direct Entry,




57

13341 Type Il 24-hr 100yr, 24hr Rainfall=6.81"

Prepared by Spaceco Printed 5/7/2025
HydroCAD® 10.10-6a s/n 11935 © 2020 HydroCAD Software Solutions LLC

Events for Subcatchment 4S: EX

Event Rainfall Runoff Volume  Depth
(inches) (cfs) (acre-feet) (inches)
010yr, 24hr 4.44 13.62 0.658 2.00

100yr, 24hr 6.81 26.74 1.308 3.98
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9575 W. Higg'@eRoad, Suite 700

&) Spaceco

Civil Engineering & Surveying (847) 696-4060

PROJECT: BUILT BLOOMINGTON PROJECT #: 13341
LOCATION: 1320 S ROGERS STREET DATE: 5/7/2025
LAST REVISED:

CALCULATION TITLE: CURVE NUMBER CALCULATION
DESCRIPTION: PROPOSED BASIN
SITE CONDITION: PROPOSED

Soil Name Cover Description Curve Number Area
and (Cover Type, Treatment, and X Acres Product
Hydrologic hydrologic conditions; of
Group percent Impervious; Sqg. M. Curve Number
unconnected/connected Table and Area
(Appendix A) impervious area ratio 5-7 %
D IMPERVIOUS 98 1.98 193.932461
D PERVIOUS (Open Space, Good Condition) 80 0.54 43.00642792
TOTALS = 2.52 237
0.0039 sq. mi
Total Product 236.94
N (weighted) = = —— = 4.1
CN (weighted) Total Area 2.52 94.15
Total Pervious #REF!
Total Impervious 1.98
ECN =
% Impervious 78.6% USEC 94
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cfs/ac) = 1.97 cfs

100yr allow (3.94ac x AP
0.9 cfs/ac) = 3.54 cfs

10yr allow (3.94ac x 0.5
Zt

DRY POND

Reach Routing Diagram for 13341
Prepared by Spaceco, Printed 5/7/2025
1"

p
HydroCAD® 10.10-6a s/n 11935 © 2020 HydroCAD Software Solutions LLC

w
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13341 Type Il 24-hr 100yr, 24hr Rainfall=6.81"

Prepared by Spaceco Printed 8/15/2025
HydroCAD® 10.10-6a s/n 11935 © 2020 HydroCAD Software Solutions LLC

Summary for Subcatchment 3S: PR

Runoff = 2220 cfs @ 11.99 hrs, Volume= 1.281 af, Depth= 6.10"
Routed to Pond 4P : DRY POND

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type Il 24-hr 100yr, 24hr Rainfall=6.81"

Area (ac) CN Description
* 2.520 94
2.520 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
8.0 Direct Entry,
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13341 Type Il 24-hr 100yr, 24hr Rainfall=6.81"

Prepared by Spaceco Printed 8/15/2025
HydroCAD® 10.10-6a s/n 11935 © 2020 HydroCAD Software Solutions LLC

Events for Subcatchment 3S: PR

Event Rainfall Runoff Volume  Depth
(inches) (cfs) (acre-feet) (inches)
010yr, 24hr 4.44 14.08 0.789 3.76

100yr, 24hr 6.81 22.20 1.281 6.10
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13341 Type Il 24-hr 100yr, 24hr Rainfall=6.81"

Prepared by Spaceco Printed 8/15/2025
HydroCAD® 10.10-6a s/n 11935 © 2020 HydroCAD Software Solutions LLC

Summary for Pond 4P: DRY POND

Inflow Area = 2.520 ac, 0.00% Impervious, Inflow Depth = 6.10" for 100yr, 24hr event
Inflow = 2220 cfs @ 11.99 hrs, Volume= 1.281 af

Outflow = 2.02cfs @ 12.49 hrs, Volume= 1.281 af, Atten=91%, Lag= 30.0 min
Primary = 2.02cfs @ 12.49 hrs, Volume= 1.281 af

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Peak Elev= 723.87' @ 12.49 hrs Surf.Area= 62,350 sf Storage= 22,679 cf

Plug-Flow detention time=87.5 min calculated for 1.280 af (100% of inflow)
Center-of-Mass det. time= 87.5 min ( 850.9 - 763.4 )

Volume Invert Avail.Storage Storage Description
#1 720.30' 32,850 cf Custom Stage Data (Prismatic)Listed below (Recalc)
Elevation Surf.Area Inc.Store Cum.Store
(feet) (sg-ft) (cubic-feet) (cubic-feet)
720.30 100 0 0
721.00 1,392 522 522
722.00 5,135 3,264 3,786
723.00 7,730 6,433 10,218
723.70 9,852 6,154 16,372
724.00 100,000 16,478 32,850
Device Routing Invert Outlet Devices
#1  Primary 720.30" 12.0" Round Culvert

L=20.0" RCP, groove end projecting, Ke=0.200
Inlet / Outlet Invert= 720.30'/ 718.71' S=0.0795"'" Cc=0.900
n=0.013, Flow Area= 0.79 sf

#2 Device 1 720.30' 6.5" Vert. Orifice/Grate C=0.600 Limited to weir flow at low heads

Primary OutFlow Max=2.02 cfs @ 12.49 hrs HW=723.87" (Free Discharge)
T _1=Culvert (Passes 2.02 cfs of 8.29 cfs potential flow)
2=0Orifice/Grate (Orifice Controls 2.02 cfs @ 8.75 fps)
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13341 Type Il 24-hr 100yr, 24hr Rainfall=6.81"

Prepared by Spaceco Printed 8/15/2025
HydroCAD® 10.10-6a s/n 11935 © 2020 HydroCAD Software Solutions LLC

Events for Pond 4P: DRY POND

Event Inflow Primary Elevation Storage
(cfs) (cfs) (feet) (cubic-feet)
010yr, 24hr 14.08 1.84 723.31 12,763

100yr, 24hr 22.20 2.02 723.87 22,679
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(Z) Spaceco

Civil Engineering & Surveying

PROJECT:
LOCATION:

BUILT BLOOMINGTON

1320 S ROGERS STREET

DESCRIPTION:

3850 Priority Way Sosty Drive Suite 110
Indianapolis, Indiana 46240

PROJECT #:
DATE:
LAST REVISED:

CALCULATION TITLE: STORM BASIN RATIONAL COMPOSITE C

13341

(317) 779-2194

5/7/2025

Rational Method Runoff Coefficients

Roof 0.95
Asphalt 0.82
Lawn 0.21
101
Roof (sf) |Asphalt (sf) [Lawn (sf) [Total (sf) [Total (acres) | Composite C
0 4123 0 4123 0.09 0.82
101+ROOF
Roof (sf) |Asphalt (sf) [Lawn (sf) [Total (sf) [Total (acres) | Composite C
8550 4123 0 12673 0.29 0.91
102
Roof (sf) |Asphalt (sf) [Lawn (sf) [Total (sf) [Total (acres) | Composite C
0 7995 2690 10685 0.25 0.67
102+ROOF
Roof (sf) |Asphalt (sf) [Lawn (sf) [Total (sf) [Total (acres) | Composite C
8550 7995 2690 19235 0.44 0.79
103A
Roof (sf) |Asphalt (sf) [Lawn (sf) [Total (sf) [Total (acres) | Composite C
0 340 2786 3126 0.07 0.28
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104

Roof (sf)

Asphalt (sf)

Lawn (sf)

Total (sf)

Total (acres)

Composite C

0

5750

0

5750

0.13

0.82

104+ROOF

Roof (sf)

Asphalt (sf)

Lawn (sf)

Total (sf)

Total (acres)

Composite C

13796

5750

0

19546

0.45

0.91

105

Roof (sf)

Asphalt (sf)

Lawn (sf)

Total (sf)

Total (acres)

Composite C

0

5750

0

5750

0.13

0.82

105+ROOF

Roof (sf)

Asphalt (sf)

Lawn (sf)

Total (sf)

Total (acres)

Composite C

13796

5750

0

19546

0.45

0.91

106

Roof (sf)

Asphalt (sf)

Lawn (sf)

Total (sf)

Total (acres)

Composite C

0

0

4916

4916

0.11

0.21

111

Roof (sf)

Asphalt (sf)

Lawn (sf)

Total (sf)

Total (acres)

Composite C

0

4243

0

4243

0.10

0.82

111+ROOF

Roof (sf)

Asphalt (sf)

Lawn (sf)

Total (sf)

Total (acres)

Composite C

3375

4243

0

7618

0.17

0.88

112

Roof (sf)

Asphalt (sf)

Lawn (sf)

Total (sf)

Total (acres)

Composite C

0

5437

0

5437

0.12

0.82

112+ROOF

Roof (sf)

Asphalt (sf)

Lawn (sf)

Total (sf)

Total (acres)

Composite C

3375

5437

0

8812

0.20

0.87

3850 Priority Way Sosts Drive Suite 110
Indianapolis, Indiana 46240

(317) 779-2194
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. Project Name: BUILT Bloomington
Plan View

Stormwater Studio 2025 v 3.0.0.38 08-14-2025

Project File: 13341.sws
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PrOflle VleW Project Name: BUILT Bloomington

Stormwater Studio 2025 v 3.0.0.38 08-14-2025

Project File: 13341.sws
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PrOflle VleW Project Name: BUILT Bloomington

Stormwater Studio 2025 v 3.0.0.38 08-14-2025

Project File: 13341.sws
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PrOflle VleW Project Name: BUILT Bloomington

Stormwater Studio 2025 v 3.0.0.38 08-14-2025

Project File: 13341.sws
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Project Name: BUILT Bloomington

Storm Sewer Tabulation

Stormwater Studio 2025 v 3.0.0.38 08-14-2025
Line £ Drng Area ® CxA Tc 2 <] 2 2 Line Invert Elev HGL Elev Surface Elev Line
o < 7] = o 7]
ID 2 K5 2 8] 8| 8 No
S s g | Q 2 |
Incr | Total 14 Incr | Total | Inlet | Syst £ 3} > Size | Slope Up Dn Up Dn Up Dn
(f) | (ac) | (ac) [ (C) (min) | (min) (in/hr)| (cfs) | (cfs) | (ft/s) | (in) [ (%) (ft) (ft) (ft) (ft) (ft) (ft)
P-(76) (Storm Line - 100) | 70.94 | 0.290 | 2.180 | 0.91 0.26 | 1.80 5.0 712 | 657 | 11.81 | 11.72 | 4.25 24 0.19 | 72214 | 722.00 | 723.79 723.65 | 727.24 725.42 1
P-(59) (Storm Line - 100) | 82.50 | 0.440 | 1.890 | 0.79 | 0.35 | 1.53 5.0 6.80 | 6.68 | 10.24 | 12.05 | 3.29 24 0.20 | 722.30 | 72214 | 724.22 72411 727.32 727.24 2
P-(58) (Storm Line - 100) | 50.45 | 0.000 | 1.450 | 0.00 0.00 1.19 0.0 6.60 6.75 8.00 | 12.01 | 2.67 24 0.20 722.61 722.50 724.39 724.35 727.82 727.32 3
P-(26) (Storm Line - 100) [ 93.80 | 0.450 | 1.010 | 0.91 0.41 0.84 5.0 6.09 6.93 5.84 6.26 3.64 18 0.25 723.34 723.11 724.60 724.42 728.73 727.82 4
P-(31) (Storm Line - 100) [ 115.00| 0.450 | 0.560 | 0.91 0.41 0.43 5.0 5.58 713 3.08 | 4.17 2.75 15 0.30 723.94 723.59 724.94 724.79 728.73 728.73 5
P-(52) (Storm Line - 100) [ 62.50 | 0.110 | 0.110 | 0.21 0.02 | 0.02 5.0 5.00 7.37 0.17 2.49 0.26 12 0.35 724.41 724.19 725.10 725.10 728.15 728.73 6
P-(38) (Storm Line - 100) [ 40.00 | 0.070 | 0.070 | 0.28 0.02 0.02 5.0 5.00 7.37 0.14 2.49 0.23 12 0.35 723.86 723.72 724.55 724.55 728.40 727.82 7
P-(81) (Storm Line - 100) (106.00| 0.000 | 0.370 | 0.00 | 0.00 | 0.32 5.0 6.00 | 6.97 | 225 | 552 | 1.37 18 0.20 | 723.32 723.11 72456 | 724.53 728.57 727.82 8
P-(80) (Storm Line - 100) [ 93.80 | 0.170 | 0.370 | 0.88 0.15 0.32 5.0 5.48 717 2.32 3.43 2.33 15 0.20 723.75 723.57 724.65 724.57 728.90 728.57 9

P-(79) (Storm Line - 100) | 86.74 | 0.200 | 0.200 | 0.87 | 0.17 | 0.17 5.0 5.00 [ 737 | 1.28 | 231 | 249 12 0.30 | 724.27 | 724.00 | 724.83 | 724.71 728.90 | 728.90 10

Notes: IDF File = BloomingtonIDF.idf, Return Period = 10-yrs. Project File: 13341.sws
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Energy Grade Llne Ca|CU|atIOnS Project Name: BUILT Bloomington
Stormwater Studio 2025 v 3.0.0.38 08-14-2025
Downstream £ Upstream Pipe Junction

| |
vt oopn| avea | HSL | vt | e | ESL | | vt oo v | HSL | vr | Yol | ESL |5 |Enrov| Hola | Eota | Enve
(in) (cfs) (ft) (ft) | (saft) (ft) (ft/s) [ (ft) (ft) (ft) (ft) (ft) | (saft) (ft) (ftis) | (ft) (ft) (ft) (ft) (ft) (ft)
1 24 11.81 | 722.00 | 1.65° | 2.78 | 723.65 | 425 | 0.28 | 723.93 [70.94 [ 72214 | 165 | 2.78 | 723.79 | 4.25 | 0.28 | 724.07 | 0.011 [ 0.137 | 723.93 | 724.21 0.14
2 24 10.24 | 72214 | 1.98 | 3.14 | 72411 | 327 | 017 | 724.28 | 8250 | 722.30 | 1.91 [ 3.09 | 724.22 | 3.31 | 017 | 724.39 | 0.011 [ 0.107 | 724.25 | 724.42 0.03
3 24 8.00 | 722,50 | 1.85 | 3.03 | 724.35 | 2.64 | 0.11 | 724.46 |50.45| 72261 | 1.78 | 2.96 | 724.39 | 2.71 | 0.11 | 724.50 | 0.011 [ 0.040 | 724.43 | 724.55 0.05
4 18 5.84 | 72311 | 131 | 1.64 | 72442 | 356 | 0.20 | 724.61 [93.80 | 723.34 | 1.25 | 1.57 | 72460 | 3.71 | 0.21 | 724.81 | 0.011 [ 0.195 | 724.64 | 724.85 0.04
5 15 3.08 | 72359 | 119 | 1.21 | 724.79 | 255 | 0.10 | 724.89 [115.00| 723.94 | 1.00 | 1.05 | 724.94 | 2.94 | 0.13 | 725.07 | 0.011 [ 0.180 | 724.96 | 725.10 0.03
6 12 0.17 | 72419 | 091 | 0.75 | 725.10 | 0.23 | 0.00 | 725.10 [62.50 | 724.41 | 0.69 | 0.58 | 725.10 | 0.29 | 0.00 | 725.10 | 0.011 [ 0.002 | 725.10 | 725.10 0.00
7 12 0.14 | 723.72 | 0.83 | 0.70 | 724.55 | 0.21 | 0.00 | 724.55 | 40.00 | 723.86 | 0.69 | 0.58 | 724.55 | 0.25 | 0.00 | 724.55 | 0.011 [ 0.001 | 724.55 | 724.55 0.00
8 18 225 | 72311 | 143 | 1.73 | 72453 | 1.30 | 0.03 | 724.56 [106.00| 723.32 | 1.24 | 1.57 | 724.56 | 1.44 | 0.03 | 724.59 | 0.011 [ 0.032 | 724.59 | 724.62 0.03
9 15 2.32 | 72357 | 1.00 | 1.05 | 724.57 | 2.20 | 0.08 | 724.64 [93.80 | 723.75 | 0.90 | 0.94 | 72465 | 2.46 | 0.09 | 724.75 | 0.011 | 0.103 | 724.67 | 724.77 0.02
10 12 1.28 | 724.00 | 0.71 | 0.60 | 724.71 | 215 | 0.07 | 724.79 | 86.74 | 724.27 | 0.56 | 0.45 | 724.83 | 2.83 | 0.12 | 724.95 | 0.011 | 0.166 | 724.85 | 724.98 0.02

Notes: Return Period = 10-yrs. * Normal depth. Project File: 13341.sws
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PROJECT: BUILT BLOOMINGTON PROJECT #: 13341
LOCATION: 1320 S ROGERS STREET DATE: 5/21/2025
CALCULATION TITLE: INLET CAPACITY CALCULATIONS
DESCRIPTION: INLET BASINS
SITE CONDITION: PROPOSED
Curb Inlet (R-3287-10V)
A= Square Foot Open = 210 ft? = 1.05 ft* (50% clogged)

P= Weir Perimeter = 550 ft = 2.75 ft (50% clogged)

Curb Inlet (R-3287-SB10)
A= Square Foot Open = 1.50 ft* = 0.75 ft* (50% clogged)
P= Weir Perimeter = 550 ft = 2.75 ft (50% clogged)

Flat Grate Inlet (R-3405)
A= Square Foot Open = 1.50 ft* = 0.75 ft* (50% clogged)
P= Weir Perimeter = 790 ft = 3.95 ft (50% clogged)

Beehive Inlet (R-4342)
A= Square Foot Open = 2,00 ft? = 1.00 ft? (50% clogged)
P= Weir Perimeter = 6.00 ft = 3.00 ft (50% clogged)

Reference: Neenah

Q=3.0P(d)** Weir Condition (d<0.3')
Q=4.89A(d)"? Orifice Condition (d>0.4")
Reference: HERPICC Stormwater Drainage Manual-Revised July 1994 (Equations 5.3.2 & 5.3.3)

(control depth is based on d(weir) if d(weir)<0.4, if d(weir)>0.4 then d(orifice))

STR. # | Type | Area [ Weighted "C" Value | Intensity | Q | Depth (d weir)| Depth (d orifice) | Max Depth | Allowable Depth
| (ac) | | (in/br) ] (cfs) | (ft) | (ft) | (| 6inches
101 Flat Grate Inlet (R-3405) 0.09 0.82 7.46 0.58 0.13 0.04 0.13 OK
102 Flat Grate Inlet (R-3405) 0.25 0.67 7.46 1.22 0.22 0.09 0.22 OK
103A Beehive Inlet (R-4342) 0.07 0.28 7.46 0.15 0.06 0.01 0.06 OK
104 Flat Grate Inlet (R-3405) 0.13 0.82 7.46 0.81 0.17 0.06 0.17 OK
105 Flat Grate Inlet (R-3405) 0.13 0.82 7.46 0.81 0.17 0.06 0.17 OK
106 Beehive Inlet (R-4342) 0.11 0.21 7.46 0.18 0.07 0.01 0.07 OK
111 Flat Grate Inlet (R-3405) 0.10 0.82 7.46 0.60 0.14 0.04 0.14 OK

112 Flat Grate Inlet (R-3405) 0.12 0.82 7.46 0.76 0.16 0.06 0.16 OK




TAB 5
FLOODPLAIN FILL/
COMPENSATION CALCULATIONS
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By user: mromeo
Drawing: N:\Projects 13000-13999\13341 - INDY\EARTHWORK\N:\Projects 13000-13999\13341 -
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Cut Fill 2d Area Cut Fill Net
Name TYPe | Factor | Factor (Sq. Ft.) (Cu. Yd.) (Cu. Yd.) (Cu. Yd.)
BFEvsPG_FloodOnly | full 1.000 1.000 59830.04 2107 2084 24<Cut>
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Civil Engineering & Surveying

PROJECT: BUILT BLOOMINGTON

LOCATION: 1320 S ROGERS STREET

CALCULATION TITLE: COMPENSATORY STORAGE

PROJECT #:
DATE:
LAST REVISED:

80

13341
8/15/2025

DESCRIPTION: FILL CALCULATION

SITE CONDITION: PROPOSED

PROPOSED FILL IN FLOODPLAIN

1) FILL FROM EXISTING GRADE = 3,937 CY
TO PROPOSED GRADE

2) FILLFROM BFETO = 2,084 CY
PROPOSED GRADE

3) TOTAL FILL IN FLOODPLAIN = 1,853 CY

(LINE 1 - LINE 2)
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Z) Spaceco

Civil Engineering & Surveying

PROJECT: BUILT BLOOMINGTON PROJECT #: 13341
LOCATION: 1320 S ROGERS STREET DATE: 8/15/2025
LAST REVISED:

CALCULATION TITLE: COMPENSATORY STORAGE
DESCRIPTION: CUT CALCULATION
SITE CONDITION: PROPOSED

PROPOSED CUT IN FLOODPLAIN

TOTAL CUT FROM BFE = 2,107 CYD
GRADE TO PROPOSED GRADE
(COMPENSATORY CUT)

COMPENSATORY CUT IS GREATER THAN TOTAL FILL IN FLOODPLAIN



TAB 6
WATER QUALITY
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3850 Priority Way SotBBDrive, Suite 110
S a ‘ e‘ o Indianapolis, Indiana 4624(
(317) 779-2194

Civil Engineering & Surveying

PROJECT: BUILT BLOOMINGTON PROJECT #: 13341

LOCATION: 1320 S ROGERS STREET DATE: 8/15/2025
LAST REVISED:

CALCULATION TITLE: WATER QUALITY CURVE NUMBER CALCULATION

Storm Line -1 STR 100A

I = 79 percentage of impervious cover (%)

Rv = 0.05 + 0.0091
Rv = 0.76
WAQui = (1 inch)Rv
WQyi = 0.76

CNwg=  1000/(10+5P+10WQvi-10(Wqvi*2+1.25WQviP)*1/2)
CNwag = 98

Tc = 8.00 min
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13341_WQ Type Il 24-hr Rainfall=1.00"

Prepared by Spaceco Printed 8/15/2025
HydroCAD® 10.10-6a s/n 11935 © 2020 HydroCAD Software Solutions LLC

Summary for Subcatchment 3S: WQ

Runoff = 3.04 cfs@ 11.99 hrs, Volume= 0.166 af, Depth= 0.79"
Routed to nonexistent node 4P

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.05 hrs
Type Il 24-hr Rainfall=1.00"

Area (ac) CN Description
* 2.520 98
2.520 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
8.0 Direct Entry,
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DEPARTMENT OF ENVIRONMENTAL PROTECTION

PHILIP D. MURPHY DIVISION OF WATERSHED PROTECTION AND RESTORATION SHAWN M. LATOURETTE
Governor BUREAU OF NJPDES STORMWATER PERMITTING Commissioner
P.O. Box 420 Mail Code 501-02A
TAHESHA L. WAY Trenton, New Jersey 08625-0420
Lt. Governor 609-633-7021 / Fax: 609-777-0432

https://dep.nj.gov/stormwater/

May 15, 2025

Bo Liu, P.E., Ph.D.

Senior Engineer

Advanced Drainage Systems, Inc.
4640 Trueman Boulevard

Hilliard, OH 43206

Re: MTD Lab Certification
Arcadia Hydrodynamic Separator by ADS
Online Installation

TSS Removal Rate 50%
Dear Dr. Liu:

The Stormwater Management rules under N.J.A.C. 7:8-5.2(f) and 5.2(j) allow the use of manufactured
treatment devices (MTDs) for compliance with the design and performance standards at N.J.A.C. 7:8-5 if
the pollutant removal rates have been verified by the New Jersey Corporation for Advanced Technology
(NJCAT) and have been certified by the New Jersey Department of Environmental Protection (NJDEP).
Advanced Drainage Systems, Inc. (ADS) has requested a Laboratory Certification for the Arcadia
Hydrodynamic Separator (Arcadia).

The project falls under the “Procedure for Obtaining Verification of a Stormwater Manufactured Treatment
Device from New Jersey Corporation for Advanced Technology” dated August 4, 2021. The applicable
protocol is the “New Jersey Laboratory Testing Protocol to Assess Total Suspended Solids Removal by a
Hydrodynamic Sedimentation Manufactured Treatment Device” dated January 1, 2021, and last updated
April 25, 2023.

NJCAT verification documents submitted to the NJDEP indicate that the requirements of the
aforementioned protocol have been met or exceeded. The NJCAT letter also included a recommended
certification TSS removal rate and the required maintenance plan. The NJCAT Verification Report with
the Verification Appendix (dated May 2025) for this device is published online at
http://www.njcat.org/verification-process/technology-verification-database.html.

The NJDEP certifies the use of the Arcadia Hydrodynamic Separator by Advanced Drainage
Systems, Inc. at a TSS removal rate of 50% when designed, operated and maintained in accordance
with the information provided in the Verification Appendix and the following conditions:

New Jersey is an Equal Opportunity Employer 1 Printed on Recycled Paper and Recyclable
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The maximum treatment flow rate (MTFR) for the manufactured treatment device is calculated
using the New Jersey Water Quality Design Storm (1.25 inches in 2 hrs) in N.J.A.C. 7:8-5.5.

The Arcadia Hydrodynamic Separator shall be installed using the same configuration reviewed by
NJCAT and shall be sized in accordance with the criteria specified in item 6 below.

This Arcadia Hydrodynamic Separator cannot be used in series with another MTD or a media filter
(such as a sand filter) to achieve an enhanced removal rate for total suspended solids (TSS) removal
under N.J.A.C. 7:8-5.5.

Additional design criteria for MTDs can be found in Chapter 11.3 of the New Jersey Stormwater
Best Management Practices (NJ Stormwater BMP) Manual which can be found on-line at
https://dep.nj.gov/stormwater/.

The maintenance plan for a site using this device shall incorporate, at a minimum, the maintenance
requirements for the Arcadia Hydrodynamic Separator. A copy of the maintenance plan is attached
to this certification. However, it is recommended to review the maintenance website at
https://assets.adspipe.com/m/2b13451739fb2bfe/original/Arcadia-Separator-Maintenance-
Guide.pdf? gl=1*1y3snpz* gcl au*MjAONDYOM]Y30S4xNzQzNjAwWNzky* ga*ODM4MDE
30DA21jE3MzUINzASNzQ.* ga 1TPLCID3R7*czE3NDczMzQyODMkbzkkZzEkdDE3NDc
zMzQONDEkaj YwJGww]GgzMTIzMzMzN]Y for any changes to the maintenance requirements.

Sizing Requirements:

The example below demonstrates the sizing procedure for the Arcadia Hydrodynamic Separator:

Example: A 0.25-acre impervious site with a slope of 5% is to be treated to 50% TSS removal
using an Arcadia Hydrodynamic Separator. The hydraulically most distant point to the
inlet of the Arcadia is 110 feet. The site is located in an area for which the projected

2-year storm rainfall depth was calculated to be 3.84 inches.

Maximum Treatment Flow Rate (MTFR) Evaluation:

The site runoff (Q) was based on the following:

CN = 98 (Curve Number for impervious)

Dimensionless Unit Hydrograph (DUH) = SCS Standard DUH (peak rate factor of 484)
Time of concentration = 0.8 minutes

Q=0.77 cfs

Given the site runoff is 0.77 cfs and based on Table 1 below, the Arcadia ARC3 model with an
MTER of 0.95 cfs would be the smallest model approved that could be used for this site that could
remove 50% of the TSS from the impervious area without exceeding the MTFR.

The sizing table corresponding to the available system models is noted below. Additional
specifications regarding each model can be found in the Verification Appendix.
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Table 1: Arcadia Hydrodynamic Separator Models and Associated MTFRs

Arcadia Diameter Maximum Treatment Hydraulic
Hydrodynamic (ft) Treatment Flow Area Loading Rate
Separator Model Rate (cfs) (sq. ft.) (gpm/sq. ft.)
Arcadia ARC3 3 0.95 7.07 60.0
Arcadia ARC4 4 1.68 12.57 60.0
Arcadia ARCS5 5 2.63 19.63 60.0
Arcadia ARC6 6 3.78 28.27 60.0
Arcadia ARCS 8 6.72 50.27 60.0
Arcadia ARCI10 10 10.5 78.54 60.0

Be advised a detailed maintenance plan is mandatory for any project with a Stormwater BMP subject to the
Stormwater Management Rules, N.J.A.C. 7:8. The plan must include all the items identified in the
Stormwater Management Rules, N.J.A.C. 7:8-5.8. Such items include, but are not limited to, the list of
inspection and maintenance equipment and tools, specific corrective and preventative maintenance tasks,
indication of problems in the system, and training of maintenance personnel. Additional information can

be found in Chapter

8: Maintenance and Retrofit of Stormwater Management Measures.

If you have any questions regarding the above information, please contact Peter Plianthos of my office at
Lisa.Schaefer@dep.nj.gov.

Sincerely,

Gabriel Mahon, Chief

Bureau of NJPDES Stormwater Permitting

Division of Watershed Protection and Restoration
New Jersey Department of Environmental Protection

Attachment: Maintenance Plan

c: Richard Magee, NJCAT
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PRODUCT SPECIFICATIONS

THE STORMWATER TREATMENT UNIT SHALL BE AN INLINE UNIT CAPABLE OF CONVEYING 100% OF THE DESIGN PEAK FLOW. IF PEAK FLOW RATES EXCEED

MAXIMUM HYDRAULIC RATE, THE UNIT SHALL BE INSTALLED OFFLINE.

«  THE ARCADIA UNIT SHALL BE DESIGNED TO REMOVE AT LEAST 80% OF THE SUSPENDED SOLIDS ON AN ANNUAL AGGREGATE REMOVAL BASIS. SAID

REMOVAL SHALL BE BASED ON FULL-SCALE THIRD PARTY TESTING USING OK-110 MEDIA GRADATION OR EQUIVALENT AND 300 mg/L INFLUENT
CONCENTRATION. SAID FULL SCALE TESTING SHALL HAVE INCLUDED SEDIMENT CAPTURE BASED ON ACTUAL TOTAL MASS COLLECTED BY THE
STORMWATER TREATMENT UNIT.

OR-
THE ARCADIA UNIT SHALL BE DESIGNED TO REMOVE AT LEAST 50% OF TSS USING A MEDIA MIX WITH
=75 MICRON AND 200 MG/L INFLUENT CONCENTRATION.
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SITE IMPROVEMENT PLANS

BUILT BLOOMINGTON

1320 S ROGERS STREET
BLOOMINGTON, INDIANA 47403

PROJECT NO: 13341

ENGINEER

SPACECO

3850 PRIORITY WAY SOUTH DRIVE, SUITE 110
INDIANAPOLIS, INDIANA

317-719-3596

DEVELOPER

ALT CONSTRUCTION

10650 N BENNETT PARKWAY SUITE 200
ZIONSVILLE, IN 46077

317-253-1251

NOTE

SPACECO, INC. IS TO BE NOTIFIED AT LEAST
‘THREE (3) DAYS PRIOR TO STARTING CONSTRUCTION
AND SHALL BE INCLUDED IN THE PRECONSTRUCTION MEETINGS

REVISIONS

ORIGINAL PLAN DATE: 05/19/2025

#| SHEET# REMARKS

DATE

INDEX

VICINITY MAP

LOCATION MAP

HEET # | SHEET DESCRIPTION

COVER SHEET

GENERAL NOTES
EXISTING CONDITIONS & DEWO PLA
EXISTING CONDITIONS & DEO PLA
SITE PLAN - SOUTH

SITE PLAN - NORTH

GRADING PLAN

UTICITY PLAN
STORM SEWER PLAN & PROFILE

EROSION CONTROL PLAN

ERDSION CONTROL DETAILS

STORMWATER POLLUTION PREVENTION PLAN
CONSTRUCTION DETAILS - 1

CONSTRUCTION DETAILS -2

00| SPECIFCATIONS

1) LANDSCAPE PLAN

PROTECT
lLocaTion

CONTACT INFORMATION

STORM SEWER SANITARY SEWER

WaTER
TV OF BLOOMINGTON CITY OF BLOGMINGTON TITY OF BLOOMINGTON

600 E MILLER DRIVE 600 E MILLER DRIVE 600 E MILLER DRIVE

BLOOMINGTON,IN47401  BLOOMINGTON,IN47401  BLOOMINGTON, IN 47401

cas ELecTRIC
CENTERPOINT ENERGY DUKE ENERGY
2055 MADISON STREET P 800-774-1202

BLOOMINGTON, N 47408
PH:800-227-1376

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

PER INDIANA STATE LAW IC8-1-26.
1S AGAINST THE LAW TO EXCAVATE WITHOUT
'NOTIFYING THE UNDERGROUND LOCATION
ERVICE DAYS BEFORE
COMMENCING WORK.

Cal before you cig

COVER SHEET
BUILT BLOOMINGTON
1320 S ROGERS STREET
BLOOMINGTON, INDIANA

Civil Engineering & Surveying

&) Spaceco

FILENAME:
13341_10_cov.
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PLANT SCHEDULE
KEY BOTANICAL NAME COMMON NAME Ty SIZE  CONDITION
STREET TREES 2
Street Tree Requirements Shodblov Servcsber H
- :
Rogers Street: 520LF = 17 Trees polo Mele . H
s H
g et - : £ )
Obsing 7roped anmon " H ¢
Hilside Drive: 7500 impari Honeccst i H £
Trees Provided: 24 o 3 g g
o
Non Residential Lot Landscaping Area: 15 Acres Americon Bosswoad i 3
Required per Acre z v
9 Large Trees (1.5) = 14 Large Trees. Ohio Buckeye 25 = =
Trees Provided: 1¢ Red Maple 25" - g
3 Evergreen Trees (1.5) = 5 Evergreen Trees Rt S S o
Y e z
3 Ormamental Trees (1.5) = 5 Ornamental Trees [ o
Trees Provided: 5 e ne =
27 Shrubs (1.5) = 41 Shrubs Swamp White Ok 25
Shrubs Provided: 42 [SHRUBS ,
e e TEe
Parking Lot Landxcapmg Aronie melanacarpg. Black Chakeberr) 1! 4 Cont..
TTree per 4 Comus sericea” ‘Arctic Fire Arctic Fire Dogwoad 4 Jont
3 shrubsper mece anges aborasence Smooth iykangea I -
TR - o gars oy N
rees Providec socarpus lifolius " Danr 3 Little Dewil Ninebark 1! "
Shrubs Required: 25*3 = 75 shrubs i discor pul o Moy P Wil bor T -
Shrubs Provided: 75 - or uss) =
e e : =
— PLANTING NOTES:
ot . N CASE OF DISREPAIGES BETWEEN THE PLAN AND THE FLANT UST, I FLAN SHALL DITATE
s 2. ALL SHRUB AND TREE PLANTING AREAS TO BE COVERED WITH 3° LAYER OF SHREDDED HARDWOOD BARK
e 3 UL ZACKEIL FOR TREE AN SR PLANTNGS SHALL BE FROW EXSTNG SOLS. 4 5-10-5 ANALYSS z
L 30 0 SR SIS S B 10 O zZ
o e 4. FINAL PLACEMENT OF PLANT MATERIALS, ETC. SHALL BE APPRMD EY VHE LANDSCAPE ARCHITECT FRIOR =2 | =4
BAAMC TR AL ISR T SRS 1A (SR TR [CEE]
A B L B i TR T 2 I
S et S BTl  E s zE%
s SR G A TS AT PSR T HE
32
540 SUBSTIVTIONS OF PLANT WATERALS VL 6 ALIWE. £ PLATS 15 10T NVALARLE. T 252
GONTRASIOR SIALL NOTE LANDSCAPE ARGHTECT PRIDR 10 BODNG N WAITHE PLANTS WAY BE INSPECTED S 98¢
T— NSO SYAL AT Lseipe AGITECT Fon 1o ool M imie 2 088
m— AL PUATS AL MEET o G AMERCA STAIDATS o MURSERY ST, A 2601255, 8 @it
o 7 PLINTS AND ALL OTHER MATERIALS To OE STORED O STE WAL OE PLAGED WHERE THEY WLL HOT S -88
. o, AT AP AL T 58
E s:,“;:im‘mw w',“i“n"mm e B, CONTRACTOR T0 OBTAIN AND PAY FOR ALL PERMITS AND FEES THAT MAY BE REQURED FOR HIS PORTION
PROPOSED'
‘ s e 2
e I
e, iR | ML
1A AP A a2 om0 o
e -w: s FSTRBLSHENT OF PTG,
KTReE(z | Veroeies oneed 735 11 ALL INSTALLED PLANTIGS SHALL B APPROPRIATELY WATERED FOR A NINMUM PERIGD OF ONE YEAR T0
[ Nasw pianting plugs 1o be mstallec wehin e 25 fringe 7010 ALLOW FOR THEIR ESTABLISHMENT
o1 I on oender i & wengular petim. Tota pgs: 11,440 12. ALL LANDSCAPE PLANTINGS SHALL BE CUARANTEED FOR A PERIOD OF ONE YEAR FDLLDMNG F\NAL
B BT S T
L3
-
U§
o £
: il -
. \ i ] LML
— : — &
\\\ mm, i ] \ ! g
L A ety 5
A v SECION e mormes o ror o sy s e £
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PROPOSED FAGILITY FOIRsE

BUILT—BLOOMINGTON

(S=-1 SELF STORAGIE)
1320 S ROGERS STRIEET
BLOOMINGTON; INDIANA 47403

NEW SELEF STORAGE BUILDINGS

DRAWING INDEX

BUILDING TYPE: V—B v | COVER SHEET
OCCUPANCY: S—1 C201[SITE_PLAN
BUILDING #1—6,750 S.F. 1| BULDING 1 FLOOR PLAN AND ELEVATIONS
OCCUPANT LOAD: 6,750/500: 13 AZ | BUILDING #1 FOUNDATION PLAN AND ROOF FRAMING
BUILDING #2—13,800 S.F.(with area separations) A3 | BULDING #2 FLOOR PLAN AND ELEVATIONS
OCCUPANT LOAD: 13 800/500—28 (3 hour fire Wall) A4 BUILDING #2 FOUNDATION PLAN AND ROOF FRAMING

- : - ) ) A5 | BUILDING #3 FLOOR PLAN AND ELEVATIONS
BUILDING #3—13,800 S.F.(W]Lth area Separatlons) A6 | BUILDING #3 FOUNDATION PLAN AND ROOF FRAMING
OCCUPANT LOAD: 13,800/500=28 (3 hour fire wall) A7 | BUILDING #4 FLOOR PLAN AND ELEVATIONS

_ : : A8 | BUILDING #4 FOUNDATION PLAN AND ROOF FRAMING

BUILDING #4 9.900 S.F. (W]‘}’S]IELCT?SFNe 2061?2352?56 ) A9 | BUILDING #5 FLOOR PLAN AND ELEVATIONS
OCCUPANT LOAD: 9,900/500=20 : e A10[ BUILDING #5 FOUNDATION PLAN AND ROOF FRAMING
BUILDING #5—7,200 S.I. A11 | SCHEDULES AND ADA RESTROOM DETAILS
OCCUPANT LOAD: ’7’200/500: 14 A12 | ELEVATIONS AND DETAILS

CODE SUMMARY A13 | STRUCTURAL NOTES AND DETAILS

2014 INDIANA BUILDING CODE (2012 INTERNATIONAL BUILDING CODE WITH INDIANA AMENDMENTS) EM1 | ELECTRICAL AND MECHANICAL PLAN

2012 IND. PLUMBING CODE 2006 INT. PLUMBING CODE W/ IND. AMENDMENTS o2 | ELECTRIGAL DISTRIBUTION PLAN

2014 INDIANA MECHANICAL CODE (2012 INTERNATIONAL MECHANICAL CODE WITH INDIANA AMENDMENTS)
EP1 | PLUMBING AND ELECTRICAL PLAN

2009 INDIANA ELECTRICAL CODE (2008 NATIONAL ELECTRICAL CODE WITH INDIANA AMENDMENTS)

2014 FUEL GAS CODE (2012 INTERNATIONAL FUEL CODE WITH INDIANA AMENDMENTS) MEP | NOTES

2012 INDIANA A117.1 CODE (ICC A117.1)
2010 INDIANA ENERGY CODE ccnsisting OF ASHRAE STANDARD 90.1 2007 edition
i !

GENERAILL NOTES 4
e

1. THE GENERAL CONTRACTOR SHALL EMPLOY ONLY LICENSED MECHANICAL, ELECTRICAL
AND PLUMBING SUBCONTRACTORS. THESE SUBCONTRACTORS SHALL VERIFY EXISTING

CONDITIONS AND DIMENSIONS PROIR TO COMMENCING THEIR WORK.
2. THE GENERAL CONTRACTOR SHALL VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS

BEFORE BEGINNING THE WORK. ANY DISCREPENCIES SHALL BE REPORTED 1O THE

ARCHITECT BEFORE PROCEEDING WITH THE WORK.

3. THE GENERAL CONTRACTOR SHALL OBTAIN ALL REQUIRED LICENSES, PERMITS
AND_APPROVALS BEFORE PROCEEDING WITH THE WORK.

4. THE GENERAL CONTRACTOR SHALL KEEP THE BUILDING SITE CLEAR OF ALL
HAZARDOUS CONSTRUCTION MATERIALS AND SHALL HAUL AWAY SUCH MATERIALS ON A AREA PLAN
REGULARABASSF CONSTRUCTION

NTS
5. THE GENERAL CONTRACTOR AND HIS SUBCONTRACTORS SHALL PERFORM ALL

CONSTRUCTION IN ACCORDANCE WITH ALL APPLICABLE STATE AND LOCAL BUILDING CODES

AND_REQUIREMENTS.

. THE GENERAL CONTRACTOR SHALL PROVIDE FOR THE PROTECTION OF THE PUBLIC

THE WORKMEN AND OTHERS EXPOSED THERETO, FROM INJURY AND DAMAGE DURING

7. OWNER SHALL LIMIT THE STORAGE OF ANY HAZARDOUS OR COMBUSTIBLE LIQUIDS PER
TABLE 307.1 (1) 1BC ALSO TO BE INCOMPLIANCE WITH CHAPTER 34 IFC.
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DOOR SCHEDULE

#POOR SIZE MATERIAL FINISH TYPE |HDW SET|KEY |GLASS| LOUVER | FRAME MATERIAL | FINISH |DETAI REMARKS
RIS ey == : v oo P T YT e
E 2 T N E— v O
S e o e psants [ z 5 s rewr
oo o e i [ e sror ‘ by
.
DOOR. TYFPES
NOL ROOM_NAME WALLS | FLOORS [CEILING| BASE [CEILG HT
v ; = p
N 5 (2 &
g (&
E HHE HIRHRE
S HHEEHPHER R
33202 le e 5] IR Jsfl. y
Elela[E)5 58|58 |4) [3]8[5] [Bl22
100 | STORAGE UNIT (TAL). [] 0} J
i o 0 o
e 2 e L MOUNTING HEIGHTS FOR HANDICAP
e TS o 0 r MOUNTING HEIGHTS FOR HANDIGAP SIGNAGE
T P PLASTIC LAM
) L BRSS! (2-soes)
sy,
i K b oo
. [
g L.
E | i
ot
Fraibe
PLASTIC LAM TOP. E . 3
DAYTON ‘ReCESSED| k \ W o
Nl 172 oL NI Y
w0 (AL DRIVALL To = £
ceanc e seaEio /2 g’ E
ADA CLEARANCE LINE. o)
TS TN 80
. 08 SRt
N BSOS s GiE
~
- DETAIL i
e oo @
°
; -
= ]

ENLARGED

RESTROOM PLAN

o
COIRDNATE KEvING W/ oHMER.

HARDWARE:

| closers: Lon _ aguo FUL spe MTD.
Rl

3 HINSES: 1ASER 28T 4 172 X 4 1/2 Ber v
SRR Yad 2o -
5. LoaaeT: pEoT Logk. 3¢ SERES waL e
RE o ERA ume Aon
4 BT pEST Look, 7 semes Levers weATERSTRPPNE oD
Ze ralAT BT SN AeTmia
STANESE ST DousLE ACTIE SPRTE.
WAL oLem doreon e room TrEow(N LEAT)
& R PLATES
LooR: eLEn wrmson e
-t

SIGNAGE

4 18 R

TILE WAINSCO

1/z"=1—0"

AT 48"
Lep oo

Sa s

|
h—\

o | TLE paes

ELEVATION

V2t

lcap FALCET WITH BLADE HANDLES

[cANTER TP WiITH pAcKeRLASH
ack

i

TILE WAINSCOT AT 48"

e ear

TILE Bass

ELEVATION

0

HTS AND CLEARANGES AT URINALS
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TYPICAL
STORAGE UNIT

TYPICAL UNIT M—E PLAN

e

NOTE:  overaueent rromecrion

ALL BREAKERS TO BE 10,000 ALC. RATED.

LEGEND

ET/EMERGENEY. LIGHT
SHTE “BATTERY Bhcc U

S rency Lo
50'WINUTE BATTERY BACK UP

122

ELECTRICAL SPECIFICATIONS

.

ALL WORK_SHALL ONE IN STRICT ACCORDANCE WITH_ALL NTY AND STATE cODES

APELICABLE “LANS, TULES AND SEGULATIONS GOVERNING THE. INSTALLATION OF THE ELECTRIGA

BT he HECTRIGA SONTOicToR ST “BeTAN g Ea AL P LSS ARG

INSPECTION HE INSTALLATION OF ALL ELECTRICAL WO

2. f0 SHALL COBROWATE Wit

3. SPACES SHALL BE PROVIDED IN NEW PANELS FOR FUTURE BIREAKERS

4. AN AVAILABLE FAULT CURRENT COORDINATION STUDY SHALL BE MADE. ALL EQUIPMENT SHALL BE
SELECTED ACCORDING TO THIS AVAILABLE SHORT CIRCUIT GURRENT.

5. ALL WIRE SMALLER THAN #8 SHALL BE THWN. LARGER THAN #10 SHALL BE THW.

7. ALL WIRE SHALL BE COPPER.

8. ALL EXTERIOR CONDUIT SHALL BE RIGID OR PVC.

8. A FLEXIBLE CONNECTION SHALL BE MADE TO ALL MOTORS.

10. EC SHALL PROVIDE ALL NECESSARY MATERALS FOR A COMPLETE AND FUNCTIONING lJOB.

11, ALL EQUIPMENT SHALL BE UL APPROVED

12. ALL NEW BREAKERS AND BREAKER PANELS SHALL BE BOLT ON TYPE

13 ALL SWITCHES SHALL BE 15 AMP HEAVY—DUTY TYPE

14, MAN SWITCHGEAR SHALL BE SERVICE ENTRANGE APPROVED.

15. EXHAUST FANS SHALL BE GONTROLLED BY LIGHT SWITCHES.

16. AFTER ALL BURNED ouT REPLACED AND IN WORKING ORDER, AN AMMETER READING SHALL
BE MADE ON ALL uawwc c\Rcu\Ts IF AMMETER  READINGS ARE ABOVE 16 AMPS THEN THE
CIRCUIT SHALL BE SPLIT RRECT THE SITUATION.

17. ALL RECEPTAGLES IN SERVICE AREA SHALL BE 20 AMP.

18. ONLY SINGLE HANDLE SHALL BE PERMITTED FOR MULTI—POLE APPLICATIONS.

19. ALL PANEL FEEDERS SHALL BE RIGID CONDUIT.

20. PROVIDE TYPWRITTEN PANEL SCHEDULE DIRECTORIES ENCASED IN FLASTIC AND PERMENTLY
ATTACRED o FANEL.

21. ALL WIRING SHALL BE IN ACCORDANGE WITH 2008 IEC.

22. EC TO WIRE LOW VOLTAGE CONTROL AND OVERHEAD DOOR.

23. FLOOR BOXES_SHALL BE CAST IRON. FLUSH POWER AND TELEPHONE—

WAZREREOX 855 Lok Wirs COVER PUATES
24, INDIVIDUALLY FUSE ALL 208V LIGHTS INSIDE AND OUT.

25. ALL BREAKERS SERVING LIGHT GIRCUITS SHALL BE SWITGH TYPE.

FIXTURE SCHEDULE

e WODEL NUNBER RevARRS
& [cmons PAEL E] ) 2 x + swpeom
© [ Cging | Ezweneoue0 | o ) Exterior Bt Uat

[EED &R T weHT

setmn e vy

Frora < S1dasa
oyt

INDIANA
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To Sanitary

Sewer

BATT INSULATION FOR PLUMBING FREEZE PRDTECT\ONA
2” RIGID INSULATION IN ADDITION TO

in Street

co

PLUMBING
PIPING WTH MECHANICAL JOINTS OF THE SIZE STATED ON ARCHITECTURAL

PROVIDE AL NECESSARY FITTNGS, HARNESSES, SHUT-OFFS, ETc.
SEaliREn t08'A COURLETE ol WATRR SERMte of 27108 wmm SHALL
BEOF TP K CoFPER AL ‘PEING LARGER THAN 2 SHAL

BbcTLE RGN PIFING. Wi NECHANIGAL JONTS.

DONESTIC WATER LINES SHALL BE OF TYPE | COPPER PIPING WITH AL
RECESS i T FPTNGS A1 Bl Vaties A" AR e
GRADE SHALL PENETRATE, FLOOR, THRU 4" SIEEVE ‘0 ISOLATE_HIPING. FROM
‘81" O LR IR ABOVE GRADE SHALL BE WRAPRED WHI
SARUACELEL NSUATIONS Rovbe AL NECEsendy riTivee, vALles,
fATER STOFS, ANGHORS, HANGERS AND MISC, ITENS FOR A COUPLETE
ST IRETALLATION OF ALL FIENG. SHALL CONEGRM 10 AL
GPBLCHBIE STATE AND LOGAL CODES. COLORINATE ENTIRE DOMESTIC
R SYEl PR o TR oF POTABLE WATER.

SANITARY SEWER SERVICE SHALL BE PVC SHEDULE SDR-35 SEWER
SEING PLIMBING COVIRACTOR 70 PROVDE T FOR WETER 10 BE

e B 10 B LoolTED A€ SHO G Branncs
BEARECSH 18 AR ARG Tall RS T A8

SANITARY DRAIN LINES SHALL BE PVG PIPING WITH AL NECESSARY
EMACS. \EN NG, AND BTHER Misc. ITENS FOR' A COUPLETE JOB ALL
SEWER LINES SHALL PITCH ON A STRAT AND EVEN GRADE S0 AS NOT T0

WITH ALL STATE AND LOGAL CODES.

INCOMING GAS_SERVICE SHALL BE INSTAL
G o o g i AN B R Bt P W amon
SRDCoN S TSERVICE 10 BUILUNG GAS SUPPLY SYSTELL!ANY
GAS CONNECTION CHARGES SHALL BE BAID BY OWNER, NOTIY DWNER
oK BErOR NETALTRTON o ot Rboi oAl Cd!

AS PIFING SHALL BE SCHEDULE 40 BLACK STEEL PIPE WTH BN

MISC, ITEUS FOR A CONPLETE SYSTEN, ALL PIPING SHALL CONFORM TO
STATE AND' UOTAL PLUMBING COUES EONTRACTOR SHALL COORDINATE ALL
WORKC WITH NECHANICAL TRADESWEN 15 PROVIDE ALL" NECESSARY
CORRECTIONS 6" EQUIPENT REQUIING CAS SERVICE

i

WATER HEATER

WATER HEATER PIPING T0 BE INSULATED.
TEMPERATURE GONTOL PROVIDED MAX. 120 deg.
AUTOMATIC TME SWITCH FOR HEAT TRACE.
HEAT TRAP TO BE INSTALLED AS PER CODE.

LAVATORY FAUCETS WATER TEMP. 110 deq. MAX

/r‘““wwmw“ﬂ

PLUMBING RISER

124

o sauTaRy

ENLARGED PLUMBING & ELEC PLAN
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HECTIGL stEonoaTons
1. WATERALS FURNHE BE NEV, MATERIALS
L 6 A VANUFACTIRSES STODARD A1

T LNES, AND SHALL BE USTED
AND LABELED FOR THE APRLICATION BY
UICETMRTENs LIBOATGRES (UL, O StaL 5

RY OR BE

T EULDNS GHFGAL TAe AREDCTON

£ LS ACEEUPANING TESE SPECHOATINS
mz SENERALY DSTAWIAT MO
REQURS

ESTBLIS ETALS F T Home HS JECEHRT To
FOUDE O I CHUPLTE NSTALATON
SYSTENS 4D i Von s
oo | wmmmnz T G SN

R STSTENS AS ACTUALLY NSTALLED.

3, OUPLY AT APUCASE OR NECESSARY 208
SAFETY PROVIONS

4, ROV FOF ST WA oULET 0,
PULPHRES”OF "COROS- QUL 60X 0PENNGS, 6ok
CATED HECEMRCLES AR

B A SPEGTED D NOIGATED TLEFIONE CABE
SHALL BE FURNISHED AND INSTALLED BY OTHERS,

S LECTRIOA SISTOIS SRR, 4D SIFPORTNG
STRUGTURES SHALL BE GOWPLE

SRSLNDED. BONDIC ek Sl B PR

WERE NeCesohng i, LECTnca mmvs a0
FITINGS, JONTS

SHAL B MECHANICLY D EGTRALLY SEcre
1O FROVOE ol APROUED EQUPIENTOF

ES CROUNDING
SEESRATE SROUONG MEALS ME ALSO.
FROVDED EER NRERENTY G B SIS

5. WHERE GREEN GROUNDING CONDUCTORS ARE NOT
INDICATED SPEGFIGALLY FOR EACH BRANCH CIRGUIT
BY THE DRAWINGS. PROVDES FOR EACH RACEWAY A
GREEN 12 GROUNDING CONDUCTOR N ADDIION T0
BRACH GRGUIT CONDUGTORS INDICATED.

7.UNLESS OTHERWSE NDICATED OR DIRECTED BY THE
ARCHITECT FOR SPEGIL APPLICATIONS. NRNG
DEVGES SHALL BE INSTALLED WTH TOP~0F-BOX
MOUNTING HEGHTS AB0VE FINISHED FLOORS BETVEEN
18 INGHES AND 48 INCHES, AS REQURED B
HANDICAPPED GODES NOUKTING HEIGHTS FOR SPECIIC
DEVGES SHALL BE S SCHEDULED BY THE PLANS,

8, ELECTRICAL CONDUGTORS SHALL BE COLOR CODED
A5 RECUIRED BY GODE. PHASE CONDUGTORS: RED:
BLUE, BLACK; NEUTRAL: WHITE; EQUPHENT GROLKD:

T I OWEES FEPREEITATIE OF Y NN
FONCTONNE WATERAL OF POTSTA

CENBIION WILN S PROLECT SYSTEWS T 15
OBSERVED DURNG THE CONDUCT OF THE WORK,

WORK SHALL BE FURNISHED AND INSTALLED AS A

o . ACEOROANCE M

FEQURBIENTS A1 RECHIENLATONS OF L LATEST
1O OF CODES AND STANDARDS

7, WwTONN, B EcTcA cone JECAFPA T

() owfw NFPA STANDARDS: S04 AND 99,

(5). &

(5) uL STANDARDS AND LISTING REUREMENTS AND
TANDARDS.

(7) FEDERAL STATE, AND LOGAL LAWS, ORDINANCES,
s 4 ROUNES OF BULONE OFFEALS HAVRG

LURISDIGTICN 1N INDIANA AND THE GITY OF BLOCUNGTON,

11 THE WK COVERED BY THIS SPECIIGATION SHALL
INCLUDES PROVDNG SUPERVISION, LAGCF, SUPPLEES,

TR 4 SPECH!
HEREN AND AS SHOWN BY THE PLANS AND OTHER
RELEVANT DOCUMENTS.

13 SERVCE EQUPHENT SHALL BE PROVIDED RATED

I S
THE TYPE'SERVICES ENTRANCE. EQUPHENT AS
INDICATED BY THE PLANS.

16 SWTCHES SHALL A5 A MNNUM BE “HEAVY—DUTY"
D, QU MAKE WO SREAK PECCATON
GRADE. SINGLE THRON DEVIE:
17, DISTRBUTEN ECUPMENT USHG CROUT BREAER

SHALL USE BOLTED-ON OR

S O LN oBvces
18, DISTRIBUTION ECUPNENT SHALL BE A INDICATED
AND 45 NANUFACTURED BY GENERAL ELECTRL,
CUTLER/HAMNER, SOUARE-D, SEIENS.
15, PALEL BOARD WA, SHAL B cOPPR WTH
BRANCH DEVICE CONNECTIONS ARRAN

5.V & SOARAT. ST SCHEW W TERUNAL
FOR EACH BRAGH ORCUT POLE.

20, STARTERS AND DISCONNECT SWTCHES SHALL H
QA A QUBK-SREAK VECHANSIS, A ¢
FULLY ENcL

21, FIXTURE SUPPORTS AND HARDWARE SHALL BE SUITABLE METAL
UNLESS OTHERVISE INDICATED. SUPPORT SIUDS LSED FOR_NDOCR.
FIXTURE OR COUPONENT SUPPORT SHALL BE CALVANIZED STEEL OR
WALLEABLE IRON.

25, CONDUCTORS SHALL BE OF SOFT DRAW, ANNEALED COPPER
HAVING A CONDUCTMTY OF NOT LESS THAN S8 PERCENT BY
“ASTH STANDARDS,

24, UNLESS OTHERWISE REQURED BY CIDE OR INDICATED:
‘A CONDUCTORS NO. 12 AVG AND NO. 10 AWG SIZE SHALL BE

B. CONDUCTORS NO. B AWG SIZE AND LARGER, SHALL BE. STRANDED.

25, D STEEL A0 S STEL DU SHAL B hor 0P
STEEL EMT SHALL BE HOT DIF GALVANIZED QUTSDE,
S0 ENAEL OF GALVANZED FMSHED DS

26, ENT GOUPLINGS AND CONNEGTORS SHALL BE WETAL AND
SET-SOREV TYPE.

30, FIXTURES SHALL BE INSTALLED IN ACCORDANCE WTH UL LISTNG
RESTRCTIONS AND LOGAL GGDES AND ORDNANGES.

3 FXIUTES SHALL B LOGATE A WANKER, CO0TONATED M1
AN SUSPENDED AGOUSTIC CHLING PATTERN, AND IN ACCORDANCE
N PATERS 45 SHOM ON T AROHTECTURAL DRAMNGS.

32 UNLESS OTHERNSE REQURED BY CODE OR FUNCTON R
INOICATED BY THE PLANS, CONDLCTORS FOR PONER. AND UGHTING
BRANCH CROUITS SHALL BE 412 AWS. MINMUI.

33, CONDUCTORS SHALL BE CONNEETED BY UL

CEANECTORS BRANG CROUT NG 1O 57 1 S BE
CONNECTED BY CONNECTORS WH LIVE SPRING TENSION.

34, WIRING SHALL BE INSTALLED IN WETALLG, RIGD TIPE
RACEWAYS, UNLESS OTHERWSE INDICATED, SIZED PER “NEC".

35, RACEWAYS AND CABLE SHALL BE RUN CONCEALED, EXCEPT

Cac CONSTUCTOL, WERE CBLNGS o THE L
E USED, (R T B ISTALED ok Evove 10 bl
FOUNA. G CBLNG PaLs OF FAIPUET

36 RACEWAY OR CABLE ETC. THAT PENETRATES A FRE BARRIER,

SUCH A5 RE OR D SUAB, WALL, CELING, OR OTHER
ELENENT, SHALL BE INSTALLED WTH NATER!

APPROVED FOR THE APPLICATION BY LOCAL BULDING FFICALS,

e (SBLE FOR |
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NOT EXPOSED T0 MECHANICAL INJURY. AND USED FOR 120V/20A
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3. SUPOR CELNG CONTRUCION UL O 8 USD 0
SUPPORT RACEWATS, BOCES O OTHER ITEUS, EXCEPT AS ALLOWED
S COE. ACGEED BY B TNQMEER, MO, D
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40. COVER PLATES FOR FLUSH, DRY, ORDINARY LOCKTIONS SHALL
BE STANDARD CONFIGURATION, ONE IECE, STANDARD SIZE PLATES
WTEATOING SEREs, A0HAVNG WATERIALS, STYLES, AND
FINSHES AS SELECTED BY A

4. CONDUIT SYSTEN SHALL BE INSTALLED GONGEALED ABDVE
GELIG, ABOVE LONEST POINT OF STRUCTURAL STEEL SYSTEN
LOKER GI0 FOR HORGOTAL s, NSTAL PARALEL OF
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VECHANCAL NOTES

1

THE CONTRACTOR SHALL EXAMINE ALL OTHER SPECIFICATIONS,
DRAWNG AND ALL OTHER FEATURES OF BILDING CONSTRUCTION
WHICH NAY AFFECT HIS WORK AND BE GOVERNED BY THESE
SPECFICATIONS, INCLUDING THE GENERAL CONDITIONS AND
PARTICULAR INSTRUCTIONS TO ALL BIDDERS AND SUPPLERS.

. ALL WORK SHALL BE EXECUTED AND NSPECTED N STRICT ACCORDANCE

WTH ALL LOCAL CODES AND/ OR STATE CODES, LAWS, GROANCES, RULES,
AND RECULATIONS APPLICABLE TO THIS PARTICULAR CLASS OF WORK, AND
EACH CONTRACTOR SHALL INCLUDE IN HIS PRICE ALL SERVCE CHARGES,
FEES, PERMITS, ROYALTIES, TAXES, AND OTHER SIMILAR COST IN CONNECTION

. PRIOR TO FABRICATION OF DUCTWORK, CONTRACTOR SHALL EXAMINE

AND VERFY ALL CONDITIONS ABOVE AND BELOW THE CEILING WHICH MAY
INTERFERE WITH THE DUCT SYSTEM AND NOTFY THE ARCHITECTS OF ANY
CONFLICT ENCOUNTERED. CONTRACTOR SHALL PROVIDE AL OFFSETS ETC.
WHCH MAY BE REQURED.

- ALL SHEET METAL CONSTRUCTION SHALL BE IN STRICT ACCORDANCE WITH

“SMACNA™ LOW PRESSURE DUCT CONSTRUCTION STANDARDS.

. TURNING VANES SHALL BE INSTALLED IN ALL BENDS GREATER THAN 30 DEGREES.

6. AL DUCTS SHALL BE SUPFORTED WITH 1" WIDE, 16 GAUCE GALVANIZED

14

STEEL BANDS.
AL FECTAYCULAR DLCT SHALL OE WSULATED WITH 4 UKL 0P 17 INTERNAL
R, 2 LB, ROUND DUCT AND DIFFUSER TOP SHALL HAVE A MINMUN
OF 2" FOIL BACKED BLANKET TYPE INSULATION WITH ALL JOINTS BUTTED AND TAPPED.
INSULATION "R"  VALLES SHALL COMPLY WITH GOVERNING ENERGY EFFICENCY
REQUIRENENTS.

., ALL DUCT DINENSIONS SHOWN ON PLANS ARE SHEET METAL DINENSIONS.

ALL OWANCE HAS BEEN MADE FOR LINER,

MECHANICAL CONTR SHALL CONFER W/ ELECTRICAL CONTR & CODRDINATE ALL
POVER REQUIREMENTS POINTS OR CONNECTION ETC. COORDINATE W/ PLBG.
CONTRACTOR TO INSURE PROPER CONDENSATE DRANS

CENERAL PLUNEING NOTES
1. AL PLUNBINC WORK SHALL COMPLY WITH THE 2005 INTERNATIONAL PLUMBINC CODE WIH APPLICABLE STATE AND
LoCAL ANENDUENTS.

LL NORK SHALL BE EXECUTED AND INSPECTED IN STICT AGGURDANCE WITH ALL LOCAL CODES AND/ OR STATE
CODES, LAWS, ORDANCES, RULES, AND REGULATIONS AFFUCABLE TO THS PARTICULAR CLASS OF WORK. EAGH
CONTRACTOR SHALL INCLLIDE IN H PRICE, ALL SERVCE CHARGES, FEES, PERMITS, ROTALTIS, TAES, AND OTHER
SMLAR GOSTS N CONNECTION THEREITH
2. ALL PIPING SHALL BE GONGEALED N WALLS AND BEHND FXED FURNISHINGS UNLESS OTHERWSE INDICATED.

3. EXPOSED TR FIPNG TO FXTURES INCLUDING CV, Hi, DRAN, AND ORAN TRAPS, SHALL BE FYC WTH PVC
ESGUTGHEONS AT WALL PENETRATION, ALL OTHER. EXPOSED PIFING TO BE NSTALLED PER SPEGIFICATONS WTH
ESOUTGHEQNS,

4 SLEEVE OR COFE-DRIL FLOOR SLABS, WALLS, ETC. AS RECUIRED FOR PIFING AND FIRE-STOP OFENING AROUND FIPE
VERFY LOGATON OF STRUCTURAL BEAMS, JOITS, ETC. GEFORE. RILLING.

5 AL GPEINGS N DRANAGE MO/ VENT SISIEUS A5 4 FEGLT G IISTALLATON ROUSHI SHAL B FROTECTED
A TEST PLUG THAT IS SECLRELY LOCKED IN PLACE UNTLL FIAL FINSHED CONNECTICNS ARE INSTALLED.

7. PROVIE CLEANOUTS AT THE END OF EACH HORIZONTAL RUN, AND AT THE BASE OF ALL VERTICAL WASTE AND DRAN
PIPES. CLEANOUTS SHALL BE OF THE SAME SIZE AS THE PIPES THEY SERVE.
5, AESS PAIELS SHAL S PROVOED WETE CONCIALD CONTROL IEVCES, VLIS, ETC, e COMCEALED WTHN
G ADSTIENT M MANTEVALCE 15 POSSELE MROUGH (AT SUSPENDED (LAY,
KoEess Pheia ARE NOT FEQURD

9. AL PIPING SHALL BE RUN PARALLEL TO BUILDING LIS AND SUPPORTED AND ANCHORED AS REQURED TO
FACLITATE BXPANSICH AND CONTRACTON.

10 NSTALL ALL PIPING AS RECUIRED TO MEET ALL CONSTRUCTION CONDITONS AND TO ALL FOR INSTALLATION OF
OTHER WORK INCLUDING DUCTS AND ELECTRICAL CONDUIT

1. PROVDE AN ISOLATING, DELECTRIC UNIDN AT ALL CORNECTIONS BETNEEN FERROUS AND NONFERROUS PIPINC

12, PROVDE ALL FITINGS, ACGESSORIES, OFFSETS, AND MATERIALS NEGESSARY 0 FACIITATE THE PLUMBING SYSTEM'S
FUNCTIONNG AS RDICATED BY THE DESIGN AND THE EQUNENT INDICATED.

13, FELD VERFY LOGATION OF EXISTNG SERVICES T0 BE REUSED OF CONNEGTED 0 AND REPORT T0
ARCHITECT/ENGINEER IF OTHER THAN THAT WHICH IS INDICATED O DRAVINGS.

15. COORDINATE ELECTRIGAL VOLTAGES WITH ELECTRICAL ORAVINGS PRIOR T0 CROERING ANY ECUPMENT

COOFDINATE FIXTURE TYPES WTH THE ARCHITECTURAL RAWINGS. AREAS DESINATED FOR USE BY THE
FAGICAPRED AL BE SUPALED W FTRES AID T 45 ST FORT N i MRS W DRABLTES

17 WHEN WATER HEATERS ARE PLACE ABOVE THE CEILING, THE CONTRACTOR SHALL PROVIDE A 1-F' PTRAP WITH A
TRAP'FRIER AT THE NEAREST WASTE O VENT LINE ABOVE THE CELLNG FOR PIT DISCHARGE,
18 W 001G O o OF WAKNG AN AQDTO O A4 EXSTNG FACLIT. CONTACTOR AL FLD IERFY DXSTHG

EQUPMENT (FICTUFE, TRN, PUUPS ETC.) MANUFACTURER AND USE SAUE MAN R FOR NEW EQUPMENT.
CENTRACTGR SHAL ATAN TN AFPROVAL OF OWNER/OMER RPRESEUTAE Fon SE O DRFERAT
WANLFACTL

19, ALL PIPNG SHALL BE ROUTED ABOVE GEIUNG UNLESS OTHERWSE INDICATED. ALL PG EXPUSED TO VEEW SHALL
BE ROUTED AS HGH AS POSSBLE AND TGHT T THE UNDERSIDE OF STRUCTURE.
20 L WATR PPING SHAL BE FOUTED ANE T CELNG ULESS NOTD TUERUE, 010 M HOT VTR PG
A0 GUOE SUAL B T L 8k ok

1 Ee. T L 5 e Wi (el G U

PPER TUBING WTH CAST OR VROUGH D JOINTS AS DESCRIBED ABOVE. JOINTS SHAL

ucr a[ mwmn TROER FLOoR s, WATER PPAG SFLON GRIGE TROUGH CONGRER: SIL B FROTECED Wi
21, SANTARY WASTE 4 VENT, AND STORM DRAI PIPING ABOVE GROUND SHALL BE PYC WTH SOLVENT JOINTS.
20, SANTARY WASTE & STORM DRAIN PIPING BELON GROUND SHALL BE SCHEDULE 40 DV PYC WTH SOLVENT JONTS.
25, SANITARY STACKS SHALL HAVE CLEAN OUTS AT THE BASE OF ALL STAGKS.

24, ALL HOT WATER AND COLD WATER. FIFING ABOVE GRADE SHALL BE INSULATED WITH ¥ NOWINAL THICKNESS
FIBERGLASS FIFE INSULATICN WTH VAROR BARRIER UACKET, OHENS-CORNNG AS 4/SSLI CR EQUAL

25, WASTE, COLD NATER AND HOT WATER, PIPING AT HANDICAPPED LAVATORIES SHALL BE INSULATED WITH TRUEBRO
"LAV-GUARD" 105

25, AL PPIG PRIETAING CAUNS, IALS, 4D CASEAORC SHAL B2 ISTALED NI UATGHNG ESCUTCHEONS 41
E PENETRATION. ALL PPN PENETRATNG EXTERIOR VALLS AND ROOFS SHALL BE FLASHED IN AN APPROVED

UARIER 0 S B PROTCTED A5 TEQIRED BY N ARCATECT

27, TOPS CF ALL FLOGR DRANS AND CLEANOUTS SHALL BE SET FLUSH WITH FINSHED FLOR.

2. ROUTE RELIF VALVE DISCHARGE FROM VATER HEATER TO NEAREST HUB RAN OR TO GRADE OUTDOGRS.

23 ROUTE RELIEF \ENTS ON ALL BACKFLON PREVENTERS T0 NEAREST FLOGR DRAIN OR CODE APPROVED DRAINAGE.
RECEPTALLE.

30, SHOP DRAWINGS SHALL BE SUBMITIED TO AND REVIEWED BY THE ARCHITECT PRIOR TO CRDERING EQUPNENT 68
INSTALLING ANY PIPING FOR ALL EQUPMENT. FIXTURES, ANO. PRI

31 CONTRACTOR SHAL COORONTE ELECTRCAL CHARACTERITIES GF AL PLUI EQUPUENT WTH THE ELECTCA
DRANINGS. ALL PLUBING EQUIPNENT REQUIRIG ELECTRICAL POWER SHALL BE INSTALLED WITH DISCCNNECT SWTCHES
AT EACH PIECE OF ECUPVENT.  COORDNATE WTH THE ELECTRICAL CONTRACTCR.

32, WATER PING ROUTED ABOVE CELIGS AND IN EXTERIOR VALLS SHALL BE ROUTED ON HEATED SIDE OF CELING
INSULATION AND WALL INSULATION.

35, ALL PLUMBING EQUPENT SHALL BE INSTALLED ACGORDING TO MANUFACTURER'S RECOMNENDATIONS,
3+, ALL PLUNGING EQUPHENT AND SYSTENS SHALL BE GUARANTEED FOR A FERICD OF CNE YEAR AFTER SUBSTANTAL
CONPLETON.

35, ANY EXSTING WALL, FLOOR, OR CEIUNG SURFACE THAT IS DISTURBED DURNG THE COURSE OF THE WORK SHALL BE
REPARED.

. PRIOR T0 PURCHASING ANY NATERIALS OR STARTING ANY WO, CONTRACTOR SHALL FIELD VERIFY ALL EXSTNG
CONDITIONS. PIFING SIZES AND LOCATIONS, EQUPMENT, ETC. SHOWN ON THE DRANS OR AFFECTING THI WORK AND
HALL REPORT ANY DEVIATIONS T0 THE ARCHTEGT.
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BLOOMINGTON BOARD OF ZONING APPEALS CASE#: CU-V-38-25
STAFF REPORT ZR2025-08-0092/0093
LOCATION: 111 S. Jefferson Street DATE: September 18, 2025

PETITIONER: Todd Sacksteder
10101 Brookhill Dr
Brookville, IN 47012

REQUEST: The petitioner is requesting Conditional Use approval to allow a “Dwelling, duplex”
use in the Residential Small Lot (R3) zoning district. The petitioner is also requesting a Variance
from the front building setback standards to allow a “Dwelling, duplex” in the Residential Small
Lot (R3) zoning district.

REPORT: The property is located on S. Jefferson Street between E. 5" Street and E. 4™ Street.
This site and the surrounding properties to the north, east, and south are zoned Residential Small
Lot (R3), and the properties across the street to the west are zoned Residential Urban (R4). The
site is surrounded by a mix of single family residences. The property currently contains a single
family residence and is within the Green Acres Neighborhood Association area.

The petitioner is proposing to remove the existing residence and develop the site with a new
“Dwelling, duplex”. The residence has been designed with each unit having a separate exterior
entrance facing Jefferson Street to the west. The proposed duplex includes a new 2-story structure
with two 3-bedroom, 3-bath dwelling units. Moreover, the plan features a traditional home found
in the Green Acres neighborhood with matching roof and porch styles, and the exterior building
materials primarily include engineered wood siding and dimensional asphalt shingles. An 18" x
30" concrete driveway connecting to Jefferson Street is shown on the site plan. Two street trees
are required with the new construction and have been shown. Water and sewer connections are
shown along Jefferson Street. New electrical service will also be separate for each unit and
coordinated with Duke Energy.

This petition was presented to the Green Acres Neighborhood Association. The main request
expressed by the Neighborhood Association is that the duplex is setback 8’ more than the house at
109 S. Jefferson Street, which is located to the north to create a more consistent block face. The
Neighborhood Association emphasized the importance of the new duplex not visually
overwhelming the other houses on that side of the block and ensuring that the mass of the new
duplex is compatible with the existing character of the neighborhood. Based on this feedback from
the Green Acres Neighborhood Association, the petitioner revised their plans to build the duplex
farther back on the property which necessitated a variance from the front build-to requirement of
15’ from the property line.

The petitioner is requesting conditional use approval to allow the establishment of a “Duplex,
dwelling” use on the property as well as a variance from the front building setback standards.

CRITERIA AND FINDINGS FOR CONDITIONAL USE PERMIT

20.06.040(d)(6)(B) General Compliance Criteria: All petitions shall be subject to review and
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pursuant to the following criteria and shall only be approved if they comply with these 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: There are use-specific standards outlined in 20.03.030(b)(3) that
apply to the use “Dwelling, duplex” within the R3 zoning district, and this petition meets those
standards. The property owner does not have any Notices of Violation on file, and occupancy
of each dwelling unit is subject to the definition of “Family”. Each duplex unit has a separate
exterior entrance facing Jefferson Street, and the proposed design elements are similar in
general shape, size, and design with the majority of existing single-family or duplex structures
on the same block. Each dwelling unit has 3 bedrooms which meets the maximum 6 bedroom
limitation. The petitioner did attend the Green Acres Neighborhood Association meeting and
presented this petition as required. There are no known other applicable regulations for this
petition. Water and sewer services are available along Jefferson Street and will be coordinated
with the City of Bloomington’s Utilities and Engineering Departments. There are no known
prior land use approvals for this site.

20.06.040(d)(6)(C) ADDITIONAL CRITERIA APPLICABLE TO CONDITIONAL USES
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
applicable adopted plans and policies.

PROPOSED FINDING: This proposal is in line with the goals of the Comprehensive Plan. In
the Future Land Use Map, this area is identified as the “Mixed Urban Residential” land use
category. The Comprehensive Plan states that the Mixed Urban Residential land use category
is largely in older neighborhoods and that redevelopment should be compatible with the
surroundings. Additionally, Policy 5.3.1 encourages opportunities for infill and redevelopment
across the City of Bloomington with consideration for increased residential densities,
complementary design, and underutilized housing types such as duplexes.

ii.  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.

PROPOSED FINDING: As stated by the petitioner, new water and sewer services will be
coordinated with the City of Bloomington’s Utilities and Engineering Departments and no
problems have been noted for connecting to those service lines. For new electrical service, this
will be coordinated with Duke Energy.
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iii.  Minimizes or Mitigates Adverse Impacts

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

2. The proposed development shall not cause significant adverse impacts on
surrounding properties nor create a nuisance by reason of noise, smoke, odors,
vibrations, or objectionable lights.

3. The hours of operation, outside lighting, and trash and waste collection shall not
pose a hazard, hardship, or nuisance to the neighborhood.

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.

PROPOSED FINDING: There are no regulated natural or scenic features that will be
impacted. The property is not located within a historic district. No significant adverse impacts
are expected from the creation of the proposed duplex. No changes to trash and waste
collection service are expected. At the Green Acres Neighborhood Association meeting, the
main concern expressed was about the placement of the duplex. The build-to line for this
zoning district is 15° from the front property line. However, the Green Acres Neighborhood
Association requested that the duplex is setback 8” more than the house to the north at 109 S.
Jefferson Street. As a result, the petitioner revised their plans and is requesting a variance to
build the duplex with a 33.47’ front setback.

iv.  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: No phasing is proposed with this plan.

CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE

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

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

PROPOSED FINDING: The approval of the requested setback variance is not expected to be
injurious to the general welfare of the neighborhood and community. There will be no impact
to the overall safety of the duplex as a result of the requested variance. The need for the front
setback variance was the result of input from the Green Acres Neighborhood Association so
that the new duplex does not visually overwhelm the other houses on that side of the block on
Jefferson Street.
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The use and value of the area adjacent to the property included in the Development Standards
Variance will not be affected in a substantially adverse manner.

PROPOSED FINDING: The granting of the variance is not expected to impact the use and
value of the area adjacent to the property in a substantially adverse manner. Given the condition
of the existing house, the Green Acres Neighborhood Association has no issues with the
demolition of the single-family home. The petitioner designed the new duplex plans to be
compatible with the neighborhood.

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

PROPOSED FINDING: The strict application of the terms of the Unified Development
Ordinance will result in practical difficulties in the use of the property in that it would require
the building to be constructed at a location that would not be consistent with the established
block face of other residences along this section of Jefferson Street. Peculiar condition in this
case is that the adjacent properties are non-conforming and not built at the 15’ build-to line as
required by the Unified Development Ordinance (UDO). In order to best fit with the existing
character of the Green Acres neighborhood, a variance is necessary for the new duplex to be
setback 33.47’ from the front property line instead of 15’ as specified in the UDO.

RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt
the proposed findings and approve of CU-V-38-25/ZR2025-08-0092/0093 with the following
conditions:

1.

2.

The conditional use/variance approval is limited to the design shown and discussed in the
packet.
Two large street trees are required to be planted as shown on the plan.
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Sacksteder Properties, LLC

3243 Quailwood Run Lane, Indiana

Petitioner’s Statement

111 S Jefferson St, Bloomington, IN 47408 Residence

Petitioner: Sacksteder Properties, LLC

Property Description

111 S Jefferson St, Bloomington, IN 47408 is near the intersection of FifthStreet and North Jefferson Street in the
Green Acres Neighborhood. The property is zoned R3 (Residential Small Lot) and is surrounded by a mix of single
family residential and multifamily homes. The zoning on all three sides of the property is R3. Across Jefferson is
zoned R 4.

Conditional Use Request

Sacksteder Properties, LLC, is requesting a Conditional Use permit per the UDO for the construction of a duplex in
R3 Zoning. We are also asking for a variance from the front setbacks to set the duplex more inline with the properties
next to it. The proposal meets the design requirements and development standards outlined in the UDO. It includes
a new 2-story structure with two 3-bedroom, 3-bath dwelling units. Each unit will have a separate exterior entrance off
Jefferson. The plan features a traditional home found in this neighborhood with matching roof styles and porch styles.
The exterior will primarily include engineered wood siding and dimensional asphalt shingles. The building setback will
sit 15 ft behind the right of way line off Jefferson St. Vehicular access will be from the north side of the lot off of
Jefferson St with 2 spots proposed for this build. New water and sewer services, separate for each unit, will be
coordinated with City of Bloomington Utilities and Engineering, and new electrical service, separate for each unit, will
be coordinated with Duke Energy. Upon approval, construction is expected to begin in November 2025, with
completion anticipated in the Summer of 2026.
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SITE KEY NOTES

PAVEMENT PATCH PER CITYOF SLOOMINGTON PAVEMENT PATCH DETAL.
WATCH EXSTING GRADING.

NOTES

4 BULDE 1O GRADELOTTO POV AOEGUATE ANAGE AVAY FRON NEKYSORIG

10, CONTRACTOR TO CONTACT CBU UTIUTIES (812453676 FRIOR TO START OF

UTILITY KEY NOTES

WATER LINE NOTES (W)

CUT CAP ATWATER MAIN AND ABANDON IN PLACE EXSTING WATER SERVICE AND
RETUAN WATER METERTO CEL.

NEW SERVICE TAPP AND SINGLE OR DOUBLE WATER METER AND SERVICE
DETERMINED B CBU,

NEW WATER SERVICE SIZE TO BE DETERMINED BY CBU

NEW METER P SZE AND LOGATION T0 BE DETERMINED BY CBU.

CONNECT O BUILDING, EE ARCHITECTURAL/PLUMBING PLANS

SANITARY SEWER NOTES (5)

£150m33 P SANTARS SOWCR ATEAL 507 @ 1004 N ACETL PR
CBUDETAIL 11 EXCAVATION IN RIGHT-OF-WAY AND ALLEY QU

GHT Y SCPERMITFROM THE T OF BLOOMIGTON oncesinG
DEPARTI

SANITARY CLEANOUT PER CBU STANDARD DETAIL 15

CONNECT TO BUILDING SANITARY WASTE UINE (SEE PLUMBING PLANS), SANITARY

CONNECT SANITARY LATERALTO & SANITARY MAIN AT EXSTING PLASTICWIE OR
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(1) (QR) Red Oak (Quercus rubra)

TREES TO BE MIN. 2" CALIPER FROM THE CITY OF BLOOMINGTON UDO PERMITTED.
MEDIUMISMALL STREET TREE TABLE

CONTRACTOR TO SUBMIT A TREE WORK PERMIT TO THE CITY OF BLOOMINGTON URBAN
FORESTER PRIOR TO PLANTING THE PROPOSED STREET TREES,
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Eric Greulich <greulice@bloomington.in.gov>

Fw: 111 S. Jefferson

Todd Sacksteder <toddsacksteder@shcglobal.net> Fri, Aug 22, 2025 at 1:46 PM
Reply-To: Todd Sacksteder <toddsacksteder@sbcglobal.net>

To: Ann Kreilkamp <arkcrone@gmail.com>

Cc: Margaret Menge <margaretmenge@yahoo.com>

Todd Sacksteder

S & W Real Estate LLC
www.sackstederproperties.com
Cell: (317)523-5533

On Wednesday, August 20, 2025 at 08:36:31 PM EDT, Ann Kreilkamp <arkcrone@gmail.com> wrote:

---------- Forwarded message ---------

From: Margaret Menge <margaretmenge@yahoo.com>
Date: Wed, Aug 20, 2025 at 6:08 PM

Subject: 111 S. Jefferson

To: Ann Kreilkamp <arkcrone@gmail.com>

Hello -- Here is a list of things we'd like to communicate to the developer, Todd Sacksteder of
S & W Real Estate LLC, to consider in his application for Conditional Use for 111 S. Jefferson
Street in Green Acres.

1. We have no issue with the demolition of the house now at this address given its condition.
- Thanks for the support

2. The most important request is that the duplex that is built in its place be set back from the
street eight feet more than 109 S. Jefferson, to the north of it. This is so that it does not visually
overwhelm the other houses on that side of the block with its mass.

- | will work with Eric to change the variance to move the build further back if possible.

3. The second most important request is to make sure that the overall mass of the building be
not more than twice the mass of the other homes on the east side of the block, on average. This
is essential to making sure that the new duplex is somewhat compatible with the neighborhood
-- does not stick out like a sore thumb.

- This house sits within the side setbacks and is not very large as we have it built

4. Trees -- Please preserve any medium to large trees, as far as possible. This includes the
large tree that is now immediately south of the current home. This tree is tall and stately and
provides shade to two properties. Trees are what make Green Acres green!

- | will do my best to keep the trees that | can while building the structure. We will also be
adding trees as seen on the site plan.
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5. Exterior -- We'd like to request that the builder use materials that have a natural look...wood
or hardie board as opposed to vinyl siding or another cheaper material.

- Will be using 80-90% LP Siding (Wood) and rock Veneer. The sofitt, facia, and gutters will be
vinyl and aluminum which is standard.

6. Front lawn -- Please retain significant green space in the front of the duplex. The entire front
lawn should not be paved, in other words.

- 1 will work to keep the paving to the left side of the house as shown in the site plan.

Thanks for the input.

Thank you for considering these requests,

Green Acres Neighborhood Association

| sent out the above message to neighborhood folks and only one responded by the time
| told them, 8:30 this evening: Bill Schaich, who says he agrees with all the suggestions.

[Quoted text hidden]
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