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CITY OF BLOOMINGTON
PLAN COMMISSION
October 8, 2018 at 5:30 p.m. +City Council Chambers — Room #115

ROLL CALL
MINUTES TO BE APPROVED: September 2018
REPORTS, RESOLUTIONS AND COMMUNICATIONS:

PETITIONS CONTINUED TO NOVEMBER:

SP-14-18 Waterstone Bloomington Land LLC
320 W. 11th S,
Site plan approval to allow a 51,720 sq. ft. mixed use building with 22 parking spaces
Case Manager: Eric Greulich

*Note: Per PC Rules, a vote is needed to continue.

CONSENT AGENDA:

SP-25-18 JBMF LLC
910 & 916 N. College Ave, 913 N. Walnut St.
Site plan approval for a rooming house
Case Manager: Eric Greulich

PETITIONS:

PUD-13-18 Trinitas Development
1550 N. Arlington Park Dr.
Approval of Preliminary Plan Amendments & District Ordinance to rezone Business Park to
PUD to PUD
Case Manager: Jackie Scanlan

DP-24-18 City of Bloomington Redevelopment Commission
621 N Rogers St.
Preliminary Plat amendment to amend Lot 2 and add Lot 3 to Trades District West Phase One
subdivision and vacation Lots 46-50 in Maple Heights subdivision
Case Manager: Jackie Scanlan

PUD-26-18 Meadowood Retirement Community
800 E. Tamarack Trail
An amendment to the Meadowood Planned Unit Development district ordinance and preliminary
plan to allow the expansion of the PUD to add 1.3 acres. Also requested is delegation of final
plan approval to Staff. A waiver from the required second hearing is requested.
Case Manager: Eric Greulich

**Next Meeting November 5, 2018 Last Updated: 10/3/2018

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



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

BLOOMINGTON PLAN COMMISSION CASE #: PUD-13-18
STAFF REPORT DATE: October 8, 2018
Location: 1550 N. Arlington Park Drive

PETITIONER: Trinitas Development
201 Main Street Suite 1000 Lafayette IN

CONSULTANTS: Bynum Fanyo Associates
528 N Walnut Street, Bloomington

REQUEST: The petitioner is requesting a Preliminary Plan Amendment and District Ordinance
and Rezone of Business Park (BP) and Planned Unit Development (PUD) to PUD.

BACKGROUND:

Area: approx. 41 acres

Current Zoning: Business Park / Planned Unit Development
GPP Designation: Neighborhood Residential

Existing Land Use: Vacant

Proposed Land Use: Dwelling, Multi-Family

Surrounding Uses: North — Dwelling, Single-Family

West — State Road 37 / Interstate 69
East — Dwelling, Single-Family
South — Office / Industrial Use

CHANGES SINCE LAST HEARING: The petitioners have worked extensively with the
Department and other City staff since the last hearing to address concerns about the project’s
compatibility with the Comprehensive Plan. Changes to the design were made to protect the
identified environmentally-sensitive areas. The Environmental Commission report is included.
Additional changes are listed below:

Reduced to two phases with detached units built in the first phase.
A multipurpose path included.

A more gridded connection network.

Platted lots.

Stubs for potential future connection to the east.

Five-bedroom units removed.

Additional 1-bed, 2-bed, and 3-bed units added.

Sustainable building practices incorporated in the clubhouse.
Electric vehicle charging stations added.
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REPORT: The property is located north of West 17" Street at the north end of Arlington Park
Drive. The property is behind offices and industrial development and a multifamily development
that maintain frontage on 17" Street and is bounded by single family lots to the north and east and
State Road 37/Interstate 69 to the west. The western portion of the property is zoned Business
Park, while the eastern portion is zoned Planned Unit Development (PUD).

The petitioner proposes to amend the existing District Ordinance and PUD Preliminary Plan in
order to allow for the BP portion of the site to be added to the PUD and the vacant portion of the
PUD to be used for a student-oriented residential development.



The multifamily development proposal includes 266 units and 845 bedrooms. The project includes
240 duplex units and 26 detached dwelling units. The petitioner proposes a total of 772 parking
spaces, which is equal to 91% of the bedrooms having a parking space. The breakdown between
public and private parking spaces is discussed further below. The petitioners propose 17 1-bed
units, 47 2-bed units, 74 3-bed units, 128 4-bed units, and 0 5-bed units. The version of the project
seen at the August Plan Commission hearing contained 253 units and 855 beds with 224 duplexes
and 29 detached units. It contained 873 parking spaces, equal to 102% of the bedrooms having a
parking space. The petitioner previously proposed 10 1-bed units, 54 2-bed units, 54 3-bed units,
100 4-bed units, and 35 5-bed units.

This property appeared before the Plan Commission with a similar (in use and design) proposal in
2014 proposing 505 units with 475 multifamily and 30 single-family units. The petitioners opted
to withdraw the petition and wait for the new Comprehensive Plan to see if the new designation
was more in-line with their plans, as the Growth Policies Plan designation, Employment, did not
match. The new Comprehensive Plan designates this area as Neighborhood Residential, which is
discussed further below. The Department believes that many of the issues that have plagued this
type of development proposal at this location in the past (2014 and 2003) are still issues along with
some additional concerns from the Comprehensive Plan: no frontage on 17 Street; poor access to
transit along 17% Street; poor access to Indiana University; lack of adequate infrastructure existing
or proposed to support bicycle and pedestrian use; lack of walkable commercial services; lack of
nearby parks facilities; and lack of compliance with Comprehensive Plan direction for site and
neighborhood design.

The proposal is to build the development in two phases. The breakdown of phases by units,
bedrooms and parking spaces is below.

1-bed 9 8 17
units
2-bed 18 29 47
units
3-bed 54 20 74
units
4-bed 87 41 128
units
5-bed 0 0 0
units
Total 168 98 266
Units
Beds 555 290 845
Parking 489 283 772

COMPREHENSIVE PLAN: This property is designated as Neighborhood Residential. The
Comprehensive Plan notes the following about the intent of the Neighborhood Residential area
and its redevelopment:

e Single family residential development is the dominant land use activity
o The petitioner has proposed to plat each attached and detached unit on separate lots,



so that they can be sold separately in the future. The current intended use of the
units is as single-ownership rental units, primarily for Indiana University students.
Natural or landscaped front, side, and rear yards
o The current design provides for roughly 3-4 feet between each unit and the sidewalk
in front of the unit. The configuration of the units does not allow for many usable
front, side, or rear yards on the lots.
Most often two stories or less
Sensitive habitats and unsuitable areas for development should be protected and restricted
from high-intensity human activities
Public streets, sidewalks, and other facilities provide good access to other uses within
the district, to area parks and schools, and to adjacent districts
o The petitioner proposes a series of public streets on the site to connect those areas
that are not parking lots. The main connection utilizes existing right-of-way to
extend to 17" Street and connects east to Arlington Road. While 17™ Street will
have a path that will eventually connect to a County park facility 1.37 miles to the
west, neighborhood-supporting facilities are lacking in this area and none are
proposed with this project.
The wide range of architectural styles is a characteristic that should be maintained
for this district
o The petitioner is proposing five (5) different styles of homes, while most
neighborhoods in this district provide a much wider array of architecture.
Public streets, sidewalks, and other facilities provide access and mobility which in
some cases meets the “20-minute neighborhood” metric: Some destinations are
accessible within a 20-minute walk
o Again, pedestrian connections are provided, but there are not many existing
facilities in the immediate area and no public facilities, such as parks or small
commercial nodes, are provided in the project.
Using 'Complete Street' guidance to achieve a well-connected, active transportation
network is a priority
Buildings face the primary street with a range of small to large front yards in relation
to the building setback from the street
o All front yard spaces are small and are 3-4 feet from the back of the sidewalk.
Higher density developments (greater than four units per acre) provide on-site
parking in the side or backyard areas
o Parking design has improved, but the traditional on-site parking in side or rear areas
is only provided for one row of detached units.
On-site parking is not the dominant site design feature, and on-street parking is
available on at least one side of the street
o On-street parking is provided in most of the proposed rights-of-way, but large
parking lots are provided for most of the attached units. No plan is provided for
how parking will be distributed in a potential sale of lots, which could be
complicated as there is no on-site parking for the large majority of units.
Sidewalks and front yard landscaping further establish a more traditional residential
context
o Sidewalks are included, but front yards are minimal.
New and redevelopment activity for this district is mostly limited to remodeling existing
or constructing new single-family residences
Optimize street, bicycle, and pedestrian connectivity to adjacent neighborhoods and other



20-minute walking destinations
Create neighborhood focal points, gateways, and centers. These could include such
elements as a pocket park, formal square with landscaping, or a neighborhood-
serving land use. These should convey a welcoming and open-to-the-general-public
environment
o A clubhouse is provided for use of the residents, as in a typical large apartment
complex. No public amenities, as listed above, are provided to create the feeling of
‘open-to-the-general-public’ at the site. Incorporation of a public park was
discussed briefly at the beginning on the process, but has not ever been incorporated
in plans.
Ensure that appropriate linkages to neighborhood destinations are provided
o Vehicular and pedestrian linkages are included, but again, there are not many
neighborhood destinations in this area, and the opportunity to create one with this
development has been missed.
Large development should develop a traditional street grid with short blocks to
reduce the need for circuitous trips
o An attempt at a street grid has been included in the plan, however, the use of parking
lots as a result of almost no on-site parking breaks up what could be a more
successful design. Additionally, the mix of public streets and parking lots will
complicate City services such as trash and recycling pick-up and snow removal.
Support incentive programs that increase owner occupancy and affordability
(including approaches promoting both permanent affordability and home ownership
for all income levels).
o The petitioner is working with the Administration on a workforce housing
component. Per the Petitioner’s Statement, either an unestablished amount will be
donated to the Housing Development Fund or workforce units will be provided

onsite.
O

Comprehensive Plan Project Meets?
26 Proposed / 240 Duplexes, many

Single-Family is Dominant Land Use with right-of-way frontage Yes*
No substantial front yards or much

Natural or Landscaped Yards variation No

Most often two stories or less Two stories Yes

Protecting Sensitive Habitats Have increased preservation areas Yes
Connect to existing roads, no

Public streets, sidewalks, to connect to other uses in amenities to connect to and none

district and adjacent proposed Partial

Wide range of architectural styles Five options for 146 buildings No

Public streets, sidewalks, and other facilities provide

access and mobility '20-minute neighborhood' Not much to walk to, none provided [Partial

Complete Streets' guidance to achieve well-connected

active transportation network Sidewalk width unclear Partial

Buildings face primary street with range of yard sizes  |Fairly uniform, almost no front yards |No




All non-street parking is in lots in

Provide on-site parking in side or backyard areas common areas No
Sidewalks and front yard landscaping further establish a [Sidewalks in front of most / 4 foot

more traditional neighborhood context front yard setback No
Optimize street, bicycle, and pedestrian connectivity to

adjacent neighborhoods Connections to 17th and Arlington Yes
Create neighborhood focal point, gateways, and centers

(pocket park, formal square, neighborhood-serving land

use). Convey a welcoming and open-to-the-general-

public-environment Clubhouse for residents No
Ensure appropriate linkages to neighborhood

destinations are provided Not much to walk to, none provided |No
Large developments should develop a traditional street

grid with short blocks to reduce the need for circuitous

trips Attempt at gridding Partial
Support incentive programs that increase owner

occupancy and affordability No commitment, 100% Rental No
On-street parking available on at least one side of the

street. Parking on both sides of public roads [Yes

*If platted.

Neighborhood Residential Example Image from Comprehensive Plan.

The development of this large Neighborhood Residential property lacking public frontage should
incorporate a street grid with traditionally-designed residential properties and neighborhood and
public amenities, as called for in the Comprehensive Plan. Traditional neighborhood development,
as it relates to lot design, is the predominant development pattern of the surrounding Neighborhood
Residential and is expected in this area. While 100% compliance with the Comprehensive Plan
guidance is not always feasible, the Department finds that the proposal is not consistent with the
intent and development guidance of the Comprehensive Plan for this area, as discussed above in




this report.

PRELMINARY PLAN:

Planned Unit Development: The petitioner has not identified a zoning district from the UDO to
use as a base district if the regulations approved as silent on a particular standard. The Department
proposed that any items not addressed in the Petitioner’s Statement meet the Residential Single-
Family (RS) zoning district.

Uses: The proposed uses on the site are ‘dwelling, multi-family’ and ‘dwelling, single-family’.
Those units that will be put on individual lots with frontage on a public right-of-way will be the
use ‘dwelling, single-family’. The rest of the development will be the ‘dwelling, multi-family’ use.
There is an existing multi-family development in this PUD. Under the current proposal, this PUD
would contain only residential uses, eschewing the mixed-use intention of the PUD regulations.

Residential Density: The proposed residential density for the site is 6.59 units/acre. This density
is within the suggested Neighborhood Residential density limits of 2 to 15 units per acre. However,
an area of concern is the density and design proposed for this area relative to surrounding single
family uses.

Height and Bulk: The proposal includes one and two-story residential structures. As mentioned
in the August hearing report, no height maximum was proposed, but based on the described house
design, the Department still recommends that the height be limited to 40 feet, as is allowed in the
adjacent Residential Single-Family (RS) zoning district.

Parking and Surrounding Roads: A total of 772 parking spaces are proposed in a series of
parking lots and drive aisles on the property. This is a total number of parking spaces equal to 91%
of the bedrooms on the site. Public roads have been included in the petition (see the proposed plat),
and a total of 270 on-street parking spaces. An additional 502 parking spaces are planned in
parking areas outside of the rights-of-way.

Access: There are two proposed vehicular and pedestrian accesses roughly 335 feet apart on 171
Street. The western access connects to 171 Street through an existing platted right-of-way, while
the eastern access appears to require an access easement through the property to the south. There
is an additional vehicular and pedestrian access proposed through an existing parcel to Arlington
Road to the east of the site.

Sidewalks are planned on the internal public rights-of-way and a multi-use path is included to
connect the project to 17 Street.

Bicycle Parking: The development has 845 proposed bedrooms. The required bicycle parking is
71 covered Class II spaces; 36 Class I spaces; and 35 Class II spaces. The petitioner will address
the specifics of bicycle parking at the development plan stage, and will be required to meet the
minimum requirements.

Architecture/Materials: The proposed project will contain a minimum of five (5) building types
and two (2) building styles. The designs are intended to reflect a traditional residential
neighborhood in the architectural design. The project will meet the anti-monotony standards of
20.05.016. While some type examples were submitted, the Department would like more specific



material standards to be included, as well as more than five building types to meet Comprehensive
Plan. This could be alleviated when the developer proposes an underlying zoning district from the
UDO to address items not addressed in the PUD documents.

No base zoning was suggested, but the Department recommends the architectural materials
standards of the adjoining RS zoning district.

Streetscape: The project has no frontage along a public street, but is proposing public rights-of-
way. The internal proposed roads contain on-street parking and sidewalks with tree plots on each
side.

The internal driveways contain 90 degree parking on both sides of the drive, except in portions of
the detached single-family area of Phase III. There is 90 degree parking on one side with detached
garages and an alley-style access in that area, and no apparent on-drive parking in front of seven
(7) of the units which have driveways. Trees are shown behind the sidewalk and in islands in most
of the development. Additional landscaping requirements have not yet been determined.

Alternative Transportation: A Bloomington Transit bus line runs along 17 Street, but has no
direct access to the site. The transit facility is approximately 400 feet from the western portion of
the petition site and 1000 feet from the eastern portion of the petition site. Someone walking from
the northeast portion of the petition site would need to walk about half a mile to get to the bus stop.
The Department has encouraged the petitioner to reach out to Bloomington Transit, as the existing
line in the area has capacity for additional riders, but potentially no extra time to stop on-site, even
if the petitioner offered a bus stop on-site. An issue with access to the existing line is that the line
does not go to the Indiana University campus. With the petitioner projecting 2/3 ‘university-
related’ tenants, a connection to campus would be ideal.

Reserve at
Chandler's Glen

W 17th St == 17th

Tri-North
Middle School

Crescent Rd

Cap Center

14th

Illinois
Maple St
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*
X
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The petitioner proposes a private shuttle service, which is not desired by the City. The Department
was told that the petitioner was going to discuss a possible collaboration on a Bloomington Transit
shuttle, but has not heard more details.
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Environmental Considerations: There appear to be multiple environmental constraints on the
site, including streams and steep slopes, and potential sinkholes and wetlands. The petitioner met
on-site with the Senior Environmental Planner and members of the Environmental Commission to
identify areas of sensitivity on-site that need to be preserved. The design was altered in order to
protect the sensitive areas on the northern portion of the site. There is existing wooded area on the
western portion of the site that will be removed with the project.

Housing Diversity: The petitioner is in discussions with the Administration and the Housing and
Neighborhood Development Department on how to best contribute to alleviating the City’s need
for affordable and diverse housing. Both on-site units and a contribution to Housing Development
Fund.

ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington
Environmental Commission (EC) made 16 recommendations concerning this development, which
are listed below:

1.) Adhere to the EC’s Habitat Connectivity Plan by reducing the size of the project
significantly and protecting the high quality wooded areas, riparian buffers, and all
environmental features.

2.) The Petitioner should redesign the site to protect and preserve the environmentally sensitive
areas as least as stringently as is required in the UDO.

3.) Karst features have been identified on the site; therefore the Petitioner should provide a plan
explaining what they intend to do should they encounter any karst features during construction.

4.) The stream channels should be planted and protected with riparian buffers using native
plants.

5.) The notable forest areas between the power lines and SR 37, and at the north end of the site
should be protected in a Tree Conservation Easement in order to protect the wooded wildlife
habitat in perpetuity.

6.) Wetlands should be identified and placed in a Conservancy Easement.

7.) The invasive species should be eradicated from the Conservancy Easement areas.

8.) The UDO rules for steep slope protection should be followed.

9.) The design should be modified to designate a larger vegetated buffer between the highway
and any development.

10.) The development design should incorporate environmentally-friendly, new-urbanism
qualities.

11.) The Petitioner should design with Low Impact Development practices.

12.) The Petitioner should use green, sustainable building practices to reduce the carbon
footprint of homes, resulting in lower expenses for the homeowners.
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13.) Because the site is adjacent to native woodlands, all landscape material should be native to
south central Indiana.

14.) The parking areas for the multifamily units should have at least 2% of the spaces equipped
for electric vehicle charging stations.

15.) The District Ordinance should specifically allow clothes lines to be installed.

16.) Any required state and federal permits should be obtained before any city permits are
granted.

STAFF RESPONSE: Because this is a PUD, any of these requirements can be included in the
consideration of the petition. The Department particularly supports those recommendations that
bring the development in line with any UDO environmental standards that are not being met.

CONCLUSION: The development of this large Neighborhood Residential property lacking
public frontage is going to be a difficult process and require innovative design to maximize the
potential of the site while preserving the environmental integrity, being sensitive to the
neighboring existing uses, addressing diverse housing concerns, and providing public benefit. The
Department and the Comprehensive Plan both contend that that design will include gridded streets
with traditionally-designed detached units as the majority of the site. When working with the
petitioner, we have consistently requested more detached units, in the vein of those designed in
the northeast portion of the site, with alleys and garage areas, as much more consistent with the
Comprehensive Plan.

The petitioner has made strides to improve the petition by incorporating some public roads that
create areas of some gridding, improving pedestrian connections, and increasing environmental
protections. One public benefit provided by this project is much needed housing. However, as a
City, we have identified this area as Neighborhood Residential in the Comprehensive Plan, to
encourage development as described in the above paragraph. Bloomington is largely developed
and we have few large expanses of land left that have been identified for this type of desired
development. This location is one of those areas. Any development of this area should incorporate
a street grid with traditionally-designed residential properties and neighborhood and public
amenities, as called for in the Comprehensive Plan. Additionally, any PUD should incorporate
mixed uses, which is part of the intent of the PUD zoning district. Traditional neighborhood
development, as it relates to lot design, is the predominant development pattern of the surrounding
Neighborhood Residential to the east and is expected in this area. While 100% compliance with
the Comprehensive Plan guidance is not always feasible, the Department finds that this proposal
is not consistent with the intent and development guidance of the Comprehensive Plan for this
area, as discussed in this report.

This petition brings a large University-oriented development to an area that is intended for
traditional neighborhood-style street grid development. Roughly 48% of the units are four-
bedroom units with just over 60% of the beds in the development belonging to those units, which
typically indicates a development that will be largely attractive to undergraduate students. The
developer has also indicated that they plan to run a private shuttle from the property, which is
typically only done for Indiana University students. No mixed-use is proposed for the PUD, and
no public amenities are proposed beyond vehicular and pedestrian connections through the site.
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Access to the Bloomington Transit stop south of the petition site is poor. The Department contends
that the incompatibility with the Comprehensive Plan designation for the site must be weighed
heavily as a Review Consideration, as listed in 20.04.080(h)(3).

RECOMMENDATION: The Planning and Transportation Department recommends that the Plan
Commission recommend denial of PUD-13-18 to the Common Council.



13

City of Bloomington
Bloomington Environmental Commission

MEMORANDUM

Date: October 10, 2018

To: Bloomington Plan Commission

From: Bloomington Environmental Commission
Subject: PUD-13-18: Chandler’s Glen

Trinitas Development, west side
1550 N. Arlington Park Drive

The purpose of this memo is to convey the environmental concerns and recommendations of the
Environmental Commission (EC) with the hope that action will be taken to enhance the environment-
enriching attributes of this proposed plan. The EC reviewed the petition and inspected the property and
offers the following comments and requests for your consideration, and recommendations that it
believes should be incorporated.

Although the Petitioner has redesigned the plan a bit, the EC maintains its original position and does not
support this petition. It needs to have larger swaths of protected areas around the perimeter and more
greenspace on the interior. The sustainable practices proposed are weak, and do not justify a
development this size to violate so many Unified Development Ordnance regulations.

EC CONCERNS OF ENVIRONMENTAL SIGNIFICANCE

1.) THE BLOOMINGTON HABITAT CONNETIVITY PLAN, NOVEMBER 2017

The EC’s Bloomington Habitat Connectivity Plan (BHCP) is meant to guide protection and
development of plant and animal habitats in a connected pseudo-circle around downtown Bloomington.
This circle will connect three main areas of existing high quality habitat; Griffy Lake, Clear Creek, and
Jackson Creek. This revised rendition of the Chandlers Glen proposal still does not follow the BHCP.
The Petitioner reduced the size of the development by only 11 beds; this is insufficient. The EC
recommends that the development be reduced in size significantly in order to preserve the high quality
wooded areas and the riparian buffer, at the least.

2.) FOLLOW UDO ENVIRONMENTAL STANDARDS
The EC believes that any PUD should not reduce the environmental protection requirements to less than

401 N. Morton St., Suite 130 * Bloomington, IN 40402 Phone: 812.349.3423
www.bloomington.in.gov
environment@bloomington.in.gov
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the Unified Development Ordinance (UDO) standards. These standards went through a public process
and were vetted by the citizenry and voted on by our lawmakers. Therefore the EC recommends that the
Petitioner preserve the environmentally sensitive areas as required in the UDO.

3.) KARST GEOLOGY

Upon inspecting the site, the EC found sinkholes and springs that had not been identified in the plan.
The EC is aware that the Petitioner employed a geologic consultant to inspect the site for karst features,
and their findings remain somewhat different than those of the EC. Because the consultant did report
that “Both visual assessment and the EM surveys do depict anomalies which could be indicative of low
levels of rock dissolution,” the EC requests that the Petitioner submit a plan that explains what they
intend to do if a sinkhole or spring is discovered during construction.

4.) RIPARIAN BUFFER
There are several streams on the property that combine into two main channels and drain northwest to
Stouts Creek. These two main stream channels carry high volumes of water and are currently eroding
the adjacent banks vigorously. The EC believes that they should be protected with riparian buffers in
accordance with the UDO standards. The riparian buffers should be planted with native vegetation on
both sides of the channels.

Maintaining a vegetated buffer along swales, creeks, ditches, streams, wetlands, and rivers provides
more than just a beautiful landscape. The effectiveness of vegetative buffers as a best management
practice (BMP) for the control of nonpoint source runoff results from their abilities to reduce the
velocity of runoff and allowing for the deposition of sediments, and from filtration and biological
removal of nutrients within the vegetated area. The combination of native trees, shrubs, and grasses
adjacent to stream systems provides numerous flood mitigation, environmental, and resource
management benefits that can include the following:

1. Removing pollutants (including oil, detergents, pesticides, herbicides, insecticides, wood
preservatives, and other domestic chemicals) delivered from urban stormwater;

2. Absorbing nutrients (particularly nitrogen) from surface water runoff and groundwater flow;
Providing flood control by slowing flow and water feathering;

Reducing erosion and sediment entering the stream;

Stabilizing stream banks;

Providing infiltration of stormwater runoff to recharge aquifers;

Maintaining base flow of streams;

Restoring and maintaining the chemical, physical, and biological integrity of the water resources;

9. Contributing the organic matter that is a source of food and energy for the aquatic ecosystem;

10. Providing tree canopy to shade streams and lower water temperature to improve habitat for aquatic
organisms;

11. Providing scenic value and recreational opportunity;

12. Providing a source of detritus and large woody debris for aquatic organisms and habitat for wildlife;
and

13. Reducing the urban heat island effect.
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5.) TREE AND FOREST HABITAT PRESERVATION

The EC inspected the site and found that it is primarily wooded with most of the area being dominated
by mixed-age native hardwoods. There is relatively young, successional growth along the interior road
and near stream channels that includes walnut, ash, boxelder, cottonwood, sycamore, cedar, sumac, and
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City of Bloomington
Bloomington Environmental Commission

redbud trees. The vegetation under the power lines has been recently removed entirely.

A large area along the north end and along the west side supports a higher-quality forest with older trees,
less early-succession growth, and a diverse native understory. Some of the tree species found include
cottonwood, sycamore, tuliptree, shagbark hickory, red oak, white oak, and black cherry. The forest
floor within this area is blanketed with a native understory that lacks the invasive species found in the
younger successional growth that is abundant where the site had been previously cleared. This
understory includes mayapple, rue anemone, trout lily (both yellow and white), spring beauty, toad
shade trillium, Solomon’s seal, toothwort, bloodroot, wild geranium, wild strawberry, plantain, and
more. These wooded areas are high quality in the context of what is left within the City’s boundaries,
and should be preserved.

The proposed 75% impervious surface coverage (page 7, Open Space Standards: a) General:) will result
in substantial loss of forest wildlife habitat and forest ecosystem services within the City planning
jurisdiction. Consequently, to best serve the City’s environmental integrity, more space should be set
aside as conservation easement. The best quality forest, between the power lines and SR 37, and at the
north end of the site should be protected in an Environmental Conservation easement in order to protect
the wooded wildlife habitat in perpetuity.

6.) WETLAND PROTECTION

The EC inspected the site and found at least one wetland area. This spot was holding standing water and
supported a large stand of wetland plants. Therefore, the EC believes that this should be protected in
compliance with all wetland requirements as described in the UDO.

7.) INVASIVE SPECIES
The invasive species, primarily bush honeysuckle, should be removed from the site, with follow up
maintenance as needed. This is especially important to do in the Conservation Easements.

8.) STEEP SLOPES
The steep slopes on the site should be protected according to the UDO 20.05.039 requirements.

9.) HIGHWAY BUFFER WIDTH

The EC believes that the proposed 30 feet of buffer between the highway and the development is not
wide enough for the quality of life of the residents, and in light of the high quality of forest in some of
that area.

10.) NEW URBANISM DEVELOPMENT

The very size of this development guarantees a major change in character for the whole area. The EC
believes this major change justifies a requirement in the PUD that will direct the character of the
neighborhoods in a positive manner. This proposal provides an opportunity to introduce a more “new
urbanist” approach to the site design, thus the PUD District Ordinance should require that the site design
employ environmentally-enhancing landscaped roadways, entryways, berms, and parking lots.

401 N. Morton St., Suite 130 * Bloomington, IN 40402 Phone: 812.349.3423
www.bloomington.in.gov
environment@bloomington.in.gov
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Additionally, the area needs plenty of community space, light retail, and other amenities to ensure a high
quality of life and enhanced environmental integration.

The site is currently almost vacant, thus is a perfect opportunity for a “Complete Streets” approach
(http://www.completestreets.org/) to enhance its navigability for all users — pedestrians, bicyclists,
handicapped people, and others. Beautiful, mixed-use development helps our city develop in a
pedestrian-friendly fashion in all areas, not just downtown. The more walkable our neighborhoods are,
the less we rely on the use of automobiles, which translates into less oil depleted, less greenhouse gas
emissions produced, cleaner air and a quieter, safer city. Walkable cities provide many tangible
environmental benefits that contribute positively to high quality of life. All of these benefits help
Bloomington to fulfill serious & important commitments to sustainability, including signing on to the
Mayor’s Climate Protection Agreement, passing resolutions supporting the Kyoto Protocol, and
recognizing and planning for peak oil. The EC believes that claim that this development incorporates
Complete Streets is weak.

11.) LOW IMPACT DEVELOPMENT

This PUD should contain the requisite controls to protect environmental quality as these parcels develop
by ensuring adequate BMPs that are at least as effective as those found in the UDO. Therefore, the EC
recommends that the plan be crafted to include state-of-the-art Low Impact Development (LID) best
practices.

Low Impact Development is an integrated, holistic strategy for stormwater management, and thus is
especially important at this site because of its size and topography. The premise of LID is to manage
rainfall at the source using decentralized small-scaled controls that will infiltrate, filter, store, evaporate,
and detain runoff close to its source.

Examples of the types of LID practices that could be used are listed below.

Floodwater storage that can manage runoff timing
Multiple small biofiltration basins and trenches
Vegetated roofs

Pervious pavement

Well-planned native landscaping

Removing curbs and gutters to allow sheet flow

A

The District Ordinance currently allows only one post-construction detention basin. Current LID BMPs
indicate that multiple smaller basins are more effective. Therefore, the EC believes that the District
Ordinance should not allow only one post-construction detention basin, as written now.

12.) GREEN BUILDING

The EC recommends that commitments be made in the District Ordinance for incorporating
environmentally sustainable green building and site design features in this design. Green building can
provide substantial savings in energy costs to a building over its life cycle and is thus an especially
prudent investment in this time of rising energy prices. Green building and environmental stewardship
are of utmost importance to the people of Bloomington and sustainable features are consistent with the
spirit of the UDO and the Comprehensive Plan.
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13.) NATIVE PLANTS

The EC recommends that the Petitioner include in the District Ordinance a requirement for using at least
80% native plant species in the Landscape Plans. Native plants exemplify Indiana’s natural heritage and
benefit native birds and insects, particularly pollinators. For additional suggestions, please see the EC’s
Natural Landscaping materials at www.bloomington.in.gov/beqgi/greeninfrastructure/htm under
‘Resources’ in the left column. We also recommend an excellent guide to midwest sources of native
plants at: http://www.inpaws.org/landscaping.html. Native plants provide food and habitat for birds,
butterflies and other beneficial insects, promoting biodiversity in the city. Furthermore, native plants do
not require chemical fertilizers or pesticides and are water efficient once established.

14.) ELECTRIC VEHICLE CHARGING STATIONS
The parking areas for the multifamily units should have at least 2% of the spaces plug-in-ready for
electric vehicle charging stations.

15.) ALLOW CLOTHESLINES

Clotheslines reduce energy consumption. The Covenants, Conditions, and Restrictions for all of the
neighborhood, homeowners, or condominium associations should not restrict the use of clothes lines in
yards. This should be clearly stated in the District Ordinance.

16.) STATE AND FEDERAL PERMITS

If any disturbance to any waterways or wetlands is anticipated, the Petitioner should obtain the
necessary state permits from the Indiana Department of Environmental Management or the federal
Army Corps of Engineers before any city permits are granted.

17.) LANDSCAPE PLAN

The Landscape Plan shows 284 Street Trees, of only four species. Three species are not native and the
fourth one is a species that the Urban Forester doesn’t want to use for Street Trees because of it
overabundance. The Petitioner should change the Street trees to offer more diversity of native trees.
There is no other landscaping shown at this time.

18.) TREE INVENTORY

Please describe what you mean by a scrub tree and an overgrown tree? The EC considers both young
vegetation and mature vegetation necessary in an ecosystem, yet you use these terms as if they are
undesirable.

19.) GREENSPACE TO REMAIN
How many acres and what is your definition of green space?

EC RECOMMENDATIONS:

1.) Adhere to the EC’s Habitat Connectivity Plan by reducing the size of the project significantly and

401 N. Morton St., Suite 130 * Bloomington, IN 40402 Phone: 812.349.3423
www.bloomington.in.gov
environment@bloomington.in.gov
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protecting the high quality wooded areas, riparian buffers, and all environmental features.

2.) The Petitioner should redesign the site to protect and preserve the environmentally sensitive areas as
least as stringently as is required in the UDO.

3.) Karst features have been identified on the site; therefore the Petitioner should provide a plan
explaining what they intend to do should they encounter any karst features during construction.

4.) The stream channels should be planted and protected with riparian buffers using native plants.

5.) The notable forest areas between the power lines and SR 37, and at the north end of the site should
be protected in a Tree Conservation Easement in order to protect the wooded wildlife habitat in

perpetuity.

6.) Wetlands should be identified and placed in a Conservancy Easement.

7.) The invasive species should be eradicated from the Conservancy Easement areas.
8.) The UDO rules for steep slope protection should be followed.

9.) The design should be modified to designate a larger vegetated buffer between the highway and any
development.

10.) The development design should incorporate environmentally-friendly, new-urbanism qualities.
11.) The Petitioner should design with Low Impact Development practices.

12.) The Petitioner should use green, sustainable building practices to reduce the carbon footprint of
homes, resulting in lower expenses for the homeowners.

13.) Because the site is adjacent to native woodlands, all landscape material should be native to south
central Indiana.

14.) The parking areas for the multifamily units should have at least 2% of the spaces equipped for
electric vehicle charging stations.

15.) The District Ordinance should specifically allow clothes lines to be installed.

16.) Any required state and federal permits should be obtained before any city permits are granted.
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intertek PSI Project No.: 00161112
May 17, 2018

Professional Service Industries, Inc.

5362 West 78" Street, Indianapolis, IN 46268
phone: 317.876.7723

fax: 317.876.8155

Trinitas Development
201 Main Street

Suite 1000

Lafayette, Indiana 47901

Attn:  Jennifer Lewis

Re: Proposed Development Project — Karst Data Evaluation
Multi-Family Housing Project
Near 17% Street and Arlington Road
Bloomington, Indiana

Dear Ms. Lewis,

Professional Services Industries, Inc. (PSI), an Intertek company, is pleased to submit this Karst
Development opinion letter for the proposed multi-family housing project site at 17" and
Arlington Road in Bloomington, Indiana. The following letter has been developed based on a
review of the available data for the property and an expertise in the field of karst hydrogeology.

SITE DESCRIPTION

The project site is located in Bloomington, Indiana along the east side of State Road 37 (I-69) and
north of 17th Street, near the intersection of 17th Street and Arlington. The site latitude and
longitude is approximately N 39.183° and W -86.554°, respectively. The project site is currently
wooded and undeveloped. Based on the information provided, the project site encompasses an
area of approximately 40 acres, of which approximately 32 % acres will be improved.

PSI understands the final layout of the proposed multi-family housing buildings has not yet been
finalized and may change based on the results of this exploration. The proposed development
will include construction of a total of approximately 100 individual buildings throughout the site.
The buildings will utilize wood-frame construction, extend 1 to 2 stories in height, and be
supported on slab-on-grade floors (no basement levels are planned) and shallow conventional
foundations.

SITE GRADING

Based on the topographic information provided and PSI’s site visits, there appears to be
approximately 50 feet of elevation change across the site. Therefore, significant cut/fills
(greater than 5 feet) are anticipated to establish final grade for the proposed buildings and
adjacent parking areas. Due to the topographic variation across the project, it is recommended
that PSI be provided with a plan showing the proposed grading.

www.intertek.com/building n
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Proposed Multi-Family Housing Development May 17, 2018
Karst Evaluation Opinion Letter —00161112 Page 2 of 3

GEOLOGIC DATA EVALUATED

PSI has evaluated geologic and topographic mapping available from the Indiana Geological
Survey for the general area containing the site. The site is mapped as underlain by bedrock of
the Mississippian System, primarily skeletal limestone of the Sanders Group formation.
According to the published maps, two limestone units within the Sanders Group come together
on this site. The St. Louis and Salem limestones intersect near the northwest portion of the site.
The St. Louis limestone is primarily composed of horizontal to massive bedded skeletal
packstone or argillaceous limestone. The color is generally brownish gray to medium gray. The
Salem limestone is primarily cross-bedded to massive-bedded fine-grained grainstone,
packstones and argillaceous limestones. The color ranges from light gray to medium and dark

gray.

The Salem limestone unit occupies the northwestern portion of the site and is underlying the St.
Louis limestone formation. Both units offer the potential for dissolution; which has been
documented within the Mitchel Plain structure in south central Indiana. According to the maps
reviewed there appears to be mapped basin units primarily in the St. Louis formation. Without
additional information, these units can be described as having potential sinkholes or evidence of
potential karst solutional development. Joints for these units and potential solutional
development appear to be primarily depicted on a lines trending between approximately 40
degrees west of north and 50 degrees south of east. A lesser joint development pattern is
depicted on a line trending between approximately 7 degrees west of north and 83 degrees
south of east.

There is a mapped basin feature on the property; however, this feature may be associated with
storm water runoff and/or construction of the adjacent roadway (Interstate 69). Eight (8) other
depressions were noted during the site walkthrough. They range in size between
approximately 40 and 5 feet in diameter and are primarily located on the northern edge of the
property.

Two electromagnetic (EM) surveys of the areas containing the depressions were conducted. A
conductivity EM survey was conducted over accessible terrain to examine conductivity
differences to a depth of approximately 20 feet. Conductivity via frequency domain
electromagnetics was chosen because it can give the best resolution of the tested properties
over the largest area in the shortest on-site time. The survey was designed to evaluate the aerial
content of the subsurface, based on water content and other electrical conductivity,
soil/bedrock differences and if there were water filled voids in the subsurface. The results of
the survey indicate higher conductivity areas, higher clay content, less dense rock, and/or water
ponding, which were noted along the northern, western, and southeastern portions of the
property.

The second survey, two-dimensional electrical resistivity, was completed to develop a
cross-section in those conductivity anomalies identified during the first survey. The purpose is
to identify the vertical density cross-section through the survey line. The survey identified three
areas on the north and eastern portions of the site where there were bedrock outliers with
areas of lower density materials between bedrock zones. Bedrock was absent at shallow depths
in several cross-sections.

22
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Proposed Multi-Family Housing Development May 17, 2018
Karst Evaluation Opinion Letter —00161112 Page 3 of 3

CONCLUSIONS

Both visual assessment and the EM surveys do depict anomalies which could be indicative of low
levels of rock dissolution. Areas of undulating bedrock surface or clay filled depressions are
indicated but extensive moderate to well-developed karst features were not identified during
the survey. Instead, the surveys appear to indicate little to moderate weathering of the
limestone surface and/or contact between the two formations on the eastern portion of the
property. The western portion of area appears to be dominated by surficial erosion by water
runoff; which cuts through approximately 40 feet of soils and rock to the Interstate elevation.

Areas of springs, caves, or definitive karst sinkholes were not observed on the property.
Depressions identified on the property do not appear represent even a moderate channelized
subsurface drainage; therefore, moderate to mature karst development has not been indicated.
Based on these observations and data collected to date regarding sinkhole development and
subsurface solutional-based drainage, the property does not conform to the definition of a karst
landscape according to the definitions published in Chapter 801 of Bloomington Zoning
ordinance.

PSI proposes to collect additional geotechnical data from the site, including that from soil
borings and a coring of bedrock in those anomalies to further investigate the potential for karst
dissolution on the property. Once this data is evaluated, the Geotechnical report will provide an

opinion on the competency of the bedrock and the level of observed karst development, if any.

If you should have any questions or require additional information, please do not hesitate to
contact our office at (317) 876-7723.

Sincerely,
Professional Service Industries, Inc.

Jeffrey G. Timmons Ronald J. Hosek, CPG
Senior Geologist Manager, Environmental Services

M G

Christopher L. Carson, P.E.
Geotechnical Department Manager

23

www.intertek.com/building n



24

TRINITAS

Memo

To: City of Bloomington

From: Jeff L. Kanable

cc: Travis J. Vencel, Jennifer Lewis
Date: September 20, 2018

Re: Cottages at Chandlers Glen

Trinitas recognizes that the City of Bloomington, and many other communities throughout the State of
Indiana, has a desire to secure quality and affordable housing in reasonable proximity to places of
employment. The urgency for workforce housing exists to serve the housing needs of people employed in
the jobs that the general population of the community rely upon to make the community economically
viable. With increasing costs to construct, acquire, own and operate housing, the demand for additional
housing options must be met promptly.

Trinitas is interested in supporting the delivery of workforce housing solutions in Bloomington either
through making available certain units within its proposed community at, “The Cottages at Chandlers
Glen,” or through a contribution of funds to the Bloomington Housing Fund.

Myself and Travis Vencel from Trinitas have held multiple meetings with City staff and others in order to
explore this topic and determine a mutually beneficial way for meeting this urgent demand. Some of
those meetings included:

e September 7, 2018 — Meeting with Amber Skoby from Bloomington Housing Authority.

e August 31, 2018 — Meeting with Doris Sims from the Bloomington Housing & Neighborhood
Development and Alex Crowley from Economic and Sustainable Development as well as Terri
and Jackie from Planning and Transportation.

e August 17,2018 - Meeting with Alex Crowley.

e May 2, 2018 — Meeting with Doris Sims and Alex Crowley.

We are encouraged by the above discussions and are firmly committed to finding a solution that helps
alleviate the demand for workforce housing in the City of Bloomington.
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September 24, 2018

Jacqueline Scanlan, Development Services Manager

City of Bloomington

Planning and Transportation Dept.
401 N. Morton Street, Suite 130
Bloomington, IN

Dear Ms. Scanlan:

Attached please find the updated submittal for Chandler’s Glen dated September 24, 2018.
The revisions contained within the PUD document are as follows:

1.

10.

The site has been redesigned to protect and preserve the environmentally sensitive
areas found within the site.

The site plan has been reduced to two separate phases. Phase I of the project
includes both duplex product as well as single family dwellings in addition to the
site amenities.

A multi purpose path has been added to the site plan to provide connectivity.

The street layout has been revised to incorporate a gridded pattern with complete
streets where possible. Streets to be dedicated to the City will be noted on the site
plan.

All dwelling units will be designed on separate platted lots.

Additional future points of ingress/egress have been added to the site.

Overall density of the project has been changed to 6.82 units to the acre and all five
bedroom dwellings have been removed from the site plan.

Additional 1, 2 and 3 bedroom units have been added to the project.

Bio swales and conservation easements which will preserve the natural open green
space have been added throughout the site.

Sustainable building practices have been incorporated in portions of the site to
reduce the impact to the carbon footprint and to provide substantial savings in
energy costs.
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11. Electrical vehicle charging stations have been added to the site plan.

12. Recycling stations have been incorporated throughout the site.

13. Steep slopes on site have been protected in accordance with UDO 20.05.039
requirements.

14. Propose putting trees along West, East and North properties lines where feasible in a
protective conservation easement.

15. Parking has been reduced to .5 spaces per bed. Additional parking is provided
along future dedicated public streets.

Sincerely,

Travis Vencel

Executive Vice President, Development

TRINITAS
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GLICK FAMILY HOUSING FOUNDATION

Writer’s Direct Dial: (317) 495-6634
Email: arichter@glickco.com

September 7, 2018
VIA EMAIL

Trinitas

Attn: Travis J. Vencel, Executive Vice President, Development
201 Main Street, Suite 1000

Lafayette, IN 47901

tvencel(@trinitas.ventures

Re: The Cottages at Chandler’s Glen

Dear Mr. Vencel,

Thank you for allowing Gene B. Glick Family Housing Foundation, Inc. the opportunity to speak
with you and your representatives and review materials related to Trinitas’ proposed Cottages at Chandler’s
Glen development in Bloomington. We appreciate the professional manner in which you’ve sought
feedback from us and the community at large. Your effort is consistent with Trinitas’ reputation as a
sophisticated and respectable developer of quality multifamily projects.

As you know, the Foundation, an Indiana nonprofit corporation and 501(c)(3) charitable
organization, acquired an adjacent affordable housing property historically referred to as Arlington Park in
2012. The Foundation has invested millions of dollars to acquire Arlington Park, rebrand it as “The Reserve
at Chandler’s Glen”, invest in physical upgrades, and provide its residents valuable social services. The
Foundation has vested interest in the continued improvement of the Reserve and its surrounding area.

With all that as background, the Foundation welcomes the Cottages of Chandler’s Glen and
believes it will continue to improve this area of Bloomington. By this letter, we also acknowledge Trintas’
agreement, reached over email on September 4, 2018, to cause its project contractors to keep North
Arlington Park Drive open during and after construction and, upon request, to use commercially reasonable
good faith effort to reduce construction traffic through the Reserve.

Best of luck with the Cottages. Should you desire anything further, please let us know. Thanks again.
Very truly yours,

Gene B. Glick Family Housing Foundation,
Inc.

Adam J. Richter, Esq.
Vice President and General Counsel
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Arlington Road Development
Draft Traffic Impact Study
West 17t Street
Page 1

TY PSA SIOUP

INTRODUCTION

Two parcels totaling 34.48 acres have been acquired for a residential development known as “Arlington Road
Development.” The Arlington Road Development proposes a mixture of rental residential uses — 238 townhouses
(duplexes) and 28 single-family homes. The single family rental homes are intended to be rentals but may also be
owner-occupied. The development will be located north of 17t Street between Crescent Road and Lindberg Drive.
This Traffic Impact Study is being prepared at the request of Bynum Fanyo and Associates, the primary site civil
engineering firm working for Trinitas Ventures LLC on this proposed development.

PURPOSE & NEED

The proposed development is located with the limits of the City of Bloomington. Based on the expected trips noted
above in Table 1; a Category 1 Traffic Impact Study (TIS) is required. A Category 1 TIS is for developments which will
generate from 100 or more peak hour vehicle trips but less 500 vehicle trips during the morning OR afternoon peak
hours. A Category 1 TIS analyzes the opening year of the development. The Study Area includes the site access
driveways and the adjacent signalized intersections and/or major unsignalized intersections within a % mile. In this
case, the Study Area will include the following intersections:

* The existing 17" Street/Arlington Park Drive intersection;

* The proposed 17t Street/West Entrance Roadway intersection;
= The proposed Arlington Road/East Access Roadway intersection;
* The existing 17" Street/Arlington Road roundabout intersection.

The specific study objectives are as follows:

= Determine the trips associated with this proposed Arlington Road Development;
* Evaluate the existing 17" Street/Arlington Park Drive intersection;

* Evaluate the proposed 17" Street/West Entrance Roadway intersection;

= Evaluate the proposed Arlington Road/East Access Roadway intersection;

*  Evaluate the existing 17" Street./Arlington Road roundabout intersection;

* Evaluate 17 Street for right-turn lane and left-turn warrants;

=  Provide a set of conclusions based on the HCS analysis;

=  Make recommendations based on the results of the study.

ZONING

One of the parcels in the development will be re-zoned from Business Park (BP) to a Planned Unit Development (PUD).
As a PUD, the development will have its own development ordinance. The zoning change may trigger off-site
improvements to publicly maintained streets and the developer is addressing these potential improvements
proactively by preparing a TIS coinciding with a petition to the Planning Commission. The parcels of land surrounding
the proposed site are currently a mixture vacant land and residential uses.

SITE PLAN

Figure 1 — Site Plan (Page 4) provides a scaled drawing of the proposed development plan, which illustrates the
location of the site access driveways, the lot layout, and other amenities. The proposed development will have two
site access roadways along the north side of 17" Street and one site access roadway along the west side of Arlington
Road. The access roadways along the north side of 17" Street include the existing 17™ Street/Arlington Park Drive
intersection and a proposed site access roadway (referred to as the West Entrance Roadway) which is located

Transportation = Rail/Transit = Environmental/Landscape = Energy = Survey = Subsurface Utility Engineering
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approximately 350 feet west of Arlington Park Drive. 17 Street is a two-lane east/west minor arterial roadway and
Arlington Park Drive is a two-lane north/south neighborhood collector roadway. Arlington Park Drive is an existing
privately-maintained road. The West Entrance Roadway will be a two-lane north/south roadway. The 17"
Street/Arlington Park Drive intersection and the proposed 17" Street/West Entrance Roadway will be full access
intersections; allowing left-in, right-in, left-out, and right-out.

Another proposed site access roadway referred to as the East Access Roadway will be located along the west side of
Arlington Road. The East Access Roadway with be a full access intersection. Arlington Road is a two-lane north/south
minor arterial roadway with a posted speed limit of 40 MPH. The East Access Roadway is located approximately 100
feet south of the 20™ Street/Arlington Road intersection.

DEVELOPMENT PHASING AND TIMING
The Arlington Road Development will be built in two phases as a Planned Unit Development (PUD). The Phase 1 will
be completed in 2020 and Phases 2 and 3 completed in 2021 depending upon agency approvals.

STUDY AREA

The study area for the proposed development is confined to the City of Bloomington roadways. The area of significant
trafficimpacts and influence area have been established based on the size, density, and characteristics of the proposed
development. The existing land uses surrounding the site, as well as the site’s accessibility, have been considered in
determining the site’s study and influence areas.

Area of Significant Traffic Impact

This development was determined to be a small development. The proposed development is expected to generate
more than 100 peak hour vehicle trips but less than 500 peak hour vehicle trips. Therefore, the proposed development
requires a Category | TIS. The area of significant traffic was determined to consist of the following intersections:

* The existing 17" Street/Arlington Park Drive intersection;
* The proposed 17t Street/West Entrance Roadway intersection;
=  The proposed Arlington Road/East Access Roadway intersection;

* The existing 17" Street/Arlington Road roundabout intersection.

Influence Area

A development’s influence area consists of the geographic area surrounding the development from which it is
expected to draw the majority of its trips. In the case of the proposed development, the geographic area from which
the majority of the expected site-generated trips will come from is the 17t Street corridor and the Arlington Road
corridor. Per the City of Bloomington requirements, the influence area would encompass the existing and proposed
intersections referenced above.

SITE ACCESSIBILITY

In most cases, the incoming trips will originate and terminate from areas outside the proposed development and will
use 17t Street to access Arlington Park Drive or the West Entrance Roadway and Arlington Road to access the East
Access Roadway and vice—versa for the exiting site-generated traffic.

Transportation = Rail/Transit = Environmental/Landscape = Energy = Survey = Subsurface Utility Engineering
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TRAFFIC VOLUMES

17™ Street has an estimated 2018 average daily traffic (ADT) of 11,050 vehicles a day. The ADT values for 17% street
are based on projected traffic from the 1-69 Section 5 Technical Provisions. The ADT on Arlington Road is 14,460
vehicles a day and is based on the same study. Traffic counts for the study were not taken due to the current detouring
related to |-69 at 2" Street and 3™ Street and various City and County closures and traffic restrictions in Bloomington.
As a result, 17t Street is currently experiencing a high volume of traffic which would constitute an inaccurate portrayal
of traffic on 17t Street.

Arlington Road is estimated to have a 2021 ADT of 12,500 vehicles a day and 1,500 vehicles during the peak hours.
The estimation is based on the roadway alignment, the existing development (primarily residential) along Arlington
Road, and the connection points to other roadways.

PHYSICAL CHARACTERISTICS
Figure 2 illustrates the existing street network and ADTs. Two roadways were identified to comprise the influence
area. The following briefly describes these roadways:

o 17% Street
17" Street is a two-lane east/west Neighborhood Collector Street. 17" Street has a 30 MPH posted speed
limit in the vicinity of Arlington Park Drive.

e Arlington Road
Arlington Road is a two-lane north/south Minor Arterial Street and the old State Route 46 from Bloomington
to Ellettsville. Arlington Road has a 40 MPH posted speed limit in the vicinity of the proposed East Access
Roadway.

EXPECTED TRIPS

Based on the proposed land uses provided by the developer and noted above, the proposed Arlington Road
Development is for 238 rental townhouses (duplexes) and 28 rental single-family detached houses. Based on the ITE
data for rental townhouses and single-family homes, the proposed Arlington Road Development is expected to
generate 1,650 daily vehicle trips, 195 AM Peak Hour vehicle trips, and 202 Peak Hour vehicles trips at full build-out.
See Table 1 below trips to be generated by the proposed development.

TABLE 1

ARLINGTON ROAD DEVELOPMENT - SITE TRAFFIC GENERATION

No. of NUMBER OF VEHICLE TRIPS
ITE Dwelling AM PEAK HOUR PM PEAK HOUR DAILY

LAND USE CODE Units IN ouT TOTAL IN ouT TOTAL |(TWO-WAY)
Single-Family Detached Housing 210 28 5 16 21 18 10 28 267

Rental Townhouse 224 238 61 113 174 96 78 174 1,383
TOTAL TRIPS 66 129 195 114 88 202 1,650

Transportation = Rail/Transit = Environmental/Landscape = Energy = Survey = Subsurface Utility Engineering
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PASS-BY TRAFFIC

Pass-by traffic (traffic already on the adjacent roadway) will provide a zero percentage of the site-generated traffic for
the Arlington Road Development. Available ITE data, as published in the ITE Trip Generation Manual, 9th Edition,
Volume 1, Chapter 5 and in the ITE Trip Generation Handbook, 3rd Edition, August 2014, Appendix F suggests that
pass-by trips are a non-issue for single-family houses and townhouses uses.

DIRECTIONAL DISTRIBUTION

Based on the location of the proposed development, the expected directional distribution of the site-generated traffic
from the proposed development will be 72% along 17" Street and 28% along Arlington Road. The expected
development traffic along 17" Street will be split evenly (36%) between Arlington Park Drive and the West Entrance
Roadway. The expected development along Arlington Road will use the East Access Roadway.

SITE TRAFFIC ASSIGNMENTS

The expected AM and PM Peak Hour trips and daily trips for the proposed development are assigned to the roadway
network using the directional distributions referenced above. The traffic assignments are shown in Figure 2 — 2021 -
Site Traffic Assignments.

TOTAL TRAFFIC

For the Study Horizon Year 2021, the projected 2021 non-site traffic (the traffic volumes are determined by applying
a 1.0% growth factor to the 2018 traffic volumes) is 11,385 vehicles/day. This volume will be combined with the
expected AM and PM Peak Hour trips and daily trips from the proposed development to create the 2021 Total Traffic
volumes. These volumes are illustrated on Figure 3 — 2021 Total Traffic Assignments.

TRAFFIC AND IMPROVEMENT ANALYSIS
The effects of the project’s total traffic on the existing 17" Street/Arlington Park Drive intersection and the proposed
17t Street/Entrance Roadway will be analyzed for the Study Horizon Year 2021.

AUXILIARY LANES WARRANTS

EB Left-turn Lane at the West Entrance Roadway

Using the Study Horizon Year 2021 AM and PM Peak Hour Total Traffic volumes and the Left Turn Guidelines for Two-
Lane Roadways, and plotting the data points on the graph, an EB Left-turn lane is warranted along 17%" Street at the
17" Street/West Entrance Roadway intersection during both the AM and PM Peak Hours.

WB Right-turn Lane at the West Entrance Roadway

Using the Study Horizon Year 2021 AM and PM Peak Hour Total Traffic volumes, the Right-Turn Guidelines for Two-
Lane Roadways, and plotting the data points on the graph, a WB right-turn lane is not warranted along 17" Street
at the 17™ Street/West Entrance Roadway intersection for either the AM or PM Peak Hours.

EB Left-turn Lane at Arlington Park Drive

Using the Study Horizon Year 2021 AM and PM Peak Hour Total Traffic volumes and the Left Turn Guidelines for Two-
Lane Roadways, and plotting the data points on the graph, an EB left-turn lane is warranted along 17 Street at the
17* Street/Arlington Park Drive intersection during both the AM and PM Peak Hours.

Transportation = Rail/Transit = Environmental/Landscape = Energy = Survey = Subsurface Utility Engineering
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WB Right-turn Lane at Arlington Park Drive

Using the Study Horizon Year 2021 AM and PM Peak Hour Total Traffic volumes, the Right-Turn Guidelines for Two-
Lane Roadways, and plotting the data points on the graph, a WB right-turn lane is not warranted along 17" Street
at the 17 Street/Arlington Park Drive intersection for either the AM or PM Peak Hours.

NB Left-turn Lane at the East Access Roadway

Using the Study Horizon Year 2021 AM and PM Peak Hour Total Traffic volumes and the Left Turn Guidelines for Two-
Lane Roadways, and plotting the data points on the graph, an NB Left-turn lane is warranted along Arlington Road
at the Arlington Road/East Access Roadway intersection for both AM and Peak Hours.

SB Right-turn Lane at the East Access Roadway

Using the Study Horizon Year 2021 AM and PM Peak Hour Total Traffic volumes, the Right-Turn Guidelines for Two-
Lane Roadways, and plotting the data points on the graph, a SB right-turn lane is not warranted along Arlington
Road at the Arlington Road/East Access Roadway intersection for either the AM or PM Peak Hours.

LEVEL OF SERVICE — ROADWAY INTERSECTIONS FOR STUDY HORIZON YEAR 2021

17" Street/Arlington Park Drive intersection
The 17t Street/Arlington Park Drive intersection will be analyzed as a two-way unsignalized intersection with one-way
STOP control on Arlington Park Drive. The 17" Street/Arlington Park Drive intersection is a full access intersection.
The analysis included an EB Left-Turn Lane along 17 Street at the intersection with Arlington Park Drive. The results
are listed below in Table 2 and Appendix A.

TABLE 2
2021 PROPOSED LEVEL OF SERVICE
UNSIGNALIZED INTERSECTION 2021 APPROACH LEVEL OF SERVICE
AM PEAK HOUR PM PEAK HOUR
EB WB NB SB EB WB NB SB
L L-R L L-R
17t Street/Arlington Park Drive A E-B A E-B

For the 2021 Total Traffic conditions, the results of the analysis indicate that the SB Approach will operate at LOS D
during the AM Peak Hour with 28.9 seconds of delay. During the PM Peak Hour, the SB Approach will operate at LOS
D with 27.6 seconds of delay.

Transportation = Rail/Transit = Environmental/Landscape = Energy = Survey = Subsurface Utility Engineering
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LEVEL OF SERVICE (CONT.) — ROADWAY INTERSECTIONS FOR STUDY HORIZON YEAR 2021

17" Street/West Entrance Roadway intersection

The 17" Street/West Entrance Roadway intersection will be analyzed as a two-way unsignalized intersection with one-
way STOP control on the West Entrance Roadway. The 17% Street/West Entrance Roadway intersection is a full access
intersection. The analysis included an EB Left-Turn Lane along 17 Street at the intersection with West Entrance
Roadway. The results are listed below in Table 3 and Appendix A.

TABLE 3
2021 PROPOSED LEVEL OF SERVICE
UNSIGNALIZED INTERSECTION 2021 APPROACH LEVEL OF SERVICE
AM PEAK HOUR PM PEAK HOUR
EB WB NB SB EB WB NB SB
L L-R L L-R
17t Street/West Entrance Roadway A E-B A E-B

For the 2021 Total Traffic conditions, the results of the analysis indicate that the SB Approach will operate at LOS D
during the AM Peak Hour with 29.1 seconds of delay. During the PM Peak Hour, the SB Approach will operate at LOS
D with 28.2 seconds of delay.

Arlington Road/East Access Roadway intersection

The Arlington Road/East Access Roadway intersection will be analyzed as a two-way unsignalized intersection with
one-way STOP control on East Access Roadway. The Arlington Road/East Access Roadway Drive intersection will be a
full access intersection. The analysis included a NB Left-turn Lane along Arlington Road at the intersection with the
East Access Roadway. The results are listed below in Table 4 and Appendix A

TABLE 4
2021 PROPOSED LEVEL OF SERVICE
UNSIGNALIZED INTERSECTION 2021 APPROACH LEVEL OF SERVICE
AM PEAK HOUR PM PEAK HOUR
EB WB NB SB EB WB NB SB
L-R L-R
Arlington Road/East Access Roadway | E-C A E-C A

For the 2021 Total Traffic conditions, the results of the analysis indicate that the EB Approach will operate at LOS D
during the AM Peak Hour with 31.5 seconds of delay. During the PM Peak Hour, the EB Approach will operate at LOS
D with 30.5 seconds of delay.

17 Street/Arlington Road Roundabout intersection

The 17 Street/Arlington Road Roundabout intersection was not analyzed at this time because of the re-construction
of I-69. Arlington Road serves as a secondary detour route therefore the current traffic volumes are artificially high
at this point.

Transportation = Rail/Transit = Environmental/Landscape = Energy = Survey = Subsurface Utility Engineering
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TRAFFIC SAFETY

The sight distance triangles at the West Entrance Roadway, at Arlington Park Drive, and at the East Access Roadway
will be calculated and shown on the Improvement Plans. No vegetation is planned at the intersections or within the
17™ Street and Arlington Road right-of-way. Therefore, there should be no visual restrictions at the roadway
intersections.

PEDESTRIAN CONSIDERATIONS

A multiuse path will be constructed along the north side of 17%" Street as part of a City project to reconstruct 17
Street from Lismore Drive to the roundabout. The project also includes sidewalk along the south side of 17™ Street.
These facilities complete connections to Vernal Pike across I-69 to the City’s network of sidewalk and multiuse path
from the 17" & Arlington Roundabout to the east. Adjacent pedestrian network, while not fully complete today, will
support and encourage pedestrian and bicycle traffic to and from the development.

TRAFFIC CONTROL NEEDS

At the proposed West Entrance Roadway and the existing Arlington Park Drive intersections with 17t Street, one-way
STOP control is recommended with STOP signs installed on the West Entrance Roadway and Arlington Park Drive.
Sufficient gaps in the 17" Street traffic stream exist, allowing for entering and exiting right-turn and left-turn
movements to and from 17% Street. Therefore, lane movement restrictions for the roadways are not recommended.

At the proposed East Access Roadway intersection with Arlington Road, one-way STOP control is recommended with
STOP signs installed on the East Access Roadway. Sufficient gaps in the Arlington Road traffic stream exist, allowing
for entering and exiting right-turn and left-turn movements to and from Arlington Road. Therefore, lane movement
restrictions for the roadways are not recommended.

CONCLUSION & RECOMMENDATIONS

In conclusion based on the HCS Analysis, the proposed development, “Arlington Road Development” will have impact
on 17% Street and Arlington Road. For the 2021 Total Traffic conditions at the 17t Street/West Entrance Roadway
intersection and at the 17 Street/Arlington Park Drive intersection, the results of the HCS Analysis indicate that the
SB approaches on the West Entrance Roadway and Arlington Park Drive will operate at LOS D for both the AM and PM
Peak Hours.

For the 2021 Total Traffic conditions at the 17 Street/East Access Roadway intersection, the results of the HCS
Analysis indicate that the EB approach on the East Access Roadway will operate at LOS D for both the AM and PM
Peak Hours.

AUXILIARY LANES RECOMMENDATIONS

EB Left-turn Lane at the West Entrance Roadway
An EB Left-turn lane is warranted along 17" Street at the 17" Street/West Entrance Roadway intersection during both
the AM and PM Peak Hours. An Eastbound left turn lane is recommended.

WB Right-turn Lane at the West Entrance Roadway
A WB right-turn lane is not warranted along 17" Street at the 17" Street/West Entrance Roadway intersection for
either the AM or PM Peak Hours. A Westbound right turn lane is not recommended.

Transportation = Rail/Transit = Environmental/Landscape = Energy = Survey = Subsurface Utility Engineering
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EB Left-turn Lane at Arlington Park Drive
An EB left-turn lane is warranted along 17" Street at the 17*" Street/Arlington Park Drive intersection during both the
AM and PM Peak Hours. An Eastbound left turn lane is recommended.

WB Right-turn Lane at Arlington Park Drive
A WB right-turn lane is not warranted along 17t Street at the 17" Street/Arlington Park Drive intersection for either
the AM or PM Peak Hours. A Westbound right turn lane is not recommended.

NB Left-turn Lane at the East Access Roadway
A NB Left-turn lane is warranted along Arlington Road at the Arlington Road/East Access Roadway intersection for
both AM and Peak Hours. A Northbound left turn lane is recommended.

SB Right-turn Lane at the East Access Roadway
A SB right-turn lane is not warranted along Arlington Road at the Arlington Road/East Access Roadway intersection
for either the AM or PM Peak Hours. A Southbound right turn lane is not recommended.

TRAFFIC SAFETY RECOMMENDATIONS

The sight distance triangles at the West Entrance Roadway, at Arlington Park Drive and at the East Access Roadway
will be calculated and shown on the Improvement Plans. No vegetation is planned at the intersections or within the
17™ Street and Arlington Road right-of-way. Therefore, there should be no visual restrictions at the roadway
intersections.

TRAFFIC CONTROL RECOMMENDATIONS

At the proposed West Entrance Roadway and the existing Arlington Park Drive intersections with 17" Street, one-way
STOP control is recommended with STOP signs installed on the West Entrance Roadway and Arlington Park Drive.
Sufficient gaps in the 17" Street traffic stream exist, allowing for entering and exiting right-turn and left-turn
movements to and from 17%" Street. Therefore, lane movement restrictions for the roadways are not recommended.

At the proposed East Access Roadway intersection with Arlington Road, one-way STOP control is recommended with
STOP signs installed on the East Access Roadway. Sufficient gaps in the Arlington Road traffic stream exist, allowing
for entering and exiting right-turn and left-turn movements to and from Arlington Road. Therefore, lane movement
restrictions for the roadways are not recommended.

Transportation = Rail/Transit = Environmental/Landscape = Energy = Survey = Subsurface Utility Engineering
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APPENDIX A

Right Turn Lane Guidelines for Two-Lane Roadways
Left Turn Lane Guidelines

HCS Analysis

Transportation = Rail/Transit = Environmental/Landscape = Energy = Survey = Subsurface Utility Engineering
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General Information Site Information
Analyst MEM Intersection
Agency/Co. AZTEC Eng. Corp Jurisdiction Bloomington, IN
Date Performed 9/22/2018 East/West Street 17th Street
Analysis Year 2021 North/South Street Arlington Park Drive
Time Analyzed AM Peak Hour Peak Hour Factor 0.90
Intersection Orientation East-West Analysis Time Period (hrs) 0.25
Project Description Arlington Road Development
Lanes
JA L AA KL
= Ko
A &
- <«
= -
~ -
=X by o]
2 e
X <
EEEET
Major Street: East-West
Vehicle Volumes and Adjustments
Approach Eastbound Westbound Northbound Southbound
Movement u L T R u [ T R U L T R U L T R
Priority U 1 2 3 4U 4 5 6 7 8 9 10 11 12
Number of Lanes 0 1 1 0 0 0 1 0 0 0 0 1 0 1
Configuration L T TR L R
Volume (veh/h) 12 708 685 11 23 23
Percent Heavy Vehicles 0 0 0
Proportion Time Blocked
Right Turn Channelized No No No No
Median Type Undivided
Median Storage
Delay, Queue Length, and Level of Service
Flow Rate (veh/h) 13 26 26
Capacity 851 120 405
v/c Ratio 0.02 0.22 0.06
95% Queue Length 0.0 0.8 0.2
Control Delay (s/veh) 9.3 433 14.5
Level of Service (LOS) A E B
Approach Delay (s/veh) 0.2 289
Approach LOS D
Copyright © 2018 University of Florida. All Rights Reserved. HCS 2010T™4 TWSC Version 6.80 Generated: 9/25/2018 6:35:04 AM

TIS - 17th Street - TWSC1 - APD - AM.xtw



General Information’

Site Information

Analyst MEM intersection
Agency/Co. AZTEC Eng. Corp Jurisdiction Bloomington, IN
Date Performed 9/22/2018 East/West Street 17th Street
Analysis Year 2021 North/South Streat Arlington Park Drive
Time Analyzed PM Peak Hour Peak Hour Factor 0.90
intersection Orientation East-Wast Analysis Time Peried (hrs) 0.25
Project Description Ariington Road Development

Lanes

Vehicle Volumes and Adjustments .
Approach Eastbound Westbound Northbound Southbound
Movement u L T 34 U L T R U L T R U L T R
Priotity U 1 2 3 44 4 5 6 7 8 9 10 11 12
Number of Lanes 0 1 1 0 0 0 1 o 0 0 0 1 0 1
Configuration L T TR L R
Valume (veh/h) 21 701 685 20 15 16
Percent Heavy Vehicles 0 o 0
Proportion Time Blocked
Right Turn Channelized No No No No
Median Type Undivided
Median Storage

Delay, Queue I.ength,:and Level of Service
Fiow Rate (veh/h} 23 17 18
Capacity 844 | 115 403
v/c Ratio 003 0.15 o.04
95% Queue Length 0.1 4.5 o1
Control Delay (s/veh) 94 416 14.4
Levef of Service (LOS) A E B
Approach Delay (s/veh) 03 276
Approach LOS b

Capyright € 2018 University of Florida. All Rights Reserved.

HCS 2010%0 TWSC Version 6.80
TIS - 174h Street - TWSCT - APD - PMuxtw

Generated: 9/22/2018 12:19:29 PM




General Information

Site Information '

Analyst MEM intersection
Agency/Co. AZTEC Eng. Corp. Jurisdiction Bloomington, IN.
Date Performed 9/22/2018 East/West Street 17th Street
Analysis Year 2021 North/South Street West Entrance Roadway
Tirme Analyzed AM Peak Hour Peak Hour Factor 0.90
Intersection Crientation East-West Analysis Time Period (hrs) 0.25
Project Description Arlington Road Development
Lanes
JA L AAbL
= .
r -
A -
+ b
't b
- v
. ¢ L5
“¥ {=
YT ¥
Mhsjor Atrenn fast Wes
Vehicle Volumes and Adjustments
Approach Eastbound Westbound Northbound Southbound
Movement u L T R u L T R U L T R v} L T R
Priority u 1 2 3 4U 4 5 5 7 8 9 10 1% 12
Number of Lanes 0 1 1 0 0 0 1 a ] 0 0 1 0 1
Configuration L T TR L R
Volume (veh/h) 12 &85 708 12 23 23
Percent Heavy Vehicles 0 0 )
Proportion Time Blocked
Right Turn Channelized Na No No No
Median Type Undivided
Median Storage
Delay, Queue Length, and Level of Service
Flow Rate {veh/h) 13 26 26
Capacity 832 119 391
v/c Ratio 0.02 0.22 0.07
95% Queue Length 0.0 08 0.2
Control Delay (s/veh} 9.4 433 149
Leve] of Service (LOS) A E B
Approach Delay (s/veh) 02 291
Approach LOS D

Copyright © 2018 University of Florida. All Rights Reserved.

TWSCixtw

HCS 201018 TWSC Version 6.80

Generated: 9/22/2018 12:06:35 PM




General Information Site Information
Analyst MEM Intersection
Agency/Co. AZTEC Eng. Comp Jurisdiction Bloomington, IN
Date Performed 9/22/2018 £ast/West Street 17th Street
Analysis Year 2021 North/South Street Woest Entrance Roadway
Time Analyzed PM Peak Hour Peak Hour Factor 0.90
Intersection Crientation East-West Analysis Time Period (hrs) 0.25
Project Description Arlington Road Development
Lanes
s
5
3
=y
=
¥
NAEY L
R Strer rast e
Vehicle Volumes and Adjustments
Approach Eastbound Westbound Northbound Southbound
Maovement u L T R U L T R 1} L T R 3| L T R
Priority wu 1 2 3 44 4 5 B 7 8 9 10 11 12
Number of Lanes 0 1 1 &) 0 0 1 0 o o a 1 a 1
Configuration L T R L R
Volume (veh/h) 20 | 685 701 21 16 15
Percent Heavy Vehicles 0 0 Q
Proportion Time Blocked
Right Turn Channelized Ne No No No
Median Type Undivided
Median Storage
Delay, Queue Length, and Level of Service .
Flow Rate {veh/h) 22 18 18
Capacity a31 116 393
v/c Ratio (.03 316 0.05
95% Queue Length 0.1 05 0.1
Control Delay (s/veh) 95 418 146
Level of Service (LOS) A E 4
Approach Delay {s/veh) 03 28.2
Approach LOS D

Copyright © 2018 University of Florida. All Rights Reserved.

HCS 2010®8 TWSC Version 6.80
TIS - 17th Street - TWSCT - WER - PM.xtw

Generated: 9/22/2018 12:10:43 PM



| General Information Site Information

Analyst MEM Intersection
Agency/Co. AZTEC Eng. Corp. Jurisdiction City of Bloomington, IN.
Date Performed 9/21/2018 East/West Street East Access Roadway
Analysis Year 2021 North/South Street Adington Road
Time Analyzed AM Peak Hour Peak Hour Factor 0.90
Intersection Qrientation North-South Analysis Time Period (hrs) 0.25
Project Description Arlington Road Development

Lanes

JAad b kLl
4
Mzier Stesr lzrh-Sou

Vehicle Volumes and Adjustments
Approach Eastbound Westbound Northbound Southbound
Movement u L T R U L T R u L T R 3] L T R
Prionty 10 1 T2 7 B 9 ke 1 2 3 4U 4 5 [
MNumber of Lanes 1 0 1 0 o o 0 1 1 0 0 0 1 o
Configuration L R L T TR
Volume (veh/h) 18 19 9 750 750 10
Percent Heavy Vehicies 0 0 0
Proportion Time Blocked
Right Turn Channelized Ne No No Ne
Median Type Undivided
Madian Storage

Delay, Queue Length, and Level of Service
Flow Rate (veh/h} 20 21 10
Capacity 102 369 801
v/¢ Ratio 0.20 0.06 Q.01
95% Queue Length 07 0.2 0.0
Contral Delay (s/veh) 485 15.3 96
Level of Service (LO5) E C A
Approach Delay {s/veh) 315 0.1
Approach LOS D

Copyright ® 2018 University of Florida. All Rights Reserved.

HCS 20107 TWSC Version 6.80
TWSC1xtw

Generated: 9/21/2018 7:04:38 PM
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wo-Way Stop Control Summary Report

Site Information
Analyst MEM Intersection
Agency/Co. AZTEC Eng. Corp. Jurisdiction Bloomington, IN.
Pate Performed 9/21/2018 Fast/West Street East Access Roadway
Analysis Year 2021 North/South Street Arington Road
Time Analyzed PM Peak Hour Peak Hour Factor 0.90
Intersection Orientation North-South Analysis Time Period (hrs) 0.25
Project Description Arlington Road Development
Lanes
JA4 4Lk LU
ATt YT
Mo Ser, NotheSents
-Vehicle Volumes and Adjustments
Approach Eastbound Westbound Northbound Southbound
Movement y L T R u L T R U L 1. R u L T R
Prionty 10 H 12 7 8 9 1 1 2 3 4U 4 5 [
Number of Lanes 1 0 1 0 0 0 0 1 1 0 o 0 1 o
Configuration L R L T TR
Volume (veh/h) 12 13 16 750 750 16
Percent Heavy Vehicles o 0 D
Proportion Time Blocked
Right Turn Channelized No No Mo No
Median Type Undivided
Median Storage
Delay, Queue Length, and Level of Service
FHow Rate (veh/h} 13 14 18
Capacity 99 367 796
v/c Ratio 0.3 0.04 0.02
95% Queue Length 04 0.1 0.1
Control Delay (s/veh) 47.0 15.2 96
Levet of Service (LOS} E [& A
Approach Delay (s/veh} 305 02
Approach LOS 3]

Copyright © 2018 University of Florida. Ali Rights Reserved.

HCS 2010 TWSC Version 6.80
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From: Carrie Winkel <cgw1018@sbcglobal.net>

Date: August 20, 2018 at 9:47:55 PM EDT

To: Douglas Jones <djones6146@aol.com>

Subject: Re: Note from Doug Jones— Arlington property
Reply-To: Carrie Winkel <cgw1018@sbcglobal.net>

Doug,

Thanks for asking about Crescent Bend's thoughts and concerns. I asked the neighbors that usually share their
opinions, to do so, so I could more accurately inform you of our thoughts. First of all, no one has said that they are
against the Trinitas project as it was presented to us at the Holiday Inn meeting.

There is some concern about density, access roads and increased traffic with only W. 17th access to the duplexes.

1) We feel that the density should be no more than 6.83/acre as presently proposed on updated online documents.

2) 800 parking spaces mean a possible 800 extra vehicles on W. 17th, daily. The upgrade to W. 17th certainly will
be imperative to handle this amount of extra cars on top of the extra traffic now using the corridor. We strongly feel
that there should be an access, since the land is available to Rogers Group/Trinitas, to Arlington Road, to help off-
set the traffic load on W. 17th.

3) The Plan Commission and City Council just approved an affordable housing development (soon to be the 4th) on
Crescent Rd. after Crescent Bend expressed that we were not in favor of another affordable housing project.

We have voiced this repeatedly so Chris Sturbaum and Dorothy Granger know our opinion on this. But just in case
there is a question, WE ARE NOT IN FAVOR OF ANY MORE AFFORDABLE HOUSING WITHIN OUR
NEIGHBORHOOD. We have quite enough.

4) The "old timers" that were living in Crescent Bend when Arlington Park (now The Reserve at Chandlers Glen)
was proposed, were promised a fence or a barrior between the adjacent properties and the apartments to prevent
trespassing and for safety reasons. Because this was never actually built, those of us who live East of The Reserve
have had our fences destroyed and have experienced trespassing that is unacceptable for 20+ years now.

5) On a more personal note, I would really appreciate if Trinitas would also purchase the tiny piece of land that is in
front of The Reserve and adjacent to our 1604 W. 17th property so that it can be maintained as necessary. This
seems to be a magnant for road trash. If I didn't pick up the road trash and if we and The Reserve's yard guys, didn't
mow the wide shoulder, it would never be mowed and the road trash would not be removed except one day a year
during our neighborhood clean-up. It would look like a literal dump. I just picked up trash tonight as a matter of
fact. The sidewalk overgrowth was recently removed and it looks much better and pedestrians can actually use the
sidewalk. Thank you!

Hope this helps.......
Carrie W.
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Chandler's Glen

Planned Unit Development

The Chandler’s Glen Planned Unit Development proposes the development of a vacant former
excavated site as a residential development. This residential development includes 40.76 acres of land
for a total of approximately 266 residential duplex and single unit buildings with an overall density of
6.59 units per acre. The property is located north of the 17th Street extension and adjacent to State
Road 37, soon to become Interstate 69. With the development of I-69, 17th Street is now an over pass
to Vernal Pike and a major connection on Bloomington’s north side. These infrastructure improvements
make this site appropriate for residential development, as direct access for commercial development
will be limited with the roadway systems.

The area surrounding the site includes predominately residential properties with single family to the
north and west, multi-family to the south and a small area of commercial/light industrial to the south as
well. Historically this area has been single family residential; however recent development over the last
20 years had included multi-family government subsidized housing, including the two Section 42
properties (Arlington Park and Crescent Bend properties). The site has been an eyesore for the City of
Bloomington since the construction State Road 37 in the 1970’s when most of the top soil was removed
for the road. Current conditions include exposed rock, overgrown scrub trees and limited healthy
vegetation. Since that time the property has been marketed for business uses, however given the
existing poor access and visibility the property has not had any serious offers. The majority of the
natural features are located along the northern and western edges of the property and does not include
any Karst features. This development will substantially improve the aesthetic and economic value of the
area and add to the compact urban form within the urban service boundary of the City of Bloomington.
The recently adopted Growth Policy Plan calls for neighborhood residential—qualifying densities ranging
from 2-15 units per acre. The proposed density of the RM district is within the preferred range. The
proposed density for Chandler’s Glen is 6.59 units per acre on average across the two phases of the
project.

The project will predominately consist of duplexes all of which are designed as rentals with access to
amenities such as a clubhouse, pool, bicycle racks and playground and outdoor sports courts with
appropriate design. The current plan attains traditional urban form by utilizing a gridded street pattern
and complete streets as much as possible, while recognizing that access to 37/69 is not available and the
only available streets are 17th Street and Arlington Road. It is anticipated that this site will redevelop
with styles that transition to the adjacent currently developed areas. The diverse resident mix
(professionals, student, seniors and families) overall 2/3 university related population and 1/3 non-
university related population will provide necessary expansion of the residential base to support the
existing commercial along 17th Street and the College/Walnut corridor which is less than one (1) mile
away.

Topography, parcel shape and access also limit the ability to fully integrate a gridded street design style.
There will be two points of ingress/egress off of 17t Street and one point of ingress/egress off of
Arlington. There are two additional designated street connections to the east in the event development
takes place to the east to allow for additional grid connectivity. The property is located on the existing
Bloomington Transit Route, which will provide public transportation to the area, without extending the

2 Chandler’s Glen PUD — 09.24.18
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current bus routes or times. The redevelopment extends the traditional neighborhood design within the
existing street network by constructing residential style streets (public and private) as well as pedestrian
paths to provide residents with a unique urban living experience set amongst the natural beauty and
terrain of Bloomington. The site has close proximity to Ivy Tech, Cook, the new hospital, Indiana
University and downtown. Each of these locations are within 3.5 miles and can be accessed within an 8-
minute drive.

Environmental Findings

Both visual assessment and EM surveys do depict anomalies which could be indicative of low levels of
rock dissolution, which is not itself indicative of karst development. Rock core samples from the site,
showed no evidence of surface bedrock solutional development nor was there any bedding plane
enlargement, solutional vugs, or secondary porosity observed at depth in the core samples. Areas of
undulating bedrock surface or clay filled depressions are indicated but this is not indicative of a specific
form of weathering. There was no evidence of extensive moderate to well-developed karst features
associated with these areas of weathering. Instead, the surveys appear to indicate little to moderate
weathering of the limestone surface and or contact between the two formations on the eastern portion
of the property. The western portion of area appears to be dominated by surficial erosion by water
runoff; which cuts through approximately 40 feet of soils and rock to the interstate elevation.

Concern for green space and open space is a key component of the design. Common courtyards,
backyards, open space, and recreational spaces allow residents and visitors to gather as a community.
These spaces make up a total of 19.64 acres of the current site design with 10.20 acres of the 19.64
being defined as conservation easements reflected in the attached site plan. The area along the 37/69
includes a large setback and conservation easement to allow the residential developments to be
buffered from the road way along with a bioswale detention strip. The area in the northern most
portion of the site will be preserved in a conservation easement and will remain in its natural state and
is depicted in the site plan found in this document. The development will plan to feature a multi-use
trail that provides connectivity to 17" Street and other current multi use trails to the west of the site. In
addition to this, the roadway design, green space, and connections to existing public transportation will
be developed in a manner that promotes sustainability.

Development Standards:

Chandler's Glen Planned Unit Development proposes residential uses that complement the surrounding
areas. The design provides for flexibility and interaction with the existing residential in the area. The
standards are based on those in the Unified Development Ordinance Residential Districts.

The following development standards shall apply to the overall development.
Architecture:

The structures are designed to reflect a traditional residential neighborhood and will feature both
attached (duplex) and detached (single) home units. Representations of these units can be found
contained within this document. A portion of detached homes will have the flexibility of offering either
a detached garage or a concrete pad for parking. The buildings will initially be leased however, at some
point in the future, some or all of the buildings could be sold as they will be platted on individual lots.
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When the individual lots within the development are sold this may require the formation of an HOA to
manage the common elements of the site including but not limited to all common areas, parking as well
as clubhouse and amenity features. The homes are one and two-story construction with front porches
and rear patios. The structures will have single private entrances near the front of every unit. The
exteriors will include high quality siding, with some additional accents of architectural elements such as
shake and or board and batten, residential windows and doors. The project will consist of a minimum of
five (5) main building types and two building styles and will follow the anti-monotony standards as
specified in the UDO 20.05.016 AG. The community will be adequately landscaped with residential style
features and native plantings with buffer landscaping with emphasis placed on the east and west
property lines. A Conservation easement will be incorporated into the development and is depicted on
the site plan included within this document.

Sustainability Initiatives:

The following sustainability/green initiatives will be implemented in designated areas of the
development.

1. The shared parking areas for the development shall have a total of 1% of spaces that are plug in
ready for electrical vehicle charging stations. There will be wayfinding signage directing
residents of there location.

2. Pervious pavement will be incorporated into the parking area in front of the clubhouse.

3. Designated areas accessible to waste haulers and building occupants for the collection and
storage of recyclable materials have been positioned throughout the development and are
noted on the site plan.

4. To reduce water usage on-site we will eliminate all irrigation and utilize native plantings.

5. The use of natural light in the clubhouse will be incorporated into the design to reduce interior
light pollution.

6. Lighting controls and occupancy sensors within designated areas of the clubhouse will be
utilized to reduce energy consumption.

7. Energy efficiency will be realized through the installation of energy star appliances throughout
the clubhouse.

8. Water usage will be controlled throughout the clubhouse utilizing low flow plumbing fixtures.

9. Utilization of low volatile organic compounds during construction of the clubhouse including
items such as paint, adhesives, sealants, flooring and insulation.

10. The development will target purchasing a minimum of 10% regional building materials (by cost)
that are sourced and manufactured within 500 miles of the site.

11. The clubhouse will comply with ASHRAE 90.1-2007

12. The building envelope for the clubhouse will incorporate the following:

o Window = 0.40 U Factor non-metal, 0.50 U Factor metal, 0.40 SHGC
o Roof insulation value = R20
o Wall Insulation value = R13 wood framed wall
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13. Each ventilation system in the clubhouse that supplies outdoor air to occupied spaces will have
particle filters or air cleaning devices that have a minimum efficiency reporting value (MERV) of
13 or higher, in accordance with ASHRAE Standards 52.2-2007.

14. Smoking is prohibited in all Community public areas at all times including but not limited to
clubhouse, fitness areas, pool area, courtyard area, sports courts and study rooms.

Environmental Initiatives

1. The new plan eliminates the lots in the northern most area of the site. This area will be
preserved in its natural state by the creation of a conservation easement.

2. The revised site plan incorporates more pockets of stormwater treatment and detention rather
than disturbing more area on the northwest side of the site for a large treatment and detention
facility. These pockets of stormwater treatment and detention throughout the site will
incorporate bio-filtration strips at the edge of some parking areas for stormwater to sheet flow
right off and into these areas for immediate treatment.

3. Some of the proposed structures at the southwest part of the site were eliminated to create a
118’ wide undisturbed buffer for 275’ before tapering to the 30’ wide undisturbed buffer strip
when the tree canopy isn’t as big along SR 37 to the north.

Minimum lot sizes:

1. All single family lots shall be 2,637 square feet minimum with 0 set backs.
2. All duplex lots shall be 1,147 square feet minimum with 0 set backs.

Maximum Impervious Surface Coverage:

The requirements shall be met by each area or as an aggregate of the PUD as a whole but do not need
to be met by an individual parcel or lot. The maximum coverage area shall be 60 percent. The pervious
or open space area shall consist of the listed qualifications in the ‘open space’ section below.

Occupancy:

Occupancy for any single rental unit is limited to the number of bedrooms.
1. 1-bedroom units are limited in occupancy to 2 unrelated adult persons.
2. 2 and 3-bedroom unit occupancy is limited to 3 unrelated adult persons.
3. 4-bedroom unit occupancy is limited to 4 unrelated adult persons.

Parking requirements:

5 Chandler’s Glen PUD — 09.24.18



55

The requirements shall be met by each area or as an aggregate of the PUD as a whole, but do not need to
be met by an individual parcel.

1. A maximum of 60% off-street parking based on total bedroom count, with additional public on-
street parking available.
2. Parking requirements may be calculated and shared across all areas.

3. Bicycle Parking shall be a minimum of 25 percent of the off-street automobile parking
provided of which 50 percent shall be Class I. Such parking will be dispersed throughout the
project.

4. The project will also include five (5) designated parking spaces for “car poo

|II

participants.

Pedestrian Access and Public Transit:

The project is well-served by transit services along 17" Street and has potential for private, point-to-
point service, thus reducing the need for the personal automobile. As a result, the project should
be well-connected for pedestrian access within and throughout the project to allow easy access to
alternate transportation options. This connectivity will be best accomplished by a series of
interconnected sidewalks throughout the development. Bloomington Transit is in the process of
evaluating all routes of service. Although this evaluation may result in changes to certain services,
we are not anticipating any changes to service along 17" Street.

Property Lines:

If any property lines are created, they are not subject to the lot and setback requirements of the
UDO. Said property lines shall not require side, front or rear setback for buildings or parking as
defined in the UDO, unless otherwise stated herein.

Services (including mechanical, utility and trash services):

Utility services boxes, telecommunication devices, cables, vents, flues, chillers, fans, trash receptacles,
dumpsters and service bays located on private property shall be screened from view from the public
street. Please reference the site plan for designated locations.

Sign Standards:

The project will potentially have free-standing signs located near each of the entrances at 17" Street
and Arlington Road and the Clubhouse. Each of these signs shall have a maximum square footage of 36
square feet per side and have a maximum height of six feet. Wall signs are allowed on primary
commercial structures that conform to the UDO (20.05.078). Wall signs are not permitted on primary
residential structures. Projection signs shall be allowed on a single structure in any area in accordance
with the UDO (20.05.084), however limited to two signs per area.

Easement Standards:
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Easements shall be 15-feet in width centered upon the utility unless otherwise noted on the plat and shall

comply with the following Easement standards:

(a) General: All proposed plats submitted for approval shall allocate sufficient easement areas for
features including, but not limited to drainage, utilities, tree preservation, environmental
conservation, pedestrian access, vehicular access, and transit facilities, wherever necessary. All
easements and corresponding utility location plans shall be approved prior to the approval of the
plat. For features required to be in an easement but not required to be within common area,
maintenance shall generally be the responsibility of the lot owner, except as expressly provided
otherwise in this PUD ordinance or in the development approval. A grant of authority to the City
of Bloomington to enter upon an easement for purposes of inspection, maintenance and/or repair
of a feature within the easement shall not be construed as relieving the owner or owners of such
responsibility.

(b) Recording of Easements: All necessary easements shall be clearly identified on Final Plats and

shall be recorded per Monroe County processes.

(c) Existing Easements: All proposed plats shall clearly identify all existing easements on the

property, including dimensions, bearings, and recorded instrument numbers.

(d) Environmental Features: All areas that are determined not to be developable shall be placed

within preservation/conservation easements on the plat.

(e) Easement Types: Unless specifically defined on an approved plat or by condition of plat

approval, the following requirements shall apply to these easements:
(1) Sanitary Sewer Easement:

(A) Shall allow the City of Bloomington Utilities Department exclusive access for
installation, maintenance, repair, or removal of sanitary sewer facilities.

(B) Encroachment by other utilities is prohibited, unless such encroachment is
approved by the City of Bloomington Utilities Department in conjunction with the
Preliminary Plat. Upon written permission from the City of Bloomington Utilities
Department, encroachments may be permitted after the recording of the Final
Plat.

(C) Trees and structures including, but not limited to, buildings, fences, retaining
walls, signs, and light fixtures, shall not be located within Sanitary Sewer
Easements.

(D) Grading activity shall be prohibited within Sanitary Sewer Easements without
written permission from the City of Bloomington Utilities Department.

(2) Waterline Easement:

7
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(A) Shall allow the City of Bloomington Utilities Department exclusive access for
installation, maintenance, repair, or removal of potable water facilities.

(B) Encroachment by other utilities is prohibited, unless such encroachment is
approved by the City of Bloomington Utilities Department in conjunction with the
Preliminary Plat. Upon written permission from the City of Bloomington Utilities
Department, encroachments may be permitted after the recording of the Final
Plat.

(C) Trees and structures including, but not limited to, buildings, fences, retaining
walls, signs, and light fixtures, shall not be located within Waterline Easements.

(D) Grading activity shall be prohibited within Waterline Easements without
written permission from the City Utilities Department.
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Site Drainage Standards:

All drainage standards shall be in accordance with the City of Bloomington Utility standards and
engineering practices except as stated below as discussed with the City of Bloomington drainage
engineer on 04.08.14:

The following design considerations may be incorporated into the entire project site for the BMP plan
including stormwater retention/detention and stormwater quality:

1. The drainage area (contributing or effective) of the entire project site is allowable to be served
by one post-construction BMP or can be split into many throughout the site.
2. The maximum treatable ponding depth for stormwater quality areas may be up to 4 feet.

Open Space Standards:

(a) General: 40% minimum open space for the PUD as a whole. (60% max. impervious surface for
entire site)

(b) Site Features that Qualify as Open Space: The following features count toward the minimum
open space requirements as described.

(1) Conservation Areas: Any required preservation/conservation area shall count toward
open space requirements.

(2) Man-made Water Features: Any man-made water feature (including retention
facilities) shall count toward minimum open space.

(3) Dry Detention Facilities: Man-made storm water detention facilities (dry) shall count
toward the minimum open

(4) Regulated Floodplain: The regulated floodplain of any stream, regulated drain, or river
shall count toward the open space requirements.

(5) Other common areas set aside to meet open space requirements.

(6) Any other areas covered by grass, woodlands or landscaping material.

Project Schedule:

The project will be constructed in two phases as dictated on the attached image below. Construction
will commence on Phase | in early 2019 with the intent to be fully operational in that portion of the site
by July 2020. Construction for the subsequent phase will begin after demand is demonstrated in the
market.

Mass grading of the entire site will be completed after preliminary plan approval; however, utility
relocation may be congruent with subsequent phases of development.
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Access to 17" Street and Arlington Road will be completed as part of the initial construction work. All
amenities including playground, clubhouse, pool and tree conservation will be completed in the early

stage as well.

Proposed Site and Phasing Plan:
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Examples of duplex structures in the proposed development:
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Examples of amenities for proposed development

,,,,,
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Examples of single family alley loaded product in proposed development
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Attachments included to file this PUD document:

Existing Conditions Site Survey with an aerial photo background and without.
ALTA survey showing existing boundary lines and acreages.

3. Preliminary plan showing conceptual location of roads, proposed land uses, open space
areas, and other significant features.

4. Infrastructure Plan showing road and building locations along with approximate
locations of drainage features/ management and utilities.

5. Memo regarding workforce housing initiatives.

6. Support letter from adjacent landowner.

7. Email dated August 20, 2018 regarding request to not develop “affordable housing.”
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BLOOMINGTON PLAN COMMISSION CASE #: DP-24-18
STAFF REPORT DATE: October 18, 2018
Location: Southwest Corner of 11" and Morton Streets

621 N. Rogers Street

PETITIONER: City of Bloomington
Redevelopment Commission
401 N. Morton Street

CONSULTANT: Bledsoe Riggert Cooper and James
1351 W. Tapp Road

REQUEST: The petitioner is requesting a preliminary plat amendment to Trades District
West Phase One Subdivision Plat and Vacation of Lots 46-50 in Maple Heights
Subdivision.

REPORT: The petition site is located at the southwest corner of N. Rogers and 11t
Streets. The property is 1.96 acres, which is a portion of the larger 12 acre Trades District
site, currently majority-owned by the City of Bloomington Redevelopment Commission.
The property is zoned Commercial Downtown (CD) and is within the Showers Technology
Park Overlay (STPO).

The site currently contains the existing Lot 2 of the Trades District West Phase One
Subdivision Plat, and 46-50 of Maple Heights 2" Subdivision. When the petition was filed,
the petitioner was exploring right-of-way vacation to remove the platted right-of-way alley
that juts into Lot 2, but has since decided against that process at this time. Therefore,
there is no request to amend Lot 2 at this time. The petitioner proposes to vacate the
existing Maple Heights lots to create two new developable lots. The Maple Heights lots
are part of a residential subdivision that was recorded around 1900. The existing petition
site is vacant. This amendment would create 2 new lots, both with frontage along 11t
Street.

No site plans for the vacant lots have been filed.

SITE PLAN REVIEW:

Right of Way: 11" Street is listed as a Primary Collector in the Thoroughfare Plan,
requiring 65 feet of right-of-way, resulting in roughly 7.5 feet of right-of-way to be
dedicated on the north side with this petition.

When the property to the south was developed, the Plan Commission acknowledged that
there would be only an additional 8.5’ of right-of-way dedicated for Rogers Street for a
total of 33.5’ of right-of-way as opposed to the required 40’ from centerline. The amount
of right-of-way dedicated still allows for the on-street parking spaces, tree plot, and
sidewalk to be located in the right-of-way, and is equivalent to the right-of-way needed for
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the design done for the larger Trades District. The Department proposes to carry that
dedication through to these northern lots.

BMC (20.09.210(d)(2)(A)(i) allows for waivers from subdivision standards. The
Department finds that the requested waiver from the required 40’ of dedicated
right-of-way for Rogers Street to only dedicate 33.5’ of right-of-way is appropriate.
The request to dedicate less than the required right-of-way stems from the desire
to place future buildings closer to the street, in line with the Trades District design.
All of the required public facilities including on-street parking, street trees, and
sidewalk will be located in the right-of-way.

Minimum Lot Size: The two new lots are 0.355 acres and 0.401 acres in size. There is
no minimum lot size in the CD zoning district.

Utilities: Sanitary and water service currently exist in Rogers Street.

Environmental: There are no environmental features on this site that require
preservation.

PRELIMINARY PLAT REVIEW: The Review Considerations for Preliminary Plats BMC
20.09.180(h) require that the Plan Commission review:

(1) The written statement and supportive material submitted by the petitioner;

(2) The Preliminary Plat;

(3) The testimony of the petitioner;

(4) The Growth Policies Plan (now the 2018 Comprehensive Plan);

(5) Any applicable standards in Chapter 20.02: Zoning Districts;

(6) Any applicable development standards in Chapter 20.05: Development Standards;
(7) Any applicable subdivision standards in Chapter 20.06: Subdivision Regulations,
(8) Any applicable design standards in Chapter 20.07: Design Standards;

(9) Any other applicable provisions of the Unified Development Ordinance;

(10) The Planning and Transportation Department report; and

(11) Such other additional information as may be required by the Plan Commission or Plat
Committee to evaluate the petition.

PROPOSED FINDING: The Department finds that all necessary requirements have been
submitted with this petition and that the design meets UDO standards, excepting the waiver request
mentioned above.

VACATION REVIEW: The Plan Commission shall approve the petition for Plat Vacation of all
or part of the final plat only upon making written findings that:

(A) Conditions in the platted area have changed so as to defeat the purpose of the final plat;

PROPOSED FINDING: The Department finds that the plat was originally done at the turn of the
20™ Century, and the outlying area of a larger residential subdivision. The current characteristic of
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the area is that of a mixed use downtown with multifamily being built to the south, a Duke
substation to the north, and commercial to the northeast. The character of the area has changed
significantly.

(B) It is in the public interest to vacate all or part of the final plat; and

PROPOSED FINDING: The Department finds that small residential lots at this location are not
practical when considering the current surroundings and zoning designation of the area. Creating
larger lots for development is in the interest of the public.

(C) The value of that part of the land in the final plat now owned by the petitioner will not be
diminished by vacation.

PROPOSED FINDING: The Department finds that the request does not indicate that the value
of any of the land in the existing plat will be diminished by the vacation.

CONCLUSION: The amendment to Trades District West Phase One Subdivision Plat meets the
minimum Preliminary Plat requirements of the Unified Development Ordinance. Additionally, the
characteristics of the area have changed drastically since the creation of the Maple Heights 2™
Subdivision, and therefore, vacation of the requested lots is appropriate.

RECOMMENDATION: Based on the findings in the above report, the Department recommends
approval of the preliminary plat amendment and vacation request for case# DP-24-18 with the
following conditions:

1. The required right-of-way dedication must be shown on the Final Plat for both 11" and
Rogers Streets.
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Bledsoe Riggert Cooper James

LAND SURVEYING » CIVIL ENGINEERING - GIS
Page 1 of 1

September 04, 2018
Jackie Scanlan
City of Bloomington, Planning Department

401 N. Morton Street, Suite 160
Bloomington, Indiana 47402-0100

Re: Trades District West Phase One Subdivision - Amendment Plat

Dear Ms. Scanlan,

On behalf of the City of Bloomington Redevelopment Commission, we are petitioning the City of Bloomington
for a plat amendment to the Trades District West Phase One Subdivision - Final Plat.

This amendment will create 2 additional lots (Lots 3 and 4) along with dedicating additional right-of-way to
continue the development of this area consistent with the master plan.

If you have any questions about this development, please do not hesitate to contact me.

Sincerely,

[

Matthew M./Knoy | PS
Bledsoe Riggert Cooper James, Inc.

Bloomington - Bedford - Paoli
1351 West Tapp Road - Bloomington, Indiana 47403 - p: 812.336.8277 BRCJcivil.com
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BLOOMINGTON PLAN COMMISSION CASE #: SP-25-18
STAFF REPORT DATE: October 8, 2018
Location: 916 & 910 N College Ave, 913 N. Walnut

PETITIONER: JBMF, LLC
PO Box 1785, Bloomington

CONSULTANTS: Bynum Fanyo
528 N. Walnut St, Bloomington

REQUEST: The petitioner is requesting site plan approval to allow for 3 new
roominghouses to be constructed.

BACKGROUND:
Area: 0.8 acres
Current Zoning: CG - Commercial General
GPP Designation: Urban Corridor
Existing Land Use: Vacant commercial space
Proposed Land Use: Roominghouse
Surrounding Uses: North — CVS
West — Multi-family residences
East - Office

South — Railroad

REPORT: The properties are located at the southeast corner of W. 14" Street and N.
College Ave. and includes one property that fronts on N. Walnut Street. Surrounding land
uses include the Indiana Railroad to the south, multifamily residences to the west, offices
to the east, and a CVS pharmacy to the north. The petition site currently contains three
vacant commercial buildings.

The petitioner proposes to redevelop this property by demolishing the existing buildings
and building three roominghouse buildings on each site. Each building will have a central
kitchen, study area, living space and individual bedrooms for the tenants. Each bedroom
will have a bathroom, sleeping area, and closet and is less than 300 square feet in size.
Each building is further described as follows:

e 910 N. College (0.4 acres) will be 3-stories with 27 bedrooms and 7 parking
spaces. This building will also feature an indoor bicycle storage area.

e 916 N. College (0.2 acres) will be 4-stories with 41 bedrooms and 14 parking
spaces. This building will also feature an indoor bicycle storage area.

e 913 N. Walnut (0.2 acres) will be 3-stories with 31 bedrooms and 8 parking spaces.

All of the parking for the buildings will be accessed through adjacent alleyways and there
will not be any drivecuts on the adjoining public streets. There are 3 existing drivecuts
that will be removed with this petition. There are existing sidewalks along all public street
frontages and new sidewalk segments will be installed to replace the drivecuts that will
be removed. Street trees are also required to be installed where they are missing.



82

SITE PLAN ISSUES:

Height: The maximum height in the CG zoning district is 50 feet. All of the proposed
buildings will meet that requirement. The tallest building is 50’ tall.

Parking: There is no minimum number of parking spaces required with this petition and
the UDO has a maximum number of parking spaces of 2 spaces plus one per room for
rent. None of the individual sites exceed the maximum number of spaces allowed.

Bicycle Parking: A total of 4 Class Il bicycle parking spaces are required for each
building. One additional bicycle loop is required for each building so that there are a total
of 4 bicycle parking spaces adjacent to each building. Bicycle pads have been shown
adjacent to each entrance and must be modified to include one additional loop. A
condition of approval has been included.

Architecture/Materials: The architectural standards of the UDO apply to this site since
it is within 300 feet of a primary arterial street. All of the buildings will be finished with
cement board siding panels and brick, which are both permitted materials. The buildings
have all been designed to meet the architectural standards which include the modulation
requirements, a change in building fagade height of a minimum 5’, and include an awning
or canopy over the pedestrian entrances. The buildings also feature changes in color and
texture as required. All of the buildings have been designed with 360 degree architecture.
A defined pedestrian entrance has also been included for all buildings with a recessed
entry and canopy as required.

Streetscape: There are existing sidewalks in the public right-of-way along all of the
adjacent street frontages. There are 3 drivecuts that will be removed with this petition and
new sidewalk segments will be installed in their place. There are existing street trees
within the existing tree plots, however there are some areas that will need to be filled in
so that there are street trees not more than 40’ apart.

Landscaping: Each site must meet the parking and site landscaping requirements. A
landscape plan has been submitted and needs minor revisions prior to issuance of a
grading permit.

CRITERIA AND FINDINGS FOR SITE PLANS

20.09.120 (e)(9) The staff or plan commission, whichever is reviewing the site plan, shall
make written findings concerning each decision to approve or disapprove a site plan.

(A) Findings of Fact. A site plan shall be approved by the plan commission only upon
making written findings that the site plan:

(i) Is consistent with the growth policies plan (now 2018 Comprehensive Plan);

Proposed Findings:

e The site is located in the ‘Urban Corridor’ area on the Land Use Map.
e Urban Corridor is designed to transform strip retail and commercial corridors
along major roadways into a more urban mixed-use district that will serve
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as an appropriate transition area from higher, more intensive uses to other
districts, Focus Areas, and regional activity centers. (CP, 90)

e Integrating multifamily residential uses into existing retail and commercial
areas within the district can apply a mixed-use approach within individual
buildings or between adjacent properties. (CP, 90)

e Emphasis must be placed on urban design and the creation of a distinctive
design style in each area. (CP, 90)

e The proposed petition does support the goals of this Urban Center by
providing unique architecture with convenient access for pedestrians.

e This petition also diversifies housing types within the community through
the roominghouse style of living.

(i) Satisfies the requirements of Chapter 20.02, Zoning Districts;

Proposed Findings:

e The project meets all of the development standards of the CG zoning
district.

(iii) Satisfies the requirements of Chapter 20.05, Development Standards;

Proposed Findings:

e The project meets all of the development standards of the CG zoning
district.

(iv) Satisfies the requirements of Chapter 20.07, Design Standards; and
Proposed Findings:
e No subdivision is involved, so this is not applicable.

(v) Satisfies any other applicable provisions of the Unified Development
Ordinance.

e All other provisions of the UDO are met with this project.

CONCLUSION: This petition meets all CG zoning district Development Standards. The
proposed roominghouses will help diversify the housing mixture in the areas adjacent to
the downtown and provide a unique architectural product. This petition will also redevelop
several vacant properties and provide redevelopment along 2 major arterial corridors.

RECOMMENDATION: The Planning and Transportation Department recommends that
the Plan Commission approve the site plan based on the written findings and with the
following conditions:

. One additional bicycle loop must be shown adjacent to the building at 913 N.
Walnut.

2. The petitioner shall continue to work with Staff to revise the landscape plan.
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City of Bloomington
Bloomington Environmental Commission

MEMORANDUM

Date: October 10, 2018

To: Bloomington Plan Commission

From: Bloomington Environmental Commission
Subject: SP-25-18: JBMF LLC., rooming house

910 & 916 N. College Ave. and 913 N. Walnut St.

The purpose of this memo is to convey the environmental concerns and recommendations of the
Environmental Commission (EC) with the hope that action will be taken to enhance the environment-
enriching attributes of this proposed plan.

EC CONCERNS OF ENVIRONMENTAL SIGNIFICANCE

1.) LANDSCAPE PLAN

The Landscape Plan will need some revisions. The EC applauds the Petitioner for using mostly native
plants on the plan. Native plants provide food and habitat for birds, butterflies and other beneficial
insects, promoting biodiversity in the city. Furthermore, native plants do not require chemical fertilizers
or pesticides and are water efficient once established.

2.) GREEN BUILDING

The EC recommends that the Petitioner commit to environmentally sustainable green building and site
design features in this design. Green building can provide substantial savings in energy costs to a
building over its life cycle and is thus an especially prudent investment in this time of rising energy
prices. Green building and environmental stewardship are of utmost importance to the people of

Bloomington and sustainable features are consistent with the spirit of the UDO and the Comprehensive
Plan.

EC RECOMMENDATIONS:

1.) Work with staff to revise the Landscape Plan.
2.) The Petitioner should use green building practices to reduce the carbon footprint of this project.
401 N. Morton St., Suite 130 « Bloomington, IN 40402 Phone: 812.349.3423

www.bloomington.in.gov
environment@bloomington.in.gov
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ARCHITECTURE & DESIGN

BLOOMINGTON PLAN COMISSION

Petitioner’s Statement

Design

We are proposing three residential structures-Two are smaller scale buildings at three stories,
and a larger structure of 4 stories. These are designed to fulfill the charge to create and add
more “diversified” housing types in our city-these are design to function as co-live spaces. This
type of housing has not been attempted at this scale. The difference in co-live spaces are that
unlike a typical apartment structure where the tenants are pushed upstairs into their own units,
this housing will provide activity and shared spaces at the street front level with shared kitchens,
living room space, work out rooms, meeting rooms, and leisure activity spaces to promote a live-
work-play environment. This “workforce” housing model is a more affordable way to provide
housing that is not just geared to students.

The current site consists of three various structures that have sat empty for some time and are
of no architectural significance. The southern edge of the site is bordered by the rising terrain of
the railway, which acts as a natural buffer along the south side and The proposed corner
structure at 14" and College will further act as a gateway into town and provides a corner entry
with parking located behind the building. An outdoor space for gatherings is located along the
14" Street portion of the building.

This site is within walking distance to retail centers downtown as well as the new tech park at
11" Street. It is meant to provide living space that is not only affordable but is designed as an
extension to the Technology Park. This infill development allows for residential uses within our
city’s core where development is best served by not only existing infrastructure but by public
transportation.

The building will be designed as a unique solution architecturally, windows and materials that
will break up the facade and not feel like a decorated box. Both the structures along College
Avenue are more modern in their design, as they are not adjacent to any residential structures,
while the structure along Walnut Street, which will not be as visible because of the railway
bridge, has a more residential feel to it's design because of the abundance of gabled residential
structures along that preceding block. The use of a gabled roof and horizontal siding material
will better tie into other structures along this street. The larger structure is of a more modern
design along College Ave, to better tie into the multistory existing structures as one drives south
from 17" Street. The exteriors will be clad with cement board siding panels and include details
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such as distinctive bays, for views up and down the street and either a gabled/shingled roof
along Walnut Street and more modern roofs with parapets along College Ave.

Green Building Initiatives
The units will have a shared on site recycling area as well as high efficiency HVAC units, secure
bicycle storage, and other materials that qualify as green building materials as feasibly possible.

Access
The primary pedestrian entry to the structures will be along the West facade and the corner of
14" Street/College Avenue. Each building will have an entry door along the street it affronts.

We believe this project will be an attractive improvement to the neighborhood and perfectly
scaled to the existing buildings along both Walnut and College streets. Thank you for the
opportunity to submit the proposed development for review. We look forward to working together
on this Development. We kindly ask for your approval of our request.

Sincerely,
Doug Bruce

Architect
Tabor/Bruce Architecture & Design
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BLOOMINGTON PLAN COMMISSION CASE NO: PUD-26-18
FIRST HEARING STAFF REPORT DATE: October 8, 2018
LOCATION: 800 E. Tamarack Trail

PETITIONER: Meadowood Retirement Community
2455 Tamarack Trail, Bloomington

COUNSEL: Luckett & Farley.
737 S. Third Street, Louisville, KY

REQUEST: The petitioners are requesting a preliminary plan amendment and approval
of a district ordinance for the Meadowood/Jill's House Planned Unit Development (PUD)
and a rezone of 1.25 acres of Residential Estate (RE) land to be added to the
Meadowood/Jill's House PUD. A waiver from the second hearing and delegation of final
plan approval to staff has also been requested.

BACKGROUND:

Area: 9 Acres

Current Zoning: RE and PUD

GPP Designation: Neighborhood Residential

Existing Land Use: Vacant, one single family home/Meadowwood
Retirement Community

Proposed Land Use: Assisted care living facility and Independent Living

Surrounding Uses: North — Single family, Jill's House, and the Griffy

Nature Preserve

West — Single family
East — Existing Meadowood Retirement Community
South — Single Family

REPORT SUMMARY: The petitioner is proposing to add approximately 1.25 acres
(Lot #4) to the approved Planned Unit Development (PUD) known as the
Meadowood/JilI's House PUD (PUD-19-07). A final plan approval was issued (PUD-26-
07) to allow for the area of the ACLF to be cleared for the proposed building.

The petitioner is proposing to include an additional 1.25 acre area currently zoned
Residential Estate (RE) in the PUD to allow for the construction of 20 townhomes. Also
requested is approval to alter the building design of the approved 60-bed assisted care
living facility (ACLF) to add an additional 15-bed capacity as well as add an additional
story to the building.

The site received approval in 2007 (PUD-19-07) to construct a 60-unit ACLF building
along the south side of Tamarack Trail, however that construction was not implemented
and since that time the needs of Meadowwood have increased. The petitioner is
requesting to increase the capacity of the ACLF to 75 beds and to allow the building to
be 4-stories rather than the previously approved 3-stories. With the previous approval,
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the petitioner committed to constructing a LEED certified building designed to the Silver
designation. The petitioner is still committed to that design, but is requesting to not have
to actually certify the building due to the increased cost of the certification process.
With this approval the petitioner is also requesting to allow for the construction of 20
townhomes that would front on Dunn Street, but accessed only from Tamarack Trail.
These would be independent living units similar to the Sycamore Ridge townhomes
previously constructed. These units would contain a maximum of 3 bedrooms each and
be restricted to no more than 3 occupants.

A 10’ wide multi-use path and minimum 5’ wide tree plot are required along the Dunn
Street frontage. Previous approvals required sidewalk installation along the south side
of Tamarack Trail only with a tree plot to be installed in the areas practical. That design
plan is still being proposed with this development.

COMPREHENSIVE PLAN ANALYSIS: The Comprehensive Plan has designated this
area as Neighborhood Residential. While the dominant land use in this area is single
family residential, other land use activities include places of religious assembly, schools,
small-scale commercial, and some multifamily housing. The Comprehensive Plan goes
on to state that this district contains a mixture of densities, housing types (single-family
and multifamily), and a curvilinear street network of local, often with limited connectivity,
low traffic volume streets.

The Comprehensive Plan states that under “Land Use Development Approvals” for
larger lots (larger than one acre), single family, attached single family (duplex, triplex,
and fourplex buildings, and multifamily residential uses may be appropriate. The
inclusion of the townhomes with this petition satisfies this goal.

The Comprehensive Plan gives guidance under Policy 6.1.3 that “in land use decisions,
required sufficient density through infill, redevelopment, and reuse of vacant or under-
utilized parcels to support multimodal transportation and discourage urban sprawl.” This
petition provides improved utilization of under-utilized property within the City that does
not have environmental constraints.

The Comprehensive plan also encourages environmental protection and this project
clusters development in areas already disturbed and avoids the environmentally
sensitive areas of steep slope, riparian buffer, and tree canopy coverage. The proposed
site plan does seek to cluster development in the least sensitive areas of the 9 acre
tract and preserve the more sensitive areas thus fulfilling the site design guidance. With
this petition, approximately 3.8 acres of ground will be placed within conservation
easements. This includes steeply sloped areas adjacent to the two drainageways
located on this site. This development would gain access from the existing private
roadway, Tamarack Trail.

The petitioner also addresses other goals of the Comprehensive Plan through the
inclusion of design elements such as the design of the building as a LEED Silver
building. The Department finds this to be very consistent with many goals of the
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Comprehensive Plan pertaining to sustainability. Additionally, interior trails, native
plantings, redundant water quality measures and Best Management Practices (BMP’s)
for water quality improvement will also be utilized.

PUD AMENDMENT ISSUES:

Environmental: This site has several areas of steep slope, riparian buffer, and tree
canopy coverage. There will be no disturbance in the areas of steep slope or the
riparian buffer and these areas will be set aside in a conservation easement. The
proposed area of the ACLF is in an area that was already approved for disturbance. All
stormwater runoff from the ACLF building will be directed to a water quality pond that
will be planted with a hydrophilic rain garden mix to meet water quality requirements.

Pedestrian Facilities: Previous approvals required a sidewalk along only the south
side of Tamarack Trail. The Department has worked with the petitioner to include a 5
wide tree plot and 5’ wide sidewalk in all areas practical along the south side of
Tamarack Trail. In the areas where topography does not allow for a 5’ wide tree plot,
then a 6’ monolithic sidewalk will be used. The Department believes that it may be
appropriate to install a sidewalk along the north side of Tamarack Trail adjacent to the
proposed townhomes and believes it would be best to evaluate that at the time of site
plan approval for those units.

To help address additional internal traffic and pedestrian safety, the petitioner has
proposed to add a 4-way stop condition to the intersection created by the new entrance
to the ACLF with Tamarack Trail.

Utilities: Several deficiencies with the existing sewer service to this property have been
identified. The petitioner is proposed to fix those issues with improvements to the sewer
service for the proposed ACLF and to the new townhomes. Water service is being
proposed to connect to existing public and private water mains located adjacent to the
site. New fire hydrants will be installed along a new main to provide direct fire protection
to the proposed structures.

Architecture: The petitioners have agreed to utilize a mixture of stone and fiber cement
board siding for the proposed ACLF. The ACLF is being designed to compliment the
Jill's House structure and to be a LEED certified building. The building is proposed to be
4 stories in height with a maximum height of 50°. All lighting was restricted with previous
approvals to a maximum of 15 feet in height and will be downlit.

Parking: The petitioner has proposed 31 parking spaces, this is a reduction of 10
spaces from the previous approval. A “group/residential care home” has a parking
maximum of 1 space per employee plus 1 space per 6 persons maximum capacity. The
proposed number of spaces does not exceed the maximum number allowed based on
occupancy and number of employees.
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Development Standards: With this development the petitioner would be utilizing the
Residential Multifamily (RM) zoning district standards for the townhomes and the
standards of the Institutional (IN) district for the ACLF. The Department feels it is
appropriate to utilize a 30’ building setback along the south property line for the
townhomes and the ACLF building, which would include a 30’ conservation easement.
Along the north property line, the Department feels that a 65’ setback requirement and
corresponding conservation easement is appropriate. The petitioner is proposing
parking in front of the ACLF due to a large utility easement and underground utility lines
that serve the adjacent Indiana University facilities that prevent any structure from being
placed in that area. The location of the ACLF is the same as the previous approval.

Neighborhood Issues: The petitioners held a neighborhood meeting and Staff also
met with several of the surrounding owners and representatives of neighborhood
associations in this area. Concerns were expressed regarding buffering of their
properties from the proposed townhomes and ACLF. The Department has
recommended including a conservation easement adjacent to these surrounding
properties to protect existing vegetation to address those concerns.

20.04.080(h) Planned Unit Development Considerations

The UDO outlines that in their consideration of a PUD District Ordinance and
Preliminary Plan, the Plan Commission and Common Council shall consider as many of
the following as may be relevant to the specific proposal. The following list shall not be
construed as providing a prioritization of the items on the list. Each item shall be
considered individually as it applies to the specific Planning Unit Development proposal.

(1) The extent to which the proposed Preliminary Plan meets the requirements,
standards, and stated purpose of Chapter 20.04: Planned Unit Development
Districts.

PROPOSED FINDINGS: This petition meets the requirements for a Planned
Unit Development and accomplishes the purposes of a PUD which is to
provide a unique land use that would not be allowed in a regular zoning
district. The design of this PUD to provide housing for an aging demographic
in an area immediately adjacent to City services promotes the goals of the
City for compact urban form in appropriate locations.

(2) The extent to which the proposed Preliminary Plan departs from the Unified
Development Ordinance provisions otherwise applicable to the subject property,
including but not limited to, the density, dimension, bulk, use, required
improvements, and construction and design standards and the reasons why such
departures are or are not deemed to be in the public interest.

PROPOSED FINDINGS: The proposed development meets the requirements
of the proposed zoning districts appropriate to each development, with the
exception of the parking located in front of the proposed ACLF. As mentioned
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previously, the petitioner is proposing parking in front of the ACLF due to a
large utility easement and underground utility lines that serve the adjacent
Indiana University facilities that prevent any structure from being placed in
that area. The location of the ACLF is the same as the previous approval.

(3) The extent to which the Planned Unit Development meets the purposes of this
Unified Development Ordinance, the Comprehensive Plan, and any other
adopted planning objectives of the City. Any specific benefits shall be specifically
cited.

PROPOSED FINDINGS: The PUD meets the purposes of the City by
providing a diverse housing mix immediately adjacent to City Services and
facilities. This petition provides a diverse housing mix that serves an aging
demographic and need of the overall community. The location of the buildings
have been placed to avoid adjacent environmental features and includes a
Silver level LEED designed building.

(4) The physical design of the Planned Unit Development and the extent to which it:
a. Makes adequate provision for public services;
b. Provides adequate control over vehicular traffic;
c. Provides for and protects designated common open space; and
d. Furthers the amenities of light and air, recreation and visual enjoyment.

PROPOSED FINDINGS: The PUD provides adequate public services by
providing sidewalks through the project and by utilizing existing roads and
services. An internal stop sign has been proposed to control internal vehicular
traffic. The Meadowwood PUD has several areas of common open space
throughout the campus. The construction of internal sidewalks helps complete
the gaps in internal pedestrian connectivity and helps connect the existing
amenities as well as installs a multi-use path along Dunn Street.

(5) The relationship and compatibility of the proposed Preliminary Plan to the
adjacent properties and neighborhood, and whether the proposed Preliminary
Plan would substantially interfere with the use or diminish the value of adjacent
properties and neighborhoods.

PROPOSED FINDINGS: Although this site is adjacent to a single family
neighborhood, it is buffered by Dunn Street and large amounts of vegetation
and open space. The Department has proposed a 30’ buffer surrounding the
proposed developments to help further buffer the uses from adjacent single
family residences.

(6) The desirability of the proposed Preliminary Plan to the City’s physical
development, tax base and economic well-being.

PROPOSED FINDINGS: The construction of a 4 story ACLF and 20
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townhomes will substantially increase the tax base to the City. The location of
the site next to campus also reduces the burden on properties in the
downtown to provide student oriented housing.

(7) The proposal will not cause undue traffic congestion, and can be adequately
served by existing or programmed public facilities and services.

PROPOSED FINDINGS: The Meadowwood facility is accessed from the
Bypass and from Dunn Street only. No traffic will be directed through adjacent
residential neighborhoods.

(8) The proposal preserves significant ecological, natural, historical and architectural
resources.

PROPOSED FINDINGS: Although there are ecological and natural resources
on this site, they will not be disturbed with this petition. There are no historical
or architectural resources on this site.

(9) The proposal will not be injurious to the public health, safety, and general
welfare.

PROPOSED FINDINGS: The proposed land uses will not be injurious to the
public health, safety, or general welfare. Meadowwood has existed on this
site for almost 40 years with no known negative impacts.

(10) The proposal is an effective and unified treatment of the development
possibilities on the PUD site.

PROPOSED FINDINGS: The amendments to this PUD for this property
allows a unique development that would not otherwise be accomplished
within an existing zoning district at this location. The mixture of housing units
within the Meadowwood PUD is a unique design that does not fit within the
typical standards and land uses of the UDO.

FINAL PLANS: With the original approval, final plan approval for Jil's House and the
ACLF were delegated to staff level. The Department believes it is appropriate to
delegate final plan approval for the ACLF to Staff, however due to the uncertainty
regarding some of the aspects of the townhomes, believes that final plan approval for
the townhomes should be reviewed by the Plan Commission.

WAIVER OF SECOND HEARING: Because this PUD amendment is simply amending 2
aspects of the ACLF and only approving the concept of townhomes, the Department is
recommending a waiver of the required second hearing.
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RECOMMENDATION: Staff recommends approval of this preliminary plan amendment
with waiver of second hearing and with the following conditions:

1.

8.
9.

Unless specifically amended by this petition, all terms and conditions of PUD-16-
06 and PUD-26-07 shall remain in full effect.

2. The building must be designed to a silver level LEED certification.
3.

27.5 feet of right-of-way dedication from the centerline of N. Dunn Street and
must be done within 180 days of Council approval.

Right-of-way dedication is required for Dunn Street that do not currently have the
required amount of right-of-way.

A 10’ multi-use path and 5’ tree plot shall be constructed along the Dunn Street
property frontage.

Final plan approval is required from the Plan Commission prior to construction.
The existing trees along the west side of Lot #5 and Lot #4 must be preserved
with the development of the townhomes.

The preconstruction meeting must include the Senior Environmental Planner.
The petitioner shall work with the adjacent neighbor to the north to install fencing
where appropriate. This will be reviewed with the final plan.

10.Final plan approval for the ACLF is delegated to staff.
11.Final plan approval for the townhomes will be reviewed by the Plan Commission.
12.The townhomes are to be utilized for residents of Meadowwood only.



City of Bloomington
Bloomington Environmental Commission

MEMORANDUM

Date: October 10, 2018

To: Bloomington Plan Commission

From: Bloomington Environmental Commission
Subject: PUD-26-18: Meadowood Retirement Community

800 E. Tamarack Trail
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The purpose of this memo is to convey the environmental concerns and recommendations of the
Environmental Commission (EC) with the hope that action will be taken to enhance the environment-
enriching attributes of this proposed plan.

EC CONCERNS OF ENVIRONMENTAL SIGNIFICANCE

1.) LANDSCAPE PLAN

The Landscape Plan is not acceptable. There are a number of invasive species listed; therefore, the EC
recommends the Petitioner work with staff to create a compliant Landscape Plan using native plants.
Native plants provide food and habitat for birds, butterflies and other beneficial insects, promoting
biodiversity in the city. Furthermore, native plants do not require chemical fertilizers or pesticides and
are water efficient once established.

2.) REUSE CONSTRUCTION AND DEMOLITION MATERIALS

Three structures will be demolished for this project. The EC recommends that the Petitioner reuse or
recycle all of the construction and demolition materials possible that result from demolition, especially
the limestone that clads the houses.

3.) MEETING ATTENDANCE

| /[ Formatted: Font: CG Times, Underline, All caps

The EC recommends that the Petitioner include the Senior Environmental Planner in the meetings
described in the Petitioner’s Statement. One meeting will be a preconstruction meeting regarding
vegetation removal and protection within the Conservation Easements. The other group of meetings is
in regard to substantiating the design meets LEED Silver standards.

EC RECOMMENDATIONS:

401 N. Morton St., Suite 130 * Bloomington, IN 40402 Phone: 812.349.3423
www.bloomington.in.gov

environment@bloomington.in.gov
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1.) Work with staff to revise the Landscape Plan.

2.) Reuse or recycle all of the construction and demolition possible, especially the limestone siding the
buildings.

3.) The EC recommends that the Petitioner include the Senior Environmental Planner in the meetings
described in the Petitioner’s Statement, which include a preconstruction meeting regarding vegetation
removal and protection within the Conservation Easements, and meetings in regard to substantiating the
design meets LEED Silver standards.
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Approved by PC on
PC--Summary Minutes June 4, 2007

PUD-19-07 Meadowood Assisted Living Project
800 E. Tamarack Trail

Patrick Shay presented the staff report. The request is for a rezone of 6 acres to add to the
Meadowood PUD. There is an underground water main has been found under the approved site of the
assisted living building. This additional 6-acre property just became available. With this approval the
land would be subdivided except for the single-family lot and home along Dunn. They want to maintain
the single-family streetscape along Dunn. There would be about an acre more disturbance with this
plan since the parking will be taken out from under the building. Staff feels this is a superior plan to the
one approved at the first hearing. They would like to move the location of the building to this site along
a ridge top and out of the more environmentally sensitive area to the north and away from the
drainageway. They have committed to seeking a silver-level LEED certification for this building. The
last part of this request is to amend the route of construction traffic. There is a signalized intersection at
Dunn St. During times of high traffic, additional traffic on Milo B. Sampson would be quite a problem.
Everyone involved is okay with construction traffic on Dunn St. Larger truck traffic will use Milo B.
Sampson. Smaller trucks should use Dunn. The construction traffic will also apply to Jill's House since
this is a change to the PUD. Staff recommends a positive recommendation to the Common Council of
this preliminary plan amendment with waiver of second hearing and with the following conditions:

1. Unless specifically amended by this petition, all terms and conditions of PUD-16-06 shall
remain in full effect.

2. The building must be designed to a silver level LEED certification. The petitioner must
demonstrate that this certification has been applied for as a condition of building permit

approval.

3. 27.5 feet of right-of-way dedication from the centerline of N. Dunn Street is required with
the future subdivision of the single family home or any future final plans. An 8-foot
sidepath must also be constructed on the N. Dunn Street frontage with the subdivision or
future final plans.

Steve Peters of Bynum Fanyo spoke for the Meadowood. He explained why they are coming back
after a recent approval. Meadowood tried to acquire this piece of property from the beginning but it
wasn't available. Other reasons include the discovery of the low force sewer main and the
environmental advantages of the new location of the building. This will be a 3-story building now
instead of a 4-story building. They can get the separation of the sidepath along Tamarack from the
street. They will relocate the delivery area further away from the houses on Dunn St. Fire has
approved the access. Pedestrian style lighting will be a plus. They are happy with the construction
traffic solution. They are in agreement with the conditions of approval.

Jack Baker asked if LEED certification only pertains to the building.
Peters said the site plan is also involved. They are considering using permeable pavers.

Susan Fernandes asked if there are any available elevations. All erosion control inspections will apply
to this, too. (Peters said yes.)

Joe Hoffmann asked if we have to amend the PUD to include the additional property. The second
amendment would be to the preliminary plan amendment. Are you still recommending delegation of
final plan approval to staff? (Shay said yes.)

***Joe Hoffmann moved that the Plan Commission shall make a positive recommendation to the
Common Council with respect to an amendment to PUD district ordinance for the PUD originally
designated PUD-16-06 and an amendment to the preliminary plan for the entire PUD originally
designated PUD-16-06 as amended with the conditions of approval as follows (with waiver of
second hearing):

PC Minutes: May 14, 2007 11
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Approved by PC on

PC--Summary Minutes June 4, 2007

FINAL CONDITIONS OF APPROVAL FOR PUD-19-07

1.

2.

5.

Unless specifically amended by this petition, all terms and conditions of PUD-16-06 shall
remain in full effect.
The building must be designed to a silver level LEED certification. The petitioner must
demonstrate that this certification has been applied for as a condition of building permit
approval.
27.5 feet of right-of-way dedication from the centerline of N. Dunn Street is required with
the future subdivision of the single family home or any future final plans. An 8-foot
sidepath must also be constructed on the N. Dunn Street frontage with the subdivision or
future final plans.
All trips of large construction vehicles must be coordinated to minimize the impacts and
disturbance to N. Dunn Street and Milo B. Sampson Lane. More specifically construction
traffic for this PUD must comply with the following restrictions:
¢ All delivery and use of large construction vehicles must utilize Milo B. Sampson
Lane.
e All exiting trips are restricted from making left turning movements onto the
SR45/46 Bypass.
¢ No trips shall be permitted on days of IU football games
o All exiting trips must be restricted from occurring between 4 and 6pm
e All exiting trips must utilize flagmen at the intersection of SR45/46 to ensure safe
movement
e To the maximum extent possible, all exiting trips shall be combined to lessen the
number of interruptions to the intersection.
e Meadowood shall be responsible for repairing any damage occurring to Milo B.
Sampson due to construction traffic for this project.
The Plan Commission delegates to staff the authority to render final plan approval for
both the ACLF as well as any new construction on the single family home site.

***Bijll Stuebe seconded the motion. A roll call vote was taken. The motion passed by a vote of

7:0.

The meeting was adjourned at 9:20 pm.

PC Minutes: May 14, 2007 12
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Interdepartmental Memo

To: Members of the Common Council

From: Patrick Shay, AICP, Development Review Manager
Subject: Case # PUD-19-07

Date: June 18, 2007

Attached are the staff report, petitioner’s statements, maps, and exhibits which
pertain to Plan Commission Case # PUD-19-07. The Plan Commission heard
this petition at its June 4, 2007 meeting and voted 7-0 to send this petition to the
Common Council with a favorable recommendation.

REQUEST: The petitioners are requesting a preliminary plan amendment to the
Meadowood/Jill's House Planned Unit Development (PUD) and a rezone of 6
acres of Residential Estate (RE) land to be added to the Meadowood/Jill's House
PUD.

SITE INFO:
Area: 14.8 total acres (6 new)
- Current Zoning: RE and PUD
GPP Designation: Public/Semi-Public/Institutional and Conservation
Residential
Existing Land Use: Vacant, one single family home
Proposed Land Use: Assisted care living facility
Surrounding Uses: North — Single family, Jil's House, and the Griffy

Nature Preserve
West — Single family
East — Existing Meadowood Retirement Community
South - Single Family

EXECUTIVE SUMMARY: The petitioner is proposing to add approximately 6
acres to the recently approved Planned Unit Development (PUD) known as the
Meadowood/Jill's House PUD (PUD-16-06, Ordinance #06-19). This additional
acreage would allow the petitioner to subdivide a parcel for the existing single
family home along N. Dunn Street and alter the building design and location of
the approved 60-bed assisted care living facility (ACLF). In addition, the
petitioner is requesting an amendment to the previously approved condition of
approval that required all construction traffic to utilize Milo B. Sampson Lane
rather than Dunn St.

The parcel to be rezoned is a 6 acre tract that currently houses a single family
home along Dunn St. with existing trees and two drainage ways located to the
rear (east) of the property. The house is in very poor condition. The approval
would allow for a subdivision that would create a single family lot for the existing
home at 2500 N. Dunn St. similar to what was approved for 2620 N. Dunn St.
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with the original PUD. With approval of this requeset, the home would be
renovated, if possible, or removed to allow for construction of a new single family
home.

The rear of the property would be used to relocate a redesigned ACLF building.
The approved design in 2006 limited construction to a smaller area between
Tamarack Trail and the new property. The previous design is complicated due to
a large sanitary sewer force main that runs through the previously approved
building location. This force main is private and services the Cyclotron. This main
did not show up on any of the original surveys and makes it very difficult to place
the ACLF in this area. To resolve this issue, the petitioner has gained control of
the property in question allowing for the amended layout.

The availability of the additional parcel has allowed for more room to construct
the building and parking area and has resulted in several proposed changes to
the development. These changes are summarized as follows:

e The proposed building has shifted south and east of its original location.

e Underground parking is no longer shown. A single bay of parking now
wraps the northern portion of the building.

o The disturbed area has increased by just over an acre due to the provision
of surface parking rather than structured parking.

e The building has been moved to higher, flatter ground away from the main
drainageway and away from the steeper slopes.

e An additional 3.82 acres of undisturbed land will be placed within
conservation easements.

e The petitioner has committed to designing the building to Leadership in
Energy and Environmental Design (LEED) certification standards, seeking
a Silver designation.

e Additional room is available to create better separation between a new
pathway and Tamarack Trail.

e The service area for deliveries to the ACLF has been located on the
northeast side of the building, away from the single family homes along N.
Dunn St.

The building has been redesigned with more articulation.

e The number of stories has been reduced from 4 to 3.

The Plan Commission found these changes to allow for a more environmentally
friendly project. Although more land will be disturbed, additional land is being
placed within conservation easements and the disturbance is occurring in less
sensitive areas.

During the initial PUD process, several neighbors raised concerns about potential
construction traffic on N. Dunn St. To allay those concerns, the petitioner agreed
to a condition of approval to funnel all construction traffic to Milo B. Sampson
Lane. After the petition was approved, the petitioner was contacted by Indiana
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University regarding this condition. Milo B. Sampson Lane is a private street
owned by the University. There are concerns from the University about
construction vehicles using a non-signalized intersection to provide access to the
SR45/46 Bypass.

With the proposed PUD amendment, staff held discussions with several
surrounding neighbors, the University, and the petitioner to find a potential
resolution to this issue. Ultimately, the Plan Commission recommended that the
agreement be altered to funnel larger trucks toward the Milo B. Sampson Lane
and SR45/46 intersection and to allow smaller vehicles to utilize Dunn St.
Additional restrictions regarding timing, turning movements, repair, and flagging
have also been recommended to reduce the impacts of the development. These
restrictions are reflected in the proposed condition of approval #4.

GROWTH POLICIES PLAN ANALYSIS: The Growth Policies Plan (GPP) has
designated the existing portion of the PUD as Public/Semi-Public/Institutional and
the new portion as Conservation Residential. The intent of the Public/Semi-
Public/Institutional area is “fo provide adequate land to support compatible
government, non-profit and social service land use activities.” This designation
specifically anticipates uses such as Jill's House and an ACLF as demonstrated
in the Land Use guidance that reads as follows:

The Public/Semi-Public/Institutional designation encompasses properties
controlled by public and private institutions and developed for: 1) schools
(including Indiana University), 2) non-profit facilities, 3) government
facilities, and 4) hospitals, medical parks, and assisted care facilities.

The GPP also gives guidance for any future Public/Semi-Public/Institutional uses
to have adequate public services on site to support the use. This new
development will be served by utilities that also serve the existing Meadowood
Retirement Community. Other guidance for development in this area include new
utilities to be placed underground and new development to be constructed in a
manner to “respect and compliment the existing character of the surrounding
land uses.” Utilities for the proposal will be underground and a large overhead
power line will also be relocated underground with this proposal.

The Conservation Residential intent states that “This category identifies areas
possessing special natural environmental characteristics that require careful
attention with regard to development proposals” and that “Any development in
Conservation Residential areas should be low in density and clustered in a
manner that protects environmentally sensitive lands and preserves
infrastructure capacities.”

The proposed site plan does seek to cluster development in the least sensitive
areas of the 6 acre tract and preserve the more sensitive areas thus fulfilling the
site design guidance stating “dwellings and structures shall be sited so not to
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hinder any environmentally sensitive areas or conditions.” With this petition,
approximately 3.8 acres of ground will be placed within conservation easements.
This includes steeply sloped areas adjacent to the two drainageways located on
this site. The GPP also notes that “access to property located within these areas
should be from existing streets and roads. The development and construction of
new public roadways within these areas should be discouraged.” This
development would gain access from the existing private roadway, Tamarack
Trail.

The petitioner originally attempted to address other goals of the GPP through the
inclusion of design elements such as many of the LEED requirements for
construction (partial use of green roofs, natural materials, passive energy, and
solar energy). The petitioner is now proposing to design the building as a fully
LEED certified building. The Plan Commission found this to be very consistent
with many goals of the GPP pertaining to sustainability. Additionally, interior
trails, native plantings, redundant water quality measures and Best Management
Practices (BMP’s) for water quality improvement will also be utilized.

FINAL PLANS: With the proposed amendment, staff would review future final
plans for the ACLF structure and any potential reconstruction of the single family
home. All other portions of the PUD have received final plan approval.

CONCLUSION: The Plan Commission found that the proposed changes allow for
a more environmentally sensitive site design while continuing to maintain the
single family nature along Dunn St. The petitioner's commitment to designing a
fully LEED certified building is also applauded. Furthermore, the Plan
Commission is supportive of the proposed amended construction traffic plan.

RECOMMENDATION: The Plan Commission voted 7:0 to forward this petition to
the Common Council with a positive recommendation including the following
conditions:

1. Unless specifically amended by this petition, all terms and conditions of
PUD-16-06 shall remain in full effect.

2. The building must be designed to a silver level LEED certification. The
petitioner must demonstrate that this certification has been applied for as
a condition of building permit approval.

3. 27.5 feet of right-of-way dedication from the centerline of N. Dunn Street is
required with the future subdivision of the single family home or any future
final plans. An 8-foot sidepath must also be constructed on the N. Dunn
Street frontage with the subdivision or future final plans.

4. All trips of large construction vehicles must be coordinated to minimize the
impacts and disturbance to N. Dunn Street and Milo B. Sampson Lane.
More specifically construction traffic for this PUD must comply with the
following restrictions:
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« All delivery and use of large construction vehicles must utilize Milo
B. Sampson Lane.

« All exiting trips are restricted from making left turning movements
onto the SR45/46 Bypass.

* No trips shall be permitted on days of 1U football games.

« All exiting trips must be restricted from occurring between 4 and
6pm.

« All exiting trips must utilize flagmen at the intersection of SR45/46
to ensure safe movement.

« To the maximum extent possible, all exiting trips shall be combined
to lessen the number of interruptions to the intersection.

+ Meadowood shall be responsible for repairing any damage
occurring to Milo B. Sampson due to construction traffic for this
project. )

5. The Plan Commission delegates to staff the authority to render final plan
approval for both the ACLF as well as any new construction on the single
family home site.
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Luckett&SFarley

Architecture | Engineering | Interior Design

PETITIONER’S STATEMENT

To: City of Bloomington Planning and Transportation Department
cc: Plan Commission, Common Council, Eric Greulich

From: Boz Lindgren, Luckett & Farley

Date: September 24, 2018

Re: Five Star Senior Living, Meadowood Assisted Living Facility — PUD Amendment and Expansion
A/E Commission No. 2017.183

Members of the Plan Commission,

On behalf of the Five Star Senior Living Meadowood Retirement Community, we are petitioning
to amend the existing Planned Unit Development (PUD) at Lot 5 and 6 of the Meadowood
Assisted Living Subdivision and expand the PUD to include Lots 1 and 4. Lots 1, 4, 5, and 6 are
located east of the intersection of Tamarack Trail and Dunn Street.

Lots 5 and 6 are currently zoned PUD with the Institutional (IN) district ordinance as a baseline.
The PUD allows the construction of a 60-resident assisted living facility. The requested
amendment of the Lot 6 PUD includes increasing the allowed facility size from 60 to 75
residents, allowing parking spaces to be constructed at the front of the building, and increasing
the allowable height of the building from 50 (per baseline) to 60 feet and from three stories to
four stories.

Lots 1, 4, and 5 are requested to be rezoned from RE to PUD with Residential Multifamily (RM)
as the baseline district ordinance. We are requesting approval to design and construct a total of
20 townhomes on the two lots. The townhomes will be accessible from two drives off Tamarack
Trail but for the homes adjacent N. Dunn Street, front-of-house presence will face N. Dunn
Street. The townhomes are intended to be of an architectural style similar to the existing
townhomes located on Lot 3 of the Subdivision. They will be grouped by 2-4 homes per building
with green space between each grouping. Each home will have up to three bedrooms. The
townhomes are planned to be an extension of the successful Independent Living services
already at the Meadowood community. Residents would meet the same requirements for entry
as the other Independent Living residents of the Meadowood facility. Meadowood will voluntarily
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limit the number of non-related individuals living in the townhomes from five, allowed under RM,
to three.

Lot 6 is 5.72 acres and has been partially cleared outside the conservancy easements and is
currently used for storage of landscaping materials. Lots 1, 4, and 5 are residential estates with
respective sizes of 1.71 acres,1.35 acres, and 1.64 acres that have been purchased by
Meadowood. Three existing buildings on Lots 1 and 4 will be demolished.

The proposed Meadowood Assisted Living Facility is intended to provide a new line of service
between the existing independent living and comprehensive care (skilled nursing) services
currently located on the Meadowood campus. The new facility would allow residents to remain
in the Meadowood community once they have reached a point in their lives when they can no
longer care for themselves independently, yet do not require full-time skilled nursing services. A
dozen jobs will be created to provide care for residents of the facility. Additionally, a variety of
size options for the facility will be offered for a variety of pricing options — there will be (36)
Alcove/Studio-type units, (18) 1-bedroom units and (20) Memory Care rooms.

The facility is designed to be four stories with approximately 64,000 square feet of total floor
space. An entrance is provided from Tamarack Trail in line with the existing entrance to the
Sycamore Ridge townhomes to collocate where vehicles may enter Tamarack Trail. A stop sign
will be provided at this intersection to provide additional safety measures for pedestrians and
users of Tamarack Trail and in keeping with prior amendments. A parking lot is designed with
parking to the north and east of the building. The west side of the building is a service area for
deliveries, recycling, garbage disposal, and utilities. A detention basin is proposed near the
entrance. Five-foot wide sidewalks with a five-foot tree plots are planned along the south side of
Tamarack Trail along the property line of Lots 5 and 6, expanding on previous amendments that
an 8-foot space be provided. This sidewalk will connect to the current sidewalk system on the
Meadowood campus and is being provided to ensure the public has safe access to Meadowood.
Where tree plots are not feasible due to existing grade conditions (some areas adjacent the
roadway have significant fall and would require more extensive modification of the grades than
is acceptable by disturbance requirements), a six-foot monolithic curb and sidewalk will be
provided. Lots 4, 5 and 6 include areas to be set aside as conservancy easements. These
conservancy easements are intended to offset development and to preserve sensitive areas that
lead to the Griffy Nature Preserve. The conservancy easements will be cleared of invasive and
hazardous or dead foliage and replanted with native plant species. A preconstruction meeting,
including the Contractor, Landscape Architect, Arborist and Owner, will be held prior to the
removal of the understory to ensure care is taken to protect the existing trees and ensure the
Contractor understands the need to control erosion. Tamarack Trail is currently a private
roadway and will remain as such.
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An additional sidewalk and tree plot will be constructed along Dunn Street from the northern
property line of Lot 1 to the southern property line of Lot 5 at the same time the townhomes are
constructed or within five years, whichever comes first. A fee simple dedication of right of way
along this alignment will also be provided to accommodate these sidewalks and tree plots in
keeping with prior amendments. This right of way will be 27.5 feet measured from the centerline
of Dunn Street. Future townhomes will have walks to connect to this pedestrian way. It is
Meadowood’s understanding that the city has planned a multi-use path to establish access from
the IN-45/46 bypass to the Griffy Lake preserve.

We are petitioning to amend the previous requirement that the building be designed and
submitted to USGBC as a LEED-Silver building. The administrative costs of constructing a
LEED-Silver building are substantial. This amendment will allow us to keep costs of the project
down and avoid passing along undue administrative costs to the resident.

We propose to build to the standards required of a LEED-Silver building but avoid the
administrative costs of managing for LEED through design and construction. The administrative
costs for designing, submitting and constructing a LEED building can be substantial. These
costs are in addition to the increase in costs for added building costs required for a LEED-Silver
building. These administrative costs are for the inclusion of tracking materials, proving that
processes have been followed, collecting / managing / filing purchase orders for
equipment/materials, etc. This often requires an additional staff member for the design and for
the construction teams to maintain this work. Our estimate for these costs are:

Design 10-15% of design fee +/-$120,000 — $150,000
Construction 1% of construction cost +/-$140,000 — $150,000

We propose to meet with the City of Blooming Planning and Development Team three times
through the construction of the project: 1) Upon completion of design and prior to construction to
review proposed points and substantiate design meets LEED-Silver, 2) during construction to
show that processes are being followed by the Contractor and 3) upon completion of
construction to show materials, equipment and processes that were specified were completed in
satisfactory manner.

Previous staff comments on prior filings indicate a desire to have stormwater flow in two
different directions on the site. We propose to collect into one biodetention basin. We will
voluntarily provide a hydrodynamic separator to treat runoff from the 2-year storm event over the
site impervious area. The separator inflow is controlled by a weir structure and the outflow
discharges to the biodetention basin. The biodetention basin and outlet structure have been
designed to reduce the post-development runoff flow rates to pre-development levels for the 2-,
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10- and 100-year storm events. Hydrophilic native plantings are planned to provide additional
treatment of runoff.

We respectfully request the delegation of Final Plan Approval to City of Bloomington Planning
Staff and the waiver of the Second Plan Commission Hearing.

We are submitting as part of this proposal a site layout, utilities plan, grading plan, drainage
plan, erosion protection and sediment control plan, site survey, landscape plans, and building
elevation views.

Thank you for your attention to our petition. Please do not hesitate to contact us with any
questions or comments.

Sincerely,

Robert (Boz) Lindgren

Principal, Architect

Luckett & Farley Architects and Engineers
Petitioner's Representative
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TRUMENT NG. PLAT CABINET ENVELOPE
MEADOWOQOOD ASSISTED LIVING SUBDIVISION PHASE TWO ,
FINAL PLAT
PART OF SECTION 28, TOWNSHIP 9 NORTH, RANGE 1 WEST
© MONROE" COUNTY, INDIANA
™~ _
~ 8 0 80 160
o S dbmmon ! --f’l’l--f--][--!‘lil: Scale 1" = 80 ft

NO_MONUMENT FOUND, ESTABLISHED FROM

[PREVIOUS BYNUM FANYO SURVEY - e —
)
S __LEGEND
'8 REBAR w/CAP SET |
Il i PROPERTY LINE —— o ——
LOT 1 NORTH DUNN_ ADD. By 1
ALLEN, KENNETH & THURSA X |
DR 18 £ 170 nS EASEMENT LINE —_———
Tog!
IN %_
S® ADDRESS
&
NORTHWEST CORNER, LOT 3 MEADOWDOD L ARC LENGTH
—— FERD LGS eomsion NORTHEAST CORNER, LOT 3 MEADONOOD
— REaak i fowe Fouo ASSSIED LIUNG SUBDIWSIN R RADIUS
NE753'28" _ fikaur wjone
40977 gt s REBAR w/CAP FOUND
| % A r/ \ 510.347 oy I CENTRAL ANGLE
s e mﬂ 3 Fia™
N EASEMENT LOT 1 MEADOWOOD ~ 4 pm_., \us e caseuent rﬂ % o8 CHORD BEARING
1§ ORIERR sssem ysie ason wssdh N o & LOT 3 o e Y HORD LENGTH
o D", ENV, L=13116" N X P Cht N
L o : i N g
g choe S i — 8 e o e N R RIGHT-CF-WAY
=465.00" el =27
AL N0y o T ey zes | el 2 b 1 5/8 INCH DIAMETER REBAR WITH
s 2 2308 2 CL=98.42" < Qfuw CAP SET AT ALL LOT CORNERS
L=5053 Q | 50024997 35, E _ Iy 3 o=
D=053715" B o et e 2 S|
628320 3727 Sk Hi : M D
. KAy - ChB=5692120°, wmm 5202°22" z.wwm\ 3 NE
3013 9 g : R=515.00' 3155 D=3£3713" oy
§5_ g Crie27 7 ol
NP Exseutnr LOT 4 0F.C. PROPERTIES, LLC 1=89.28" s oly
“wols W OR. 228, P. 447 1.25 Acres INST NO. 2007023035 1390 IIINN M W.
2 . ——
M .w.u MT ! ) WGAESS / Eumess & YIITY Exstiany g\au =~ @ Wv
Sie SOUTHWEST CORNER, LOT 2 MEADOWOOD gy E
2o ASSISTED LIMNG SUBDIVISION. ~ .hu -
2 % I P.C. "D, ENV. 85
L IX g REBAR w/CAP FOUND D508 52"
uﬁha ¢ 9 SO504'47°€ 50.37' m.,nnm .MWM.WM s
i 362.98' 8 R=435.00" \w\ Y/
e e N17.12' N BBY T e N T — e s e e . B4
3 .m N Sl “$8752485°F 367 98" 50007 u_ . N335 55E. 9133
g DR 228, P_4g7. TAMARACK AL . / maS” o T T T T e — —
I = ‘Nasess / eoncTOMARAGK, TRAIL /85 - g.mtmil.ll\l
7 e 23T 25K 404,00" .\ri T EASEuEN + —
36,14 R '\ i T T — — .
S ) - T -= 1=32.19" T T — —
] $272847°W 1267 l,f k=4d500' !
o s Ll {
=~ _ S0321'51"W 61.56° m ' [ L — y |
~ g 5
5, |2 % 2 ¢ 3 _
..m = ﬁr« Tm.mn.m OF.C. PROPERTES, LLC EY .hﬁ, :%\w LOT 6 &
mm g mwﬁ d INST. NO. 2007011216 n W / O.F.C. PROPERTES, 1LC 2 & & |
8 S 133y [2500] ol € INST. NO. 2007011815 5.72 Actes s* S 28
3 jast R & R ¥ of s |
g (2 Iy s - VARG I -
ix 8 N .Nda & & 2 _
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EASEMENT DETAIL
SCALE: 1" = 20°

NBE27 257

SETBACK TABLE (Pup Z0NING)
FRONT YARD SIDE YARD REAR YARD
BUILDING ho 30' + 4 PER ADD. STORY 60'
BUILDING 15' §', (15 RESIDENTIAL) 10", (20" RESIDENTIAL)
LOTS 2 & 3 -
PARKING N/A §', (10" RESIDENTIAL) 5', (10' RESIDENTIAL)

NOTE:  UNDERLYING ZONING FOR LOT #1 IS (RE2.5); UNDERLYING ZONING FOR LOTS §2 AND #3 IS (IN)

MEADOWOOD ASSISTED LIVING
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