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CITY OF BLOOMINGTON
PLAN COMMISSION
February 11, 2019 at 5:30 p.m. +City Council Chambers — Room #115

ROLL CALL
MINUTES TO BE APPROVED: December 2018

REPORTS, RESOLUTIONS AND COMMUNICATIONS:

>

Election of Officers:
o Current President: Joe Hoffmann
o Current Vice President: Brad Wisler
Appointment of a Plan Commission Representative to the Board of Zoning Appeals:
o Current Representative: None
o Current Alternate: None
Appointment of a Plat Committee:
o Current Representatives:
= Roy Aten: Planning and Transportation
= Mike Carter: City Utilities
= Vacant: Plan Commission
o Alternate Representatives:
= Dan Backler: Planning and Transportation
= Brad Wisler: Plan Commission
=  Phil Peden: City Utilities
Appointment of a Hearing Officer
o Current: Beth Rosenbarger
o Current Alternate: Scott Robinson
Appointment of a City Plan Commission member as an ex-officio member of the Monroe County Plan
Commission
o Current Representative: Nick Kappas
o Current Alternate: Jillian Kinzie

CONTINUED TO MARCH:

*Note: Per PC Rules, a vote is needed to continue the following case-

*SP-14-18 Waterstone Bloomington Land LLC

320 W. 11th St.
Site plan approval to allow a 52,720 sq. ft. mixed use building with 22 parking spaces.
Case Manager: Eric Greulich

PUD-30-18 Curry Urban Properties

100 Block of N. Pete Ellis Dr.

Rezone real estate identified as Lot #8 located in Deckard E 3™ St. neighborhood subdivision,
Monroe County, IN, consisting of 3.2 acres from CL to Planned Unit Development. Preliminary
plan & district ordinance.

Case Manager: Eric Greulich

PUD-38-18 IU Credit Union

420 E. Hagan St.
Final plan approval for 13,284 sq. ft. office building.
Case Manager: Eric Greulich

**Next Meeting March 18, 2019 Last Updated: 2/7/2019

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

CONSENT AGENDA:

UVv-39-18 Donna Lafferty
502 W. 2nd St.
Use variance to allow a health spa in a Medical (MD) zoning district
Case Manager: Eric Greulich

SP-03-19 Centerstone, LLC
1610 N. Kinser Pike
Site plan approval to allow the construction of a multifamily building with 5 apartments.
Case Manager: Eric Greulich

PETITIONS:

SP-01-19 MCCSC (Chris Ciolli)
1000 W 15t St.
Site plan review for new Tri-North Middle School.
Case Manager: Amelia Lewis

PUD-02-19 Enright Architects (Belle Tire)
2100 S. Liberty Dr.
Final plan approval for a new retail tire store and auto service center in a Planned Unit
Development.
Case Manager: Amelia Lewis

**Next Meeting March 18, 2019 Last Updated: 2/7/2019

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 #: UV-39-18
STAFF REPORT DATE: February 11, 2019
Location: 502 W. 2" Street

PETITIONER: Donna Laferty (Spaah)
502 W. 2nd Street, Bloomington

REQUEST: The petitioner is requesting a use variance to allow a health spa in the Medical
(MD) zoning district. This use variance request requires Plan Commission review for
compliance with the Comprehensive Plan.

Overall Area: 0.47

Current Zoning: Medical

Comp Plan Designation: Mixed Urban Residential
Existing Land Use: Multi-tenant center

Proposed Land Use: Multi-tenant center
Surrounding Uses: North — Single family residences

West — Commercial/Medical
East — Commercial/Medical
South — Medical

REPORT: The property is zoned Medical (MD) and is located at the northwest corner of W.
2" Street and S. Rogers Street. The property has been developed with a multi-tenant
commercial building and a surface parking lot. Surrounding properties to the north are used
for single family residences, properties to the west, south, and east are used for
commercial and medical uses.

The petitioner is proposing to relocate their current health spa business into a tenant space
within the building. As part of the proposed use, the petitioner would be providing a
massage therapy service as well as offering other personal services such as manicures
and pedicures. The UDO classifies this use as a “health spa” and this use is not a
permitted use in the Medical zoning district, therefore the petitioner is requesting a use
variance. There would be no changes to the building as part of this request. The property is
in compliance with the UDO and no improvements are required. The property is not over
the maximum parking number and has a bike rack along the front of the building.

The petitioner presented this petition to the Prospect Hill Neighborhood Association at their
neighborhood meeting and received support from the neighborhood. A letter to that effect
has been included in the packet.

Comprehensive Plan: The Comprehensive Plan designates this property as Mixed
Urban Residential. The Mixed Urban Residential district was intended to protect the
existing built-out core neighborhoods while encouraging small scale redevelopment
opportunities. This petition involves the reuse of an existing tenant space within a multi-
tenant center. The inclusion of commercial space with this petition provides a



neighborhood serving commercial use immediately adjacent to core residential
neighborhoods as desired with the Comprehensive Plan.

CONCLUSION: The Department finds that the proposed use does not substantially
interfere with the intents of the Comprehensive Plan. The proposal allows for a
neighborhood serving use within an existing building. The petition will allow for the reuse of
an existing tenant space. The Prospect Hill Neighborhood Association also found that this
use was appropriate and would not be detrimental to the neighborhood.

RECOMMENDATION: The Department recommends that the Plan Commission forward
petition #UV-39-18 to the Board of Zoning Appeals with a positive recommendation.
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565 North Walnut
Bloomington, IN 47404
812.339.8881

www.spaah.net
donna@spaah.net

City of Bloomington

Planning and Transportation Department
Board of Zoning Appeals

401 N. Morton Street

Bloomington, IN 47404

Wednesday, November 28, 2018
To Whom It May Concern:

Spaah, Incorporated (Tax ID#35-1954712) respectfully requests a Use Variance to allow the
transfer of its operations to the second floor of the building currently located at the northwest
corner of 2" and Rogers (502 W. Second Street, Bloomington, Indiana, 47403).

Spaah, which first opened for business in September, 1995, is considered a Health Spa. Our
primary area of business is therapeutic massage, as provided for under the Indiana Professional
Licensing Agency’s State Board of Massage Therapy. We also provide other services, including
hydrotherapy tubs, a sauna, skincare, depilatory waxing, and manicures/pedicures. All of our
estheticians, cosmetologists, and massage therapists maintain professional liability insurance
and are licensed with the State of Indiana.

The building in question is zoned for Medical use. While we are not a medical facility, we feel
that our proposed use of the space is in keeping with the City and the Prospect Hill
neighborhood’s long-term best interests, based on the following criteria:

1) Spaah has been in continuous operation for over 23 years. The nature of our work is not
disruptive. We have received no complaints from nearby residents or businesses, and
maintain good relationships with our neighbors. Spaah is a positive influence on the
surrounding community, providing good, stable employment and valuable services to
local residents.

2) The property in question has been vacant for several years. An addictions counseling
service moved into the ground floor of the subject property in December, 2017, but the
second floor remains unoccupied. Bloomington Hospital currently occupies space across
2" Street from this location. However, the construction of the new hospital on the east
side of Bloomington has already resulted in a significant change to the nature of the
Prospect Hill neighborhood. Other similar properties (former doctor’s offices, clinics,
and more) are now vacant, and are likely to remain so, given the hospital’s pending



Dear Mayor Hamilton,
Thank you for taking some time from your busy day.

My name is Dr. James Bradiey Ray. My wife and | own the property at the corner of Second and Rogers
Streets. | practiced surgery in Bloomington for eighteen years. Like you, | am a Bloomington native. My father
was a family physician in Bloomington for thirty-five years. His office was also on Second Street. Most of the
doctors had their office in that neighborhood in order to be close to the hospital. It was my hope to build a
clinic building that would last a career and perhaps, be passed down to a new generation of doctors.

When Bloomington Hospital merged with IU Health, a new reality set in. They made two decisions that
profoundly altered the future for my family and me. The first was the decision to consolidate the majority of
the medical practices under the employment of IU Health. | attempted to stay independent, as my father had
done. As a non-IU employed physician, | was eventually cut off from referrals. Uitimately, my practice became
non-viable and | was forced to close my practice and relocate.

The second decision involved moving the hospital. Because 1U Health now employs a critical mass of
medical providers, they have effectively eliminated any competition. Therefore, the odds of an independent
practice moving in began to approach zero. The area, as you know, is still zoned medical. We approached IU
Health about using our office and leaving a medical footprint on the west side of town but they were not
interested.

This scenario has led to a hardship for a number of medical offices in that area. To illustrate this, while
Bloomington has an estimated need of 30,000 square feet of new office space per year and a 95% occupancy
rate, our building has been vacant for almost three years. This despite the fact that our building is relatively
new, attractive and efficient. | think we can all agree that vacant buildings are not good for anyone.

I have had several conversations over the years with Andy Ruff, Bryan Payne and Chris Sturbaum. They
have been supportive. It is my understanding that while the zoning laws will eventually be changed to reflect
the new nature of this neighborhood, they need to be done in a deliberate and thoughtful manner. In the
meantime, it was explained to me, that in order to relieve the obvious hardship on these properties, that
variances would be handled on a case-by-case basis.

We were recently approached by a local business who needed to move out of their current space.
They needed more affordable space and better parking. They are family owned. They are looking for a long-
term commitment. Furthermore, they live in Prospect Hill and have received a letter of endorsement by the
neighborhood. | have been following the City’s plans to redevelop this neighborhood. It is nothing short of
thrilling to think what this could become. This would seem to fit perfectly into the vision as outlined on the
City of Bloomington website. We hope the city will support this variance.

It seems as if there is a light at the end of a very long tunnel. Although we no longer have the privilege
of living and working in Bloomington, it will always be a part of us. We are very excited to be part of its future.
So many times, what seems like tragedy can become opportunity. Thank you again for taking the time to listen
and for all you are doing to rebuild this vibrant part of town.

Sincerely,

James B. Ray MD



move. Having an active, successful business in that location will provide a much-needed
boost to the Prospect Hill neighborhood.

3) Asthe space in question has its own private parking lot (22 spaces, which is more than
sufficient for Spaah’s requirements), neither our employees nor our clients will have a
negative impact on available on-street parking in the neighborhood.

4) The Unified Development Ordinance Section 20.02.540 - Medical (MD) zoning currently
allows for businesses (fitness center/gym, fitness/training studio) that offer similar
services to those of Spaah. Therefore the proposed use does not differ significantly from
already approved uses.

5) We have been in contact with the building’s owner. He is supportive of our goals, and
agrees that Spaah would be a suitable tenant for the space. If approved, Spaah will work
with an architectural firm (Tabor Bruce) that is already involved in nearby projects.
While this will not affect the exterior appearance of the building, we want to ensure
that our interior renovations are well thought-out and appropriate to our needs.

6) The near term shut down of the IU Health Hospital has created a significant hardship on
the property as a Medical Building. As a result this property has been on the market for
several years and real estate professionals have determined it cannot sustain a medical
only uses zoning. The City’s plans for redeveloping the current hospital site will soon
have a profound impact on the nature of this neighborhood. If approved, we intend to
maintain Spaah at this proposed location for the long-term (at least ten years — we are
hoping to retire without making any future moves).

We are both long-term residents of the Prospect Hill neighborhood. At the City Council meeting
on October 24, 2018, we saw a plan for redeveloping the current hospital location into a
diverse, attractive home to retail, residential, office, mixed-use spaces, as well as affordable
housing. We would be delighted to have Spaah become one of the first businesses to help
strengthen the new core identity of the neighborhood.

Please feel free to contact us if more information is required. We sincerely appreciate your
consideration, and hope that our request is approved.

Sincerely,

Donna M. Lafferty Frederick C. Luehring
Owner Owner
Attachments:

A - Letter of Support from the Prospect Hill Neighborhood Association
B — Notarized Affidavit from building owner James B. Ray, MD
C —Menu of Spaah services



To whom it may concern:

The Prospect Hill Neighborhood Association enthusiastically supports
allowing the health spa known as Spaah to occupy the top level of the
building at the northwest corner of 2" and Rogers (502 W. 2" Street,
Bloomington, IN).

Although PHNA has not had a meeting, the executive committee
supports the move.

We feel this is an appropriate use of the existing space. Spaah is an
established local business, provides employment to over twenty

Bloomington residents, and would be a great addition to our
neighborhood.

Sincerely,
Prospect Hill Neighborhood Association Executive Committee

P Al

Jessika Griffin, President
Leslie Abshier, Vice-President
Glenda Murray, Treasurer

Patrick Murray, PHNA Secretary



BLOOMINGTON PLAN COMMISSION CASE #: SP-01-19
STAFF REPORT DATE: February 11, 2019
Location: 1000 W 15t St.

PETITIONER: Monroe County Community School Corporation
Tri-North Middle School, 1000 W 15" Street, Bloomington, IN

CONSULTANTS: Bledsoe, Riggert, Cooper, and James
1351 W Tapp Rd, Bloomington, IN

CSO Architects
8831 Keystone Crossing, Indianapolis IN

REQUEST: Site plan review for new Tri-North Middle School.

BACKGROUND:

Area: 19.31 acres

Current Zoning: IN — Institutional

GPP Designation: Institutional/Civic
Existing Land Use: Tri-North Middle School
Proposed Land Use: Tri-North Middle School
Surrounding Uses: North — Commercial

West — Industrial/Crestmont Park
East — Residential
South — Residential/Mills Pool

REPORT: This property is located at 1000 W. 15th Street and is zoned Institutional (IN). The site
contains the existing Tri-North Middle School. The site maintains frontage on 15" Street to the
south, 17" Street to the north, and Monroe Street to the west. Surrounding land uses include
industrial uses and a City park to the west, commercial across 17" Street to the north, Mills Pool
and residential to the south, and residential to the east.

The middle school on site is aging, and the Monroe County Community School Corporation has
been working on a plan to replace the existing structure. The petitioners propose to construct a
new, two story 150,000 square foot school building north of where the existing school is. The
current building will need to remain in place and operational during construction. Following
demolition of the existing school, a new football field and running track will sit to the south of the
new building. There are currently 519 students that attend Tri-North Middle School. The design
of the proposed building will accommodate 700 students. Currently the school has a staff of 80.
The front entry for the proposed new building will face 17" Street.

BOARD OF ZONING APPEALS: The petitioner received variances (V-31-18) from the
parking front yard setback standard, tree preservation requirements, and entrance and drive
standards at the October 11, 2018 BZA hearing.

SITE PLAN:



Vehicular Access: There are a total of five vehicular entrances and exits proposed. This is to
provide safe separation of bus and vehicle circulation. On the north side of the site there is an exit
only onto 17" Street. On the west side of the site there are two entrances/exits along N. Monroe
Street and to the south, one entrance only and one entrance and exit. Busses dropping students off
will use the existing entrances and exits to the south of the site from 15" Street. The southern loop
is for busses only. Parents dropping students off will use the access points along Monroe Street
and exit onto 17" Street.

Pedestrian Access: There is an existing sidewalk along 17" Street and an eight (8) foot wide
asphalt sidepath on N. Monroe Street. There is a proposed sidewalk connection at the south of the
site to the sidewalk on N. Dyer Drive which leads into the residential area south of the school as
well as to Mills Pool. The Department is working with the petitioner to improve the internal
connections of sidewalks to the adjacent street frontage. It is a condition of approval that a sidewalk
be installed along the drive that leads to 17™ Street in order to prevent students or staff from having
to walk along that road, as opposed to traveling west along 17" Street before being able to turn
south down the sidewalk along N. Monroe Street.

Landscaping: The site is required to meet all landscaping standards. Minor correction are still
needed and a compliant landscape plan must be submitted prior to issuance of a grading permit.

Tree and Forest Preservation: The site is roughly 21.03 acres. Roughly 2.09 acres, or 9.94% of
the site, is considered the baseline Canopy Cover of the site. The UDO requires that 1.88 acres of
canopy cover be retained during development. While the preservation of this area would leave a
large majority still available for development, the site has slope and site layout constraints and
these were factors in the BZA granting of a variance from the tree preservation requirements. The
proposed site plan is consistent with the variance granted under V-33-18. The petitioners are
proposing removal of a portion of the canopy in the area in the new school location, but retention
of a portion, as outlined on the site plan. The areas on the eastern portion of the site, totaling .77
acres will be retained. As shown in the site plan, mitigation areas are planned adjacent to the
existing canopy on the east side.

Impervious Surface Coverage: The proposed impervious surface coverage is 32.07 percent. This
includes the proposed sidewalk from the school to 17" Street.

Parking: There are 126 parking spaces and 19 bus parking spaces that can be converted to 36
typical parking spaces proposed on the site. The petitioner has received a variance from the parking
setback standard, to not require parking to be 20 feet behind the building’s front wall. At 1 space
per employee plus 1 space per 10 students at maximum capacity, the maximum parking for the
site 1s 150.

Bicycle Parking/Alternative Transportation: There are two proposed locations with four bike
racks each for a total of 16 bicycle parking areas. The UDO requires that developments shall
provide one (1) space per fifteen (15) vehicular spaces (20.05.014(a)) for a total requirement of 10
bicycle spaces. This meets the requirement. As a development of more than 20,000 square feet of
gross floor area, all bicycle racks shall be Class II covered bicycle parking spaces. This is a
condition of approval.



Stormwater: The site has significant slope. There are proposed detention ponds to the north east
of the proposed building.

Architecture/Materials: The proposed building materials include limestone, brick veneer,
aluminum siding, and aluminum composite metal panels. The proposed design also has large glass
windows. There is significant slope across the site, which is reflected in the elevations. The site is
not located within 500 feet of a primary arterial road so it is not subject to the architectural
standards of the UDO.

Signage: No signage has been approved at this time. Any signage will be required to meet UDO
Standards and receive a sign 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:

(1) Is consistent with the Comprehensive Plan;

Findings:

e The petitioners underwent extensive community and stakeholder participation
efforts for careful site planning and appropriate architectural design is important to
establish the tone, image, and identity of the community.

e Attention has been paid to how the site will interact with adjacent properties by
separating the vehicular and bus traffic to two different points, as well as distancing
the school from the adjacent residential properties.

e The petitioner’s statement identifies the commitment to community with opening
the track and field to the public during non-school hours, creating a designated
community classroom and working to create pedestrian connections to Mills Pool.

(i1) Satisfies the requirements of Chapter 20.02, Zoning Districts;

The UDO includes an intent for the IN district and guidance for the Plan Commission in
20.02.490. The following items address those intent and guidance statements.

Findings:

e The use is located in an area that contains adequate public services.

e The educational use is accessible via all modes of transportation. However, the
Department finds that additional sidewalks that lead into the site and through the
site could be created to increase the pedestrian connectivity.

e The proposal has made some attempts at preserving and maintaining open space on
the site with a reduced amount of tree preservation and the northern and eastern
portions of the site remaining undeveloped.

(i11) Satisfies the requirements of Chapter 20.05, Development Standards;



Findings:

e Variances from the tree and forest preservation standards, entrance and drive
standards, and arterial frontage standards have all been granted.

e With the exception of internal sidewalk layout and bicycle standards, which are
addressed in the conditions of approval, the proposed site plan meets all other UDO
standards.

(iv) Satisfies the requirements of Chapter 20.07, Design Standards; and
Findings:
e No subdivision is involved, so this is not applicable.
(v) Satisfies any other applicable provisions of the Unified Development Ordinance.
Findings:

e No additional provisions.

ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The full memo from
Bloomington Environmental Commission (EC) is included in the packet. The EC has made three
recommendations concerning this development.

1.) The Petitioner should work with staff to revise the Landscape Plan to at least meet the
minimum standards of the Unified Development Ordinance.

Staff Response: A condition of approval has been included to this effect.
2.) The Petitioner should incorporate best practices for green building.

Staff Response: Although not required, the Department encourages the petitioner to
incorporate additional best practices for green building features.

3.) The Petitioner should develop an outdoor learning area that includes at least a
vegetable garden and food, shelter, water, and places to raise young for birds and
pollinators.

Staff Response: Although not required, the Department highly encourages the
petitioner to incorporate this request into the proposed site plan.

CONCLUSION: This petition is consistent with the guidance and goals of the Comprehensive
Plan. The proposed site plan meets all conditions of the UDO, with exception of the items that
were approved as variances and identified in the previous sections.

RECOMMENDATION: The Planning and Transportation Department recommends that the Plan
Commission adopt the proposed findings and approve the site plan with the following conditions
of approval:

1. All building and grading permits shall be issued prior to any site work.

2. Anapproved landscaping plan shall be issued before or with the grading permit application.



whw

The proposed bicycle parking shall meet the standards of a Class II bicycle space.

The sidewalk that connects 17™ Street to the front of the school shall be installed.

The petitioner shall submit an additional site plan that meets the internal sidewalk standards
of the UDO to be approved by the Department prior to a grading permit.



City of Bloomington
Bloomington Environmental Commission

MEMORANDUM

Date: February 11, 2019

To: Bloomington Plan Commission

From: Bloomington Environmental Commission
Subject: SP-01-19: MCCSC Tri North Middle School

1000 W. 15" Street

The purpose of this memo is to convey the environmental concerns and recommendations provided by
the City of Bloomington Environmental Commission (EC) with the hope that action will be taken to
enhance the project’s environment-enriching attributes. The EC reviewed the petition and offers the
following comments and requests for your consideration.

1.) LANDSCAPE PLAN

The Landscape Plan is still mostly illustrative. The Petitioner must have an approved plan in place prior
to being granted a Grading Permit. The EC recommends the site be designed with plantings that benefit
local pollinating insects and birds, reduce the heat island effect, and slow and cleanse rainwater. Using
native plants provides food and habitat for birds, butterflies and other beneficial insects, promoting
biodiversity in the city. Native plants do not require chemical fertilizers or pesticides and are water
efficient once established.

2.) GREEN/ ENVIRONMENT-ENHANCING BUILDING PRACTICES

The EC applauds the Petitioner for using local Indiana Limestone on the building fagcade. However, no
other green building best practices were described. Given that this is a learning institution, every
environmentally-responsible practice possible should be used and exhibited to students. Although there
are many applicable practices that could be used, some suggestions for this structure are offered below.

a. Reduce the Heat Island Effect The roof material should have a minimum initial Solar Reflective
Index (SRI) of 0.65, and an aged index of 0.55. SR/ is a value that incorporates both solar reflectance
and emittance in a single value to represent a material's temperature in the sun. SRI quantifies how hot a
surface would get relative to standard black and standard white surfaces. It is calculated using equations
based on previously measured values of solar reflectance and emittance as laid out in the American
Society for Testing and Materials Standard E 1980. It is expressed as a fraction (0.0 to 1.0) or
percentage (0% to 100%). This can be achieved by choosing a membrane that is not only white, but
also embedded with reflective material.

b. Solar energy generation Install solar photovoltaic cells to reduce the use of greenhouse-gas emitting

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




pollutants. This building is ideal for photovoltaic (PV) solar panels because it has a flat roof. Solar
power is now competitive with coal, especially considering the full-cost accounting price.

c. Recycling Space should be designated to stage recyclable materials until pick up. A reputable
recycling company should be hired to regularly pick up the materials.

d. Electric Vehicle Charging Stations More and more people are purchasing electric vehicles (EV) to
do their part to reduce carbon emissions. Because employees will be parked at the school for the
duration of the day, charging stations should be installed for their use.

3.) OUTDOOR EDUCATION

Because so many new trees, shrubs, and ground covers will be planted to replace the removed wooded
area, the Petitioner should consider installing an area for an outdoor learning center. Some ideas for
such an area could include installing signage for native and pollinating plants, bird and bee houses, a
water feature, and a vegetable garden for student groups to tend.

EC RECOMMENDATIONS:

1.) The Petitioner should work with staff to revise the Landscape Plan to at least meet the minimum
standards of the Unified Development Ordinance.

2.) The Petitioner should incorporate best practices for green building.

3.) The Petitioner should develop an outdoor learning area that includes at least a vegetable garden and
food, shelter, water, and places to raise young for birds and pollinators.
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Bledsoe Riggert Cooper James
LAND SURVEYING - CIVIL ENGINEERING - GIS

January 25, 2019

City of Bloomington Plan Commission
401 N. Morton Street
Bloomington, IN 47403

RE: Monroe County Community School Corporation
Tri-North Middle School, 1000 W. 15t Street
Site Plan Approval

Members of the Plan Commission,

On behalf of the Monroe County Community School Corporation (MCCSC) administration, staff and
students, we are pleased to offer our proposed plans for site plan approval of the new Tri-North Middle
School.

In the spring of 2018 MCCSC began the process to design, build, and replace the aging Tri-North Middle
School located at 1000 W. 15" Street in Bloomington. Through an extensive facility assessment and
master planning process in 2015, MCCSC determined replacing the building was more cost effective than
replacing systems, addressing accessibility and code issues, and updating environments for education
adequacy. Building a replacement facility presents unique challenges for new construction as the existing
building, parking lot, and drives must be kept operational during the school year and for most of the
duration of construction. This severely limits the available building area for a new structure and
supportive site facilities to be erected. Additional design challenges include over 100-feet of grade
change over the length of the site, large areas of existing trees, and close proximity to residential
neighborhoods.

Design Process

The design process will continue through the end of February. Design meetings have been extensive
and included representatives of all major stakeholders, such as MCCSC school system administrators,
Tri-North administrators, school board members, as well as construction management and design team
consultants. A separate meeting effort has taken place with Tri-North teachers and staff members.

Community discourse has been a key element. Numerous general public meetings have taken place to
offer opportunities for the general public to be involved with the design process in addition to approval
processing meetings with the BZA and DRC. The BZA was supportive and granted the necessary
development standards variances that were critical in allowing the construction of the proposed facility,
addressing parking setback, entrance and driveway standards, and tree and forest preservation.

Coordination meetings have been frequent with City of Bloomington departments, including Planning and
Transportation, the Fire Department, the City Forester and City of Bloomington Utilities. Coordination has
also taken place with Vectren and Duke Energy.

MCCSC and the design team have left no stone unturned in an effort to allow all interested parties
numerous opportunities to participate in the development of this newest school facility. We would
characterize the project to date as having been very well received and non-controversial.

Bloomington + Bedford + Paoli
1351 West Tapp Road ¢+ Bloomington, Indiana 47403 -« p: 812.336.8277 BRCJcivil.com
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Proposed Facility Description
Site Amenities

The design team has studied the site extensively to develop a safe, secure, and functional circulation
pattern that minimizes traffic congestion on city streets. The school corporation has implemented a
district wide initiative to separate cars and busses on all school campuses to minimize congestion and
chances of students crossing traffic. This same design concept has been implemented for the new
middle school. To accomplish these goals additional public street connections were provided to separate
and distribute traffic and access.

There are 519 students that currently attend Tri-North Middle School. The design of the new school will
accommodate 700 students. Currently the school has a staff of 80; 37 busses that transport student to
and from school; approximately 164 parents that drop off students in the morning; and approximately 64
parents that pick up students in the afternoon. All vehicles that currently come to campus drive through
the neighborhood to arrive as well as depart.

Proposed site amenities provide for an independent one-way drive for bus drop-off and pick-up, parent
drop-off and pick-up, separated staff and public parking, vehicular access points from two additional
locations along Monroe Street, with three departure points, including 17t Street as well as a fitness track
and football field facility.

Substantial effort and attention were given to preservation of the existing wooded areas with mitigation
provided for any impacted areas.

Building Amenities

The new Tri-North Middle School building will be an all-new two-story 150,000 SF facility with spaces to
accommodate education, athletics, and community events. The building will be a steel and block structure
of type II-B construction with automatic sprinkler system allowing for unlimited area. The exterior of the
building will consist of limestone, brick veneer, aluminum siding, glass, and aluminum composite metal
panels. The building has been designed to sit into the sloping site and have a natural material pallet to
complement its setting in the community. The new front entry will face 17th Street allowing for better
visibility and a more welcoming presence.

The new building will house a media center, large gymnasium, performance space (auditorium), cafeteria,
kitchen, classrooms, offices, teacher work space, and all required facility support areas.

Community Use

MCCSC strove to involve the community throughout the design process and hopes to offer many parts of
the new facility for community use. Preliminary discussion has included the gym, weight room,
kitchen/serving area, performance space, and cafeteria. There is also a designated community
classroom isolated from the rest of the building. The site will also remain open for community members to
access the fitness track and football field during non-school hours.

Access to Mills Pool has been provided from the new parking lot. There will be access to the multi-use
path that exists along Monroe Street to the west and connections to the existing sidewalks to the south.
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Construction Schedule

The construction schedule is a critical component, given that they existing building will need to be
demolished before all site work can be completed.

The proposed schedule follows:

e Begin construction in May 2019

The first phase of construction (new middle school building) complete by May 2021

Demolition of existing facility complete by July 2021

New building open for first day of school in August 2021

Second phase of construction (site work) complete by September 2021

Our team has been charged with the challenging goals of developing a facility, on a very difficult site, that
will meet the needs of current and future generations of students, provide an inspiring work environment
for teaching and administrative staff, protect the investment of local taxpayers, create usable community
space, protect the local environment, and reduce impacts to the surrounding areas, while allowing the
existing school to continue operation until the new building is available to move into. To achieve these
goals required substantial input from many in the community.

We look forward to completing the City of Bloomington approval process, finalizing the design
documentation and bidding efforts, and getting construction underway this spring.

Thank you for your attention and support.
Sincerely,

William S. Riggert, PE
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BLOOMINGTON PLAN COMMISSION CASE #: DP-02-19
STAFF REPORT DATE: February 11, 2019
LOCATION: S. Liberty Dr.

PETITIONER: Belle Tire
1000 Enterprise Dr., Allen Park, MI

CONSULTANT: Enright Architects
628 East Parent Ave. Ste. 106, Royal Oak, MI 48067

Woolpert Inc.
333 North Alabama St. Ste. 200, Indianapolis, IN 46204

REQUEST: Final Plan approval for a new retail tire store and auto service center in a Planned
Unit Development.

BACKGROUND:
Area: 1.11 acres
Current Zoning: PUD
Comprehensive Plan
Designation: Regional Activity Center
Existing Land Use: Surface Parking Lot - Vacant
Proposed Land Use: Commercial
Surrounding Uses: North — Commercial
West — Commercial
East — Commercial

South — Residential/Commercial

REPORT: The property is located at the northwest corner of State Road 45 and Liberty Drive.
The property is currently a surface parking lot and is within a Planned Unit Development (PUD)
that was approved in the 1980s (PUD-108-85). The surrounding land uses are primarily
commercial with some residential development on the south side of SR45. The overall PUD has
been developed with a large multi-tenant building and several outlots along the east side of Liberty
Drive.

The petitioner is requesting a final plan approval for a new retail tire store and auto service center
on an existing 1.1 acre outlot within the existing 44.54 acre PUD. Proposed is a 9,800 square foot,
single story commercial building with 27 proposed parking spaces. The proposed entrance to the
building is at the northeast corner of the building and the building has 10 service bays along the
northern elevation.

SITE PLAN: New building construction on a lot requires that the lot come into full compliance
with the UDO (20.08.060(a)). Where regulations are not addressed in the PUD, the Department
has used the Commercial Arterial (CA) zoning standards to review this site plan.

Architecture: Proposed materials include brick veneer and brick rowlock, EIFS cornice and
freize, and glass windows. Architectural standards in the original PUD do not specify materials,
but do state that there should be no blank walls. The proposed materials above are all permitted
materials in the Architectural Standards for commercial structures. The Department finds that all



facades except the west facade meet the standard for not having blank walls. The Department
would like to see more windows placed on the west fagade and has proposed a condition of
approval requiring at least two (2) windows along the west facade, or an alternative design with
approval from the Department.

Setbacks: The proposed structure meets building setbacks. While the individual vehicular parking
spaces meet the 20 foot parking setback, the Department is concerned that the paved area to the
west of the building will be used for parking large trucks and trailers and recommends that the
proposed pavement be removed to meet the setback. This would also reduce the amount of
impervious surface on the site.

Impervious Surface Coverage: The original PUD does not identify requirements for impervious
surface coverage, which is common in older PUDs. However, the Department and the Plan
Commission have used current standards to review all new site plans. In this case the lot is required
to meet the maximum impervious surface coverage of the CA zoning district, which is 60% of the
lot area. The proposed site plan is at 69% impervious. The Department recommends that the
petitioner reduce the amount of impervious surface coverage to meet this standard especially since
all of the existing asphalt will be removed for this project. A condition of approval has been
included to that effect.

Vehicular Access: Access to the site is from an existing drive cut on S. Liberty Drive on the north
side of SR45. No new access drives on SR 45 (Bloomfield Road) are proposed or approved.

Pedestrian Access: There is an existing sidewalk along the SR45 (Bloomfield Road) frontage and
the petitioner has included a sidewalk connection from this sidewalk to the front entrance of the
building. There are no other internal sidewalks to connect to.

Vehicular Parking: Twenty eight (28) vehicular spaces are proposed. The parking maximum for
an “auto body shop” is 1 space per employee plus 2 per service bay. According to their submitted
materials, they will have 8 employees on the largest shift plus 10 bays. The proposed number of
spaces does not exceed the parking maximum.

Bicycle Parking: The site is required to have a minimum of 4 bicycle parking spaces. There are
proposed racks at the northeast corner of the building. These should be relocated slightly to meet
code requirements to have 3 feet on all sides of the rack.

Landscaping: Minor revisions are needed to the landscape plan to meet UDO requirements. A
compliant landscape plan must be approved prior to issuance of a grading permit.

Signage: No deviations from the current sign code are proposed or approved. Any future signage
will be required to meet UDO Standards and receive a permit from the Department.

ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The full report from the
Environmental Commission (EC) is included in the packet. The EC had the following
recommendations:
1.) Redesign the Site Plan such that the impervious surface coverage does not exceed the
60% as required in the UDO.

Staff Response: A condition of approval has been included to require the site to meet the



60% impervious surface coverage.

2.) The Petitioner should work with staff to revise the Landscape Plan to at least meet
minimum standards of the UDO.

Staff Response: A condition of approval has been included to this effect.
3.) Apply green-building best practices to the design of this structure.

Staff Response: Although not required, the Department encourages the petitioner to
incorporate green-building practices into the design of the structure.

4.) Provide a plan of action should a sinkhole be discovered during excavation or
construction.

Staff Response: The Department finds that this is appropriate for the site and this should
be submitted with review of the grading permit.

5.) Revise the Operations & Maintenance Manual to the satisfaction of the City of
Bloomington Utilities Department.

Staff Response: A condition of approval has also been included for this and will be
reviewed with the grading permit.

20.04.090 PUD FINAL PLAN: The UDO does not list specific findings criteria for PUD Final
Plans, but does list what items shall be considered by the Plan Commission in a review:

(A)

(B)

©

(D)

(E)

The written statement and supportive material submitted by the petitioner;
Recommended Finding: The petitioner has provided all required materials.

The PUD District Ordinance;

Recommended Finding: The proposed petition meets the original PUD District Ordinance
guidance and the Department has used the current Commercial Arterial development
standards for any items that were not addressed in the district ordinance.

The Preliminary Plan;

Recommended Finding: The approved preliminary plan showed this lot as having a
portion of a multi-tenant building and parking on it. The proposed final plan improves on
that plan by adhering to current development standards, with a building forward site design
and meeting parking standards.

The Final Plan;

Recommended Finding: The petition is the Final Plan for the site.

Any commitments or conditions of approval attendant to prior approvals;



Recommended Finding: There were no previous commitments or conditions that were
imposed on the final plan approval.

(F)  Any applicable section of the Unified Development Ordinance;

Recommended Finding: The petition is subject to the current standards of the UDO for
standards as well as any other current standards in the UDO that were lacking in the original
PUD. The site does not currently meet impervious surface standards or parking setback
standards and conditions of approval have been added to require compliance. A
landscaping plan has not been approved at this time.

(G)  Additional information as may be required by the Plan Commission to evaluate the
application.

Recommended Finding: No additional information has so far been requested by the Plan
Commission for this site.

COMPREHENSIVE PLAN: This area is designated as ‘Regional Activity Center’ in the 2018
Comprehensive Plan. The intent of the district is to provide high intensity retail activity. Regional
Activity Centers contain higher intensity uses such as national retailers, offices, food services,
lodging, and entertainment. The proposed use of this property is consistent with the
Comprehensive Plan and the list of approved uses within the PUD.

CONCLUSION: The development is consistent with the existing surroundings and the 2018
Comprehensive Plan. The proposed site plan meets the standards of the UDO with the exception
of impervious surface coverage and parking setback. The proposed site plan aligns with the
existing PUD with the exception of architecture on the west facade.

RECOMMENDATION: Based on the findings of fact in the report, the Department recommends
the Plan Commission adopt the findings and grant approval of this petition with the following
conditions:
1. Grading and building permits shall be issued prior to any site work.
2. The proposed bicycle parking shall be relocated to meet access requirements in
20.05.011(b).
3. Anapproved landscaping plan shall be issued before or with the grading permit application.
Site plan shall be amended to meet 60% impervious.
The proposed pavement at the west part of the site shall be removed to meet the 20 foot
parking setback.
6. At least two windows shall be added to the west facade, or an alternative design that is
approved by the Department.
7. Revise the Operations & Maintenance Manual to the satisfaction of the City of
Bloomington Utilities Department.
8. A plan of action regarding any sinkholes discovered on the property must be submitted
with the review of the grading plan.

ook



City of Bloomington
Bloomington Environmental Commission

MEMORANDUM

Date: February 11, 2019

To: Bloomington Plan Commission

From: Bloomington Environmental Commission
Subject: DP-02-19: Belle Tire

2100 S. Liberty Dr.

The purpose of this memo is to convey the environmental concerns and recommendations provided by
the City of Bloomington Environmental Commission (EC) with the hope that action will be taken to
enhance this project’s environment-enriching attributes. The EC reviewed the petition and offers the
following comments and requests for your consideration.

1.) IMPERVIOUS SURFACE COVERAGE

The site does not meet the impervious surface coverage requirements. The original Planned Unit
Development (PUD) does not specify any amounts of impervious coverage; therefore, per 20.04.040 the
site shall follow the standards of the zoning district most closely resembling that of the PUD. In this
case, the standards employed are those used for the Commercial Arterial (CA) district. In the CA
district, 60% is the maximum amount of impervious surface allowed, or 40% is the minimum amount of
surface that enables water infiltration.

The EC finds no compelling reason to allow less pervious surface than the amount required in our
publically-vetted development standards. This site has no physical features that would require a
deviation from those standards to use the lot, the building design does not employ green building
practices, and there are no public benefits that would be gained by deviating from the Unified
Development Ordinance (UDO).

2.) LANDSCAPE PLAN

The Landscape Plan is not yet approvable and needs revisions. Please consult 20.05.052 for requirement
details. The EC recommends the site be designed with plantings that benefit local pollinating insects
and birds, reduce the heat island effect, and slow and cleanse rainwater. Using native plants provides
food and habitat for birds, butterflies and other beneficial insects, promoting biodiversity in the city.
Native plants do not require chemical fertilizers or pesticides and are water efficient once established.

3.) GREEN BUILDING/ ENVIRONMENT-ENHANCING BUILDING PRACTICES
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 2018 Comprehensive Plan.

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




The EC recommends that the developer design the building with as many best practices for energy
savings and resource conservation as possible. Some specific recommendations to mitigate the effects
of climate change and dwindling resources include the following.

a. Recycling The EC recommends that space be allocated for recyclable materials collection, which
will reduce the facility’s carbon footprint and promote healthy indoor and outdoor environments.
Recycling has become an important norm that has many benefits in energy and resource conservation.
Recycling is an elementary environmental practice, given that the City of Bloomington has been
promoting it since the early seventies; thus, an important contributor to Bloomington’s environmental
quality and sustainability and is expected in a 21%-century structure.

b. Reduce the Heat Island Effect The roof material should have a minimum initial Solar Reflective
Index (SRI) of 0.65, and an aged index of 0.55. SR/ is a value that incorporates both solar reflectance
and emittance in a single value to represent a material's temperature in the sun. SRI quantifies how hot a
surface would get relative to standard black and standard white surfaces. It is calculated using equations
based on previously measured values of solar reflectance and emittance as laid out in the American
Society for Testing and Materials Standard E 1980. It is expressed as a fraction (0.0 to 1.0) or
percentage (0% to 100%). If a roof membrane is used it should be white in color, and embedded with
reflective material, or covered with a reflective coating.

c. Solar energy generation Install solar photovoltaic cells to reduce the use of greenhouse-gas emitting
pollutants. This building is ideal for photovoltaic (PV) solar panels because it has a flat roof. Solar
power is now competitive with coal, especially considering the full-cost accounting price.

d. Electric vehicle charging stations The parking areas should have some electric vehicle charging
stations, especially given that this business will serve vehicles.

e. Building envelope The structure planned for this site appears to resemble a simple pole barn with a
brick-like veneer. The EC recommends that the building envelope be constructed with higher insulation
values than the minimums in the Building Code. The HVAC system also should exceed standards for
this type of business.

4.) SINKHOLES

When this PUD was originally developed, many sinkholes were located. One such sinkhole that is still
remembered by many Bloomingtonians is just north of this site, in the parking lot in front of a retail
store that was called Furrows. The sinkhole was filled and covered many times, yet kept reappearing.
The EC requests from the Petitioner a plan describing what will be done if a sinkhole is discovered
during excavation or construction.

5.) OPERATIONS & MAINTENANCE MANUAL
This manual is not approved as it is, and will need revisions. Please consult City of Bloomington
Utilities Department for additional details.

EC RECOMMENDATIONS:

1.) Redesign the Site Plan such that the impervious surface coverage does not exceed the 60% as
required in the UDO.



City of Bloomington
Bloomington Environmental Commission

2.) The Petitioner should work with staff to revise the Landscape Plan to at least meet minimum
standards of the UDO.

3.) Apply green-building best practices to the design of this structure.

4.) Provide a plan of action should a sinkhole be discovered during excavation or construction.

5.) Revise the Operations & Maintenance Manual to the satisfaction of the City of Bloomington Utilities
Department.

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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JEh EARIGHT ARCHITE

A PROFESSIONAL CORPORATION

Narrative

Belle Tire is a more than 90 year-old company privately owned by the Barnes family
headquartered in Allen Park, Michigan. The company was started by Mr. Sam Waze in
1922 who named the business after his wife, Belle. The Waze family eventually
partnered with the Barnes family, who purchased the interests in the early 60’s and is
now in the third generation of ownership. Currently, Belle employs more than 2,000
people and has just under150 locations in Michigan, Ohio and Indiana.

Belle Tire is the contract purchaser of a portion of land located within a parcel located at
2100 South Liberty in Bloomington IN. The current use of the proposed site is a parking
lot that is seldom used. Belle seeks to gain approval to construct a 10,000 square foot
retail tire store and auto service center.

Currently the property is zoned Planned Unit Development (PUD). Our proposal will
require the PUD agreement to be amended and updated. It appears that the specific
details of the current PUD agreement are not available, and therefore we are to meet the
standards of the “Commercial Arterial” (CA) zoning. Under the CA zoning, Automotive
repair is allowed provided the following conditions are met:
¢ All major overhaul, body and fender work, upholstering and welding shall be
conducted within a completely enclosed building
e All spray painting shall be conducted within an approved spray booth
e No outdoor storage of automobile parts, discarded tires, or similar materials
shall be permitted.
e Outdoor storage of more than three wrecked or temporarily inoperable vehicles
awaiting repairs shall be prohibited.
These standards either will not apply or will be met.

The approximate area of the site is 1.1 acres and is bounded by Walmart to the south
(General Business zoning), Dentist office to the west (Light Industrial zoning) and the
PUD parking areas. The site design will accommodate approximately 27 vehicles,
including two barrier free spaces.

The store sells and installs vehicle tires, various automotive parts and offers minor
automotive repairs such as brakes, alignments, batteries, shocks and struts and oll
changes. No major engine, transmission repair or body work is conducted in the
facility. All repair and installation work will take place inside the building and though
rare, if vehicles are left overnight they are stored inside. All scrap tires are stored in a
specifically designated area inside the facility and are picked up by Belle vehicles on a
regular basis. All floor drains in the service area are connected to an oil / water
separator to prevent any unapproved chemicals from reaching the sanitary system. No
outdoor displays are used.

Phone: 248.258.6485 (office) 628 E. Parent Avenue cenright@enrightarchitects.com
248.330.9395 (cell) Suite 106
Royal Oak, Ml 48067



2

Belle Tire
October 25, 2018

Hours of operation in all stores is Tuesday, Wednesday and Friday — 8:00 a.m. to 6:00
p.m., Monday and Thursday — 8:00 a.m.to 8:00 p.m., Saturday — 8:00 a.m. to 5:00 p.m.
and closed on Sunday. Each location employs 10 to 15 full time employees.

Proposed Facilities

All new Belle stores, including the proposed location in Bloomington, have 10 service
bays, a customer showroom that can accommodate 5 sales professionals, and ample,
safe storage space for new and used tires. Nothing is stored or repaired out of doors.
The building will be fully sprinklered and meet all standards of NFPA.

The exterior of the building will be all clay brick veneer, cast stone, clear insulated glass
with aluminum frame, EIFS detailing and clear acrylic glazing panels that allow light to
penetrate in and out but obscure views into the inventory area. One HVAC roof top unit
is proposed and will be obscured by parapet walls and the proposed entry tower. All
other roof elements such as plumbing vents, exhaust fans and the like will be obscured
by the parapet walls at the rear portion of the building.
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BLOOMINGTON PLAN COMMISSION CASE #: SP-03-19
STAFF REPORT DATE: February 11, 2019
Location: 1610 N. Kinser Pike

PETITIONER: Centerstone, LLC
645 S. Rogers Street, Bloomington

CONSULTANTS: Bynum Fanyo
528 N. Walnut St, Bloomington

REQUEST: The petitioner is requesting site plan approval to allow for the construction of
a multifamily building with 50 apartments.

BACKGROUND:
Area: 1.8 acres
Current Zoning: CG - Commercial General
GPP Designation: Urban Corridor
Existing Land Use: Undeveloped
Proposed Land Use: Multifamily residences
Surrounding Uses: North — Hotel
West — Mixed-use building
East - Office

South — Single Family Residences

REPORT: This 1.82 acre property is located at the southeast corner of N. Kinser Pike
and W. Gourley Pike and is zoned Commercial General (CG). This property is currently
undeveloped. The property is surrounded by a mix of residential and commercial uses.
There are hotels to the north, a mixed use building to the west, single family to the south,
and office building to the east. The petitioner proposes to construct a new, 3-story 51 unit
multi-family building on the site.

The building would include 51 units consisting of 13, 2-bedroom units and 38, 1-bedroom
units along with a parking lot with 16 parking spaces. All but one of the units will be used
as permanent supportive housing. These units are targeted at low income applicants who
will have a maximum income limit for eligibility. The rent is capped at 30% of the tenant’s
adjusted gross income. One of the units will be used for an on-site support staff. The
building will offer a variety of common and support space including laundry facilities,
support offices, meeting rooms, library/computer room, and children’s room. Vehicular
access to the site would be gained by a drive-cut off of W. Gourley Pike, to the east of the
proposed building. The southern portion of the site contains steep slopes and a small
creek and will not be developed and will be set aside in a conservancy easement.

This petition includes residential uses on the first floor and a use variance (UV-40-16)
was granted by the Board of Zoning Appeals to allow for ground floor units on this
property. The petitioner is requesting site plan approval from the Plan Commission.

SITE PLAN ISSUES:

Height: The maximum height allowed in the CG zoning district is 50 feet. At its tallest



point the proposed building is 45’ 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 1 space per bedroom. A total of
16 parking spaces are proposed for the 61 bedrooms and the petition does not exceed
the maximum number of spaces allowed.

Bicycle Parking: One bicycle rack is required per six bedrooms. Based on the 61
bedrooms a total of 11 bicycle parking spaces are required. In addition, since there are
more than 32 bedrooms, a minimum of one-half of the spaces must be covered and one-
quarter of the spaces must be long term storage. The petitioner is meeting this
requirement by providing a dedicated bicycle storage room within the building as well as
a bicycle rack on the north side of the building adjacent to the front entrance.

Architecture/Materials: The architectural standards of the UDO do not apply to this site
since it is not within 300 feet of a primary arterial street. The building will be finished with
limestone veneer, metal wall panels, and horizontal siding. Canopies have been shown
over all of the pedestrian entrances.

Streetscape: There are no existing sidewalks or street trees in the public right-of-way
along either of the adjacent street frontages. A new 5 wide concrete sidewalk and tree
plot with street trees not more than 40’ from center are required along both street
frontages and has been shown on the site plan. Due to the presence of steep slopes
along the southern portion of the site a 6" wide monolithic sidewalk has been shown. A
pedestrian easement is required for any portions of the sidewalk not located within public
right-of-way.

Landscaping: The petitioner has submitted a landscape plan with this petition. Minor
revisions are needed to the landscape plan to meet UDO requirements and must be
submitted prior to approval of a grading permit.

Stormwater: On site stormwater detention requirements will be met by a proposed
stormwater detention pond on the south side of the building. A bio-retention island has
also been incorporated into the parking area to provide additional stormwater quality
improvements.

ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington
Environmental Commission (EC) has made two recommendations concerning this
development.

1.) The Petitioner should work with staff to revise the Landscape Plan to at least
meet the minimum standards of the UDO

Staff Response: A compliant landscape plan is required to be approved prior to
issuance of a grading permit.

2.) The Petitioner should incorporate best practices for green building

Staff Response: The Department encourages the petitioner to pursue green



building options to add additional environmentally-sustainable features. It is not
required per UDO standards at this time

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:

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

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)

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

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

This petition also diversifies housing types by providing 50 units of
affordable housing for the community.

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

Proposed Findings:

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:

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

(iv) Satisfies the requirements of Chapter 20.07, Design Standards; and

Proposed Findings:

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 affordable housing units will help diversify the housing mixture in the community
as well as provide a unique architectural product. This petition will also redevelop a vacant
property and help complete sidewalk connections in the area.

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:

1. A conservancy easement is required for the southern portion of the site that is
outside the approved area of disturbance.

2. The petitioner shall continue to work with Staff to revise the landscape plan.

3. A pedestrian easement is required for any portions of the sidewalk not located in
public right-of-way.



City of Bloomington
Bloomington Environmental Commission

MEMORANDUM

Date: February 11, 2019

To: Bloomington Plan Commission

From: Bloomington Environmental Commission
Subject: SP-03-19: Kinser Flats

1610 N. Kinser Pike

The purpose of this memo is to convey the environmental concerns and recommendations provided by
the City of Bloomington Environmental Commission (EC) with the hope that action will be taken to
enhance the project’s environment-enriching attributes. The EC reviewed the petition and offers the
following comments and requests for your consideration.

1.) LANDSCAPE PLAN

The Landscape Plan needs a few small changes before it meets the unified Development Ordinance
regulations, and can be approved. The Petitioner must have an approved plan in place prior to being
granted a Grading Permit. The EC recommends the site be designed with plantings that benefit local
pollinating insects and birds, reduce the heat island effect, and slow and cleanse rainwater. Using native
plants provides food and habitat for birds, butterflies and other beneficial insects, promoting biodiversity
in the city. Native plants do not require chemical fertilizers or pesticides and are water efficient once
established.

2.) GREEN/ENVIRONMENT-ENHANCING BUILDING PRACTICES

The EC applauds the Petitioner for using local Indiana Limestone on the building fagade. However, no
other green building best practices were described. Although there are many applicable practices that
could be used, some suggestions for this structure are offered below.

a. Reduce the Heat Island Effect The roof material should have a minimum initial Solar Reflective
Index (SRI) of 0.65, and an aged index of 0.55. SR/ is a value that incorporates both solar reflectance
and emittance in a single value to represent a material's temperature in the sun. SRI quantifies how hot a
surface would get relative to standard black and standard white surfaces. It is calculated using equations
based on previously measured values of solar reflectance and emittance as laid out in the American
Society for Testing and Materials Standard E 1980. It is expressed as a fraction (0.0 to 1.0) or
percentage (0% to 100%). This can be achieved by choosing a membrane that is not only white, but
also embedded with reflective material.

b. Solar energy generation Install solar photovoltaic cells to reduce the use of greenhouse-gas emitting

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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pollutants. This building is ideal for photovoltaic (PV) solar panels because it has a flat roof. Solar
power is now competitive with coal, especially considering the full-cost accounting price.

c. Electric Vehicle Charging Stations More and more people are purchasing electric vehicles (EV) to
do their part to reduce carbon emissions; therefore, charging stations should be provided.

EC RECOMMENDATIONS:

1.) The Petitioner should work with staff to revise the Landscape Plan to at least meet the minimum
standards of the UDO.

2.) The Petitioner should incorporate best practices for green building.
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COCdC ARCHITECTURE

L1 ] | ] CIVIL ENGINEERING
BYNUM FANYO & ASSOCIATES, INC. PLANNING
January 7, 2019

City of Bloomington Plan Commission
401 N. Morton Street
Bloomington, Indiana 47403

Re: Kinser Flats, LLC
SE corner of Kinser and Gourley Pike

Dear Plan Commission:

Our client, Centerstone Ventures, LLC respectfully request site plan approval for a 51-unit
affordable housing building located at the above intersection. This site was previously
approved for 39 units, most of which were market rate in April of 2017. The property consists
of 1.82 acres. Surrounding land uses include hotels to the north, multi-family residential to
the west, single family to the south and an office building to the east. The proposed building
will be a 3-4 story building, the forth story located at the south end of the building taking
advantage of the topography of the site.

The allowable density at 15-units per acre comes to 27.3 units. The proposed unit mix
includes 13-two bedroom units at less than 900 sf and 35-one bedrcom units at less than 700
sf. This results in a DUE density of 18.08 units or approximately one third less density than
allowed by the UDO.

The property is long and narrow with frontage along Kinser Pike which required a 40 future
right of way with 15’ building setback and Gourley Pike with a 25’ right of way and 15’ setback
reducing the usable width. To the south is an intermittent stream with steep slopes and a
wooded area.

The proposed site design includes an access drive to Gourley Pike, sidewalks along Kinser and
Gourley Pike, a 16-space parking lot along the east side of the building, bike parking at the
north entrance with access to the sidewalk on Gourley Pike as well as internal bike parking in
the lower level with access to Kinser Pike. Stormwater retention and water quality will be

provided at the south end of the building. A fabric covered patio with BBQ and seating will be

528 NORTH WALNUT STREET BLOOMINGTON, INDIANA 47404
812-332-8030 FAX 812-339-2990



provided south of the parking lot and east of the building. Impervious surface area is 41.8%,
well below the UDO allowable at 60%. Water and sanitary sewer will be provided from their
respective mains in Kinser Pike. A landscape plan has been developed to meet the UDO
requirements using native species as listed in the landscaping section of the UDO. Upon
review by the planning staff any changes or revisions will be made before permits being
issued.

The property currently has 50% tree coverage and we are proposing to retain 70.6% of the
tree cover along the east and south property lines.

Architecture Summary by ArchTrio

CENTERSTONE OF INDIANA IS PROPOSING NEW APARTMENTS TO BE LOCATED SOUTHEAST OF THE INTERSECTION OF
GOURLEY PIKE AND KINSER PIKE. THE NEW FACILITY, KINSER FLATS, WILL ENCOMPASS A BUILDING AREA OF JUST
OVER 47,460 SQUARE FEET OVER FOUR FLOORS. INCLUDED ARE A MIX OF ONE- AND TWO-BEDROOM
APARTMENTS UNITS TOTALING FIFTY {50) APARTMENTS AND ONE TWO-BEDROOM MANAGER’S UNIT.

THE BUILDING WILL ALSO OFFER A VARIETY OF COMMON AND SUPPORT SPACES INCLUDING COMMON LAUNDRY
FACILITIES, SUPPORT OFFICES, MEETING ROOMS, LIBRARY/COMPUTER ROOM, CHILDREN'S ROOM, BICYCLE STORAGE
AND OTHER STORAGE, AND MAINTENANCE ROOM. THE RESIDENTS WILL ALSO HAVE AVAILABLE FOR THEIR USE
ONSITE AMENITIES INCLUDING A FENCED PLAY AREA, RAISED PLANTERS, PATIO/BARBEQUE AREA, AND BICYCLE
PARKING. EACH EXTERIOR BUILDING ENTRY WILL BE SECURED AND VISUALLY MONITORED AND WILL BE COVERED TO
PROVIDE PROTECTION FROM THE ELEMENTS.

THE BUILDING HAS BEEN DESIGNED TO REFLECT THE LOCAL ENVIRONMENT WITH LIMESTONE VENEER, HORIZONTAL
SIDING AND FEATURE AREAS IN METAL PANELS. LARGER WINDOW COPENINGS ALLOW NATURAL VENTILATION AND
LIGHTING FOR EACH UNIT. PUBLIC SPACES, PARTICULARLY AT THE NORTH AND NORTHWEST PORTION OF THE
BUILDING HAVE EXPANSIVE STOREFRONT-LIKE WINDOWS TO OPEN THE BUILDING TO THE INTERSECTION. A
CONCRETE PATIO ALONG THE NORTH BUILDING LINE ALLOWS PUBLIC/PRIVATE INTERACTION, EASY BUILDING ACCESS
AND BICYCLE PARKING.

PARKING IS LOCATED EAST OF THE BUILDING AND OFFERS 15 PARKING SPACES AND ONE HANDICAP SPACE. A
SCREENED TRASH AREA AND SMALL SMOKING PAD IS LOCATED AWAY FROM THE BUILDING BUT WITH EASY ACCESS
FOR RESIDENTS FROM THE MAIN ENTRANCE. LANDSCAPING OF TREES AND SHRUBS ENHANCE THE FRONTAGE
ALONG KINSER AND GOURLY PIKES AND REINFORCE THE NATURALIZED CHARACTER OF THE RIPARIAN BUFFER AND
CONSERVANCY EASEMENT SOUTH OF THE BUILDING.

After you have reviewed our petition please feel free to contact us with any questions.

Sincerely,

rey S¢ Fanyo, PE, CFM
Bynum Fanyeo and Associates, Inc.



()
£2810% "ou 3oefoid
$0ZO fou 3934s
4sr g papaue
181 Kq umosp
18r #q paubisap
NV1d 3dVOSANY =i}
'S a
os]72] T
m )
o9 ol
= o
=8
z
Qm
=& (45 £9462'22) OV 250
Ox r INIW3SV3 AONVARISNOD
Z w)
=%
Q=g
>
Z 3
1G]
B E
5&
o~
m
-
m
(2]
(3 €926222) OV 250
LNIWISVE AONVAMISNOD: .
<
\ J
S CEETIVES)
7
(IvI¥3LYY AEYANOO3S) 3 M | d 7
—
' T a
28 (2] L
ChdmES
= c |
FEINE |
T2
EHEE
g |||
O2] [w
& |
2| |o
AR
gl 1o
e
3
o EYrn
- SV ALISNID TBVAVGNCO ATVONYLOS 104D 3y | SOMINVIA LN 10T RV
Z SVIAIVN 1NV GI0NGNNGI3A 10 STIBYL SO07 H31VHO ONYNOHO ONNOZ oo I TS
a NOLONMOOT8 0 ALD 3L N QIS ION 3tv LVHL NAOHS 53035 LON eyt @ 00b=.t TS
Ea TIBVLCE0Y NOLLKNDD dYIANE ONY TIVE 0 NVINDD: Aauwino 114 oo
DNVLS 40 NATD
HUI SNILNY1d T 80 wmnd 0 | v NoUONI9000HY 30305 Nosonzoonons | 54
SaIvODSY 7 G NG 14 L 30 W3NVINGD WD €| ol NGk SCHE| TNNOZEL VTN 1 S| ML
3 o awnon .z 16 8L a0 wavNoD WO €| 01 | avineomay NIy Oerv|Nazeo mvaang, svanzono0 vkt | 1|
. . - 4 31 20 wawNOD WO 8| 04 E34NNT ACBNOON MOTONOON, NEOTNGOZS SIRZANNT | 01
o e} SH0LYIO3E | = jovnEns moved
8 = 34 OMACH SNLOGY QY MFZNILILS oM 8- NOLLIONGO 8375 | ALD VN NOWNOO AN TVOINVIO8 | Ay | ON3oTT
= iy STNNH 193 v 300 ONY 0,9 SOy
LI e . e
Pla Q 40 TNV A0 NN NOOHHETN LI 81 9 NYSIS 03300V viuH voosean [ sx (04 INVTd) 6t-=—+—+2)946 = SENYHS SNONAIO3A
N FICIE] 474 30 Qhy 0501, ST s TosdoL PR ANOUINO Tidd VR4 VDY | 1 (11 LNV Td) +h-=rtsZHo£01%65 = SANUHS NITHONIAT I
= 1o 3t O QN 1080 Siaee whd 4 81 20 M) T2 | Ol o) ShYoTOL YN | A8 i .
© STa(m 4L Snondosg s A0 ||k a0 wwana v E| % WASITE TN [ WORDOS ANBAOVZHGS | S5 (533241 ONILSIXT
Sl o} VNN 03 VD ol VOHOON ST | £404 L1030 TIN) =609 - SIUL NGV
EERHE ol VONVHOH T SHSORY VNV (€ INV1d) E=46)920 = S3TUL NTZUONIAT
A2 [Z[2] ; E J0re9 NS orica v | & © ssewzael
Pl NNV BN3HS SIOUYOLIO3E WHOKS SN0 0L 3408 LI SY ; o s s L (SI4L ONILSIXT V3 101
SHEBEEE . o g2 20 s B TVE0 8/ o JSnon oL 3408 1 | |11 ‘91 b0 wawingd Mo E| 11 00 TN VAVOONEN VINOHY | v ) 0w 11035 1) R NS
L SUYA HLG30 0N HLOW OIS oz Looy O B3ZTILE3 Ky Svink g KM 0N 100 s s owe_ o NOWIGNOO B 325 | ALD SHYN NOAINOD SWVN TVOINVLO8 | A3 | ON3oT oorD = VI BOVdS N0
SLatd 8n0J 0 LN (G35INO34) SONILNY 1d HOM=INI
I - e 0 o sv T 1308 G138 Oy (G w34 10 02w SRRSO
TNV TS Ho NV 1 _ _
N ¥ 3003 ONNO8-100 o] 03 AN HODHEIN HOTIN QOONOAVH G30TRHS Hid0 £ soms | ¢ DS 3T o | 533 3118 Jve, SoNnd v | 8 * (¢ INV1d) 2 = AdONVO 394 = SLNOdWNE
oo 5 1 Alee 0. et bows| ¢ et S| QMOS8 SONILNVE LNOANE
LN 4 1 SLiYd 804 0 LXK
- - 1 073465 L00Y-3:VE 20 INT ¥ 350 'SENHS STONOH0 404 —— NOLLINOO 8325 | ALD | JWYN NOWNOO | JWVN TVOINVLOA | A3X | aN3oTT (5 LNYTd) 8 = 65 - (66)(€) = SBNHHS SNONAIO3A
SN Tosdol LI 4 QT HSIN 0¥ HONVAE Si50d oY S334LNI3HONINT i
WOLLOE 2310 0L N0 SNENQZES SBHVIS 53N T A0 (@ INVTd) 2 = 8- (2) = S33uL WNIGINTIVINS ! |
NGO 40 IGIS-TN 204 130G WAL 30 ML E0H N &
FONVAS L5 0L e T THISH N SN CTNAND avewma| ¢ Houg ¥ vio v | v @ (S3341 ONILSIXT 9 405 . !
- HIF (@) HIN VL 0 838 110340 GNY 2 INVTd) 8 = ()%SL = ST30L AdONYD 300V || |45 0212282 (GHOLYH
0L 51504 N34 -1 B0
- 10 o $2LETY SOyt L NoWioNGD 9325 | AID_| SN NORIGD | SN WOINVLOE | A3 | oNaoaT 30VARNS SN0/
NADHS Y TV 0 W Livid NviS 10 "2 (2] TSN ‘onuro Rk T v
i /1 40L Mo dvieng 0K GREVD) 1500 300 50 130 N O W 2/) $331 SNONAIGI VNS
SNV o Hon ow 1 -2 0L dn ST T 403 W WO RS NOSHED WS WOSED SO | YO
QYIS 10 NAOHS 5V 30 " ONNNG T3 ! T @3 MO Y | ¥ 6€ = S30VdS ONDRIYA G3L0T4Y
0N0L38 0NOLIS SN KO CHOHY MM 2/1 2300 S TV 1 gk - v
TONHH TOTHS K0 £ v 1NV ATV S VIO oon H ot vasaL Nosaomn | 1 = 30VdS N3O TIVHINO
IOV 1NV NIRENIAD IO ONNIL TN SSvit 3RO NI V0N M L TN VB NORON ¥30Y | NV %862 (OV §5°0) 48 0412462 = VAUV JOVAUNS SNOIAMIANI
1019 40 267 0L d ML 0N O bl
30vs5 LS SO 100 10N 00 3eves 1GNORE e S e TNV i 0 D NOLIGNGO 9325 | _ALD SN NOWNOD SAYN WOINVLO8 | A3 | ONaoaT (o EE) S aezraL = vty 107
01 308 Il S 300D HSN 0L VRN ONNIVLZH TIHA SV TIONS L G0 03 STLSTONG30 AoV oI IVIOMINWOO TvaN39) .90, a3
ol S B o e Bt s T T VeV Sovas NGa0
suojsine - J
& Z




,,,,,,,
w5 D0
g 2ccp

EXISTING LEGEND

-~

IMld A}anOs

z - 2
¥ E v &
gt o 5
g 2 3

\\\\\\\\

5 4= B3 =

&5 2 H =z 3

N

e o — | §

PIKE (SECONDARY ARTERIAL)

Z

7

7
_—

bgzhs
238




61025110

020 —

z8ioy
¥3aNAN 133HS oN 103roug

NV1d 31IS

3001 133KS

<1444 d

snoisingy

oy oo

@

2256°15.°008
w03 dnoiBeys mmm

RES

ISR ATVOLOS JSRH 2y

Y000 NI NG9 S NV SNENONG
QN IWUOZLHDAY SHL FOLON JHOMAA00

1LN3INdOT3A3A
NOIS3Ad

176 - 989 - 41 auoydejoL.

10GE1Io BueaUIBU3 8L

Jo8UBUT 43N
6096 -5 - 1 QuOudBreL

2509y NI w0

051 s ia Puwie0 3 059
Suinsuco Bulsautus 53 uosne T

To8UBUT [EINIONIS

0608 - Z6€ - 218 oUodejoL.
YOVLY NI ‘Woibuioolg

1S UM N 825

U] ‘s31e0ssy pue ofue wnukg

J88UIBUT TN

2286 - 151 - 008 @UoudalaL
oo dnober .

T08MIYRIY Buninsuoy

2006 - 116 - £1¢ BUOUdalaL
21165 LN ‘vewszog
5e8y %08 Od

o aINPBIHONY

18Iy

‘NI 'uoibuwoolg

=)
OvL eueIpY| uoiBuo0lg
‘d 195Uy UUON 0L9L

SSeIpPY 1080id

SININLHVAY
S1vid
HIASNIM

'SNOILVAZ 13 ONILOITNOD OL 300 43¥IND3Y
SIONVHO ONNO¥OYIANN ¥O NOILONYLSIA ALITILN ¥O4 MOLOVMINOD OL
3QVW 38 TIVHS LN3WAYd ON NOI

ILYAVOX3 ANV ¥3L4Y 3 OL HOIdd SLOIT4NOD

ANY ¥O NOILYA313 O NOLLYOOT NI SIIOVMNOOYNI ANV 4O ¥33NION3
AJILON ONY SH1d30 B SNOILYDOT ALMILLN T1¥ AJ3A TIVHS HOLOVHINOD

HOLOVHINOD OL 310N

'M0738 HOLOVEINGD)|

33 53N 9110313 aNNOXOINN|

ONLYAYOXE L HORid
G2V AVH TIVHS HOLOVIINGD
NMONYNN S3NIT ORILOT TS
NNOXOHIANN ONILSIX3 40 NOILVIOT

SLTL

107 ONDIAYA 1TVHASY X3

@

NIV1d000T4 ¥Y3A-00S 3HL 30ISLNO ONIZE

SV 3NI430 34V SYH4S X, INOZ G3AVHSNN (vHdS) V3AY QYvZvH 00014
ALY3dO¥d SIHL 0102 ‘21 ¥38W303Q
40 31VQ 3NLO34HI NV HLIM QLPLOOSOLEL ON dvW Wild VN34 ¥3d
'SONV113M G3ddVI ANY NIVINOD LON $300

¥103dS X 3NOZ G3AVHSNN NY NIHL

AL¥3dO¥d SIHL 066} G3LVA ONY YNVIONI ‘NOLONINOOTE ¥O4 341aTIM 2 PO 93N PUe WSGAUL 1S9 5ucoeS (55) g:gf samu (0g) Ay ‘soesbep (16) veras- L
HSI4 'S'N FHL A8 0IuVdTud SAYIN AMOLNIANI SONYTLIM TYNOLLYN IHL ¥3d 4nos g aoua 299} (¢1°2s) SUPRIPUTH UBBLIL pUE UaNaS-Aio3 ISaJA SPUCOSS (47) OFan.
fang anog paoua

(95951 U PIED 5100066 STH UMD YS90 o 3) 551100104 5902 (2) SR
AU pue a1 o) Buue o 1ed o
U S5 U3 APUTH 3 55

‘sanuaw (90) XS °

0 peS U0 1990} (£1/E8S) SUPRPUTH

L

pu g s

oK 20U ad 2suny
i

(11) ussyuenes ‘sopy
pue au0-fun

L ol (c) oo uros s e
g

Supespuny Ay
s

N

SNIGUNE pILSIX3

S3LON ANV1LIM B NIV1ddOO01d )

(3N Auwoud
40 1S3 L5)
oNYHAID 400K X3
PuEe

() onyhuany

ynos

15 PUNO] 0} U Jo PUB IES J0 o 1S3y &y U0 169} (05 867) SUDRIDUNH K- pue 1UBe-AUBE3 PRDUNH oL

o puroy
s o
30 15e3 $pUC9sS (9} s~y ‘sanus
401 ouno e ou snpes o (26

‘A () au

L
unos 7

e 155=N01
I5d 08=RNSSRd VNS
14 ZB=RNSSRid OULYLS|
95L1 ON 0 1)
Lva0iH 343 ]

02=.1 ‘3OS

SIVAS I SV
MH3L-L¥0HS ‘034300 38 LS SIOVdS 9 80 'SIOVAS 11 IHL 40 %05

“TONVHINT NI 3HL 40 13 0 NIHLA 38 ISNIN S30VdS TV

(SI0VdS 11 = WODHO38 ¥3d S30VdS 9 / SNODHO3E §9) QIUIND3 v
S30¥dS ONDRIV J10A08 Il SSYID 1L 40 TVLOL ¥ JONVNICHO ININAOTIAIO
03NN NOLININOOE 10 ALD 3HL 40 #0-1v~HDSOZ NOLLDZS ¥3d

1305 “LHOBH JAUINALS AUYNRD NIHIYA
1468 HLOM 10T NINNW

(92) WAINII VIDHINNOD :ININOZ
NOLONMOOT8 40 AL NOILOISI®

o 13000 G
s v oSN v
P —
Jri—

s ounse (3) 10

Idid HIMIS AUVLINVS
NOLLYATT3 % ¥NOLNOD
Jdid 3N AAVA
N34

N ALMIdONd

£ . PSP 0 S B0 a0 B O | 5N 2) O S
M,00,10.09N e, R e % e : U0 pue Y Aapnog o 24 jo worebuojud ay
2unso1oNa NG : y ! B0 50 o
o et ovwoLzre T / o080 AN mriets b S s et et e e s
LS 9L oL a
& A} €] B @ #CW0E 3,0040 00N \ A "yenD 1SBNPOS, S 0 20O SINLON 34 1 P Se poquosap ‘euepul unoy.
0 __ T — e p——N\& 00 oy o Fuert samanos o4 0 e
SOVEIE GIVE 305 L
avmaais &3 Gl =) =)
onand € O]
assodon 2 @ Pl I anp —1—n J g L NOILdIY0S3a VoI )
&) (7 @ Yozg NNV AONYRSISNOD-
8£001=040 ] 8] X
.00,10.LN=84)
26%561=4 AN 1Hon 3104 %
AS101=1 Il im.m_\%oa S30VdS Q31 3TALS QVIH paonvo Caurod & 2
a1 3101s/0var
@ | S o ONDIIVA 9L 3 awvisrom (@) V800 03800ud 1149 a3 gy e,
9 o (cz0w9) 1 Y2y DN <
3n04
B B ) <
PR S : ® 5 2
B || R & &
.
g
N &4 b2
s
£/ o 2
® oy,
&% il 23 &y
<
D
©,
2,
&
- NATIG (NF3R 02] VAL Sl - I,
@ (45945072 0¥ 250 Oen
PEo 26V ASNVARISNOD Q3€0d0 ,
D e
P> <
S ——— __ @adu - - — EsL=ANI
g T e oz o= 5] I A LS e 33
1 (S — SvdS ana G LN .
1] 2! on e
S 5 -
B 3 ] ava
L namsva g
) NvILS303d S0
g __ _ 9 G350408d __ __ o 3 A A4 by
-~ &in e INTWALNTD 0v0d 15543 SC E o €1 179 ERCISR g o o
i i i 2 = s =
s a0 18 g %3 -
b — p - ERIERE O e, U © » o » o
(] @ 3w | v ssomng O
.- - - Suionad _ 0350dodd- o
@ 30u
- - B B N SVMI0S NS . N
on A 73 3 ﬁm%w: - =
> NvMadS a3
2 @
o0 00 0
ovDI=
057
HH RIS G NN NS DMOT —— OTT ——
NN WS Sva svo
(TIWO ATILVAI)
o 4 NVAHIOND -80S TUVAORI ) e O e
3 (a2wo xTatvn)
c 3 Y20 LNOGSNHOL/ININE D\ 07 105 .9 s 099w
- (WO ATUVN)
g LYY NS AMVLNYS DAd NS 3 59—
3 VA INLVIION! 1SOd AT
%91y 3OVEIN0D SNONYIANI 0IS0dONd 107434 S30VAS NNV J0 NN /xx/ NOLOINND Z40LS, IN3NI¥VA30 314 9034
681" ONDRIVH ININIAVA GUNV 3UHA OIOS 30M NI-+ (a3WM0 A12UVAR) ONSIX3 SV 26 IS
55 TR0 VI SOOIANI TVI0L % {0 AUV SIS St TE TS 0
510" . B0 A30N00 30K NI-3
Us #5009) v Ly waw 100 (TN ATUNK) NN TNEES S ) e 15
. 105 NNTIGens TEssY (V)
%, " (W0 ATIVARK) 1 I S ) e M e
, NOILVINYOANI 31IS ) R N GD) (063 18 03WO) 1 TONSE ) 40 e eem
poy TN o3y u30N00 o (W)
anvy sy voy waos (3) _ AN3I93T ALIILN )
I T— . ™ e v v o cvomss ()
INOHS SINLINALS L ONIH3E L3 07 HOVELIS DIV GavA INOMI
‘0IN03 ¥ SIS INVYA TIONDE WIOL 1 - Y0018 WInng SN AN (B9)
SIOVES | SSYD RAL-ONOT £ - “GINVO SI STV I INN ALUI0N . ) Idd 3NN SVI ——svox
‘SIS 1 SSYD MIL-L4OHS CRN0D 9 - AL NOHS 030D SI 13 01 40 YOVELIS NONINIA ¥ "IOVINON SNOLVATT NGBS VA0S ‘G0 shusxd o ()
‘ONQING 3L 0 FASLIO SIS I SSYIO ML-LHOKS Z 133415 ON HLM (H0DR 40 SLOY H04 S5 SI IO 'T0v oo ™ (&) NN INOHAITIL ONNOHOHIONN Lonx
“INVHING ONCTING 0078 INYS 3HL NO SBNLINALS AMYNA ONIISK3 FHL 10 SXIVELIS b S3NT NOHETAL QYO ox
NI 3HL 0 13 0G NIHLM 38 01 SI0VeS SNV 310A08 11V "LNOHS 10 "9AY IHL 80 ‘NV1d YAHONOXOHL AL NO CLLVOKNI s owis im0 (8)
NS WOY (350d0dd L WOM3 13 G1~ HOVALIS ONIGTNG QavA INOM 65 118 10 9oy, NOUD i — o
“Jas100 J A — T VA0S SNNL3H O Band u0NGD dwrovon (23) SN LTS OYIRO ox
38 TIVHS SOV 11 SSVI WHIL-LHOHS (6-L1) T STV L1 3L 50 s ow s v owrenen (1)
%00 30VA4IN0D SNORHIN NOMXYA Idid 4WIS WH0LS 1sx
SIOVAS | SSY10 WL -ONO waos uzore0 (3)
38 1SN STV € 80 'SHVeS 11 4L 0 ZGZ OL V03 INNOAY NY 1405 1HOI3H JHNLONAIS AROSS3ADY NOMXVA ® s

_ ONIMYYd 310A014 ) {___ NOILYWHO4NIONINOZ 1

aN3o313LIS

L

ANJOFTONISIXS )




61025110
m O NO aiva 'SNOILYAZ T3 ONLLOI4NOD OL 3Na G3MIN0TY

SIONYHO ONNONONIANN HO NOILONYLSIA ALMILN ¥O4 HOLOVMINOD OL
zaior 3QYW 38 TIVHS LNJWAYA ON ‘NOLLYAYOX3 ANY ¥3L4¥ 3 OL HORd SLOINOD
¥3INnN 133us ON 193r0Nd ANV ¥O NOILYAIT3 HO NOILYOOT NI SIIOVANOOWNI ANV 4O 3INIONI
AJILON ONY SH1d30 B SNOLLYDOT ALIILN TI¥ AdIIA TIVHS HOLOVHINOD

HOLOVHINOD OL 310N

NV1d ALITILN
8 ONIAVHO

3110 133HS
MOT38 MO LOVIINGO|

3030 53NN D103 aNNOONIONN|

Q 06'86=(M) LNO ‘ANI
N T e S YO
\V4 Sxuvnvoxd B vonsd 107 SNV LTYHdSY X3 Lot
DRIV IAVH TIVHS HOLOVHLNGD (3N ALE3dDN
\V4 RO SN S10513 o i o] IO oy
PV T SuRRG D0
\V4 o

o] . R
swosuas S EN
Jouny | e X . .
= ol 0006194 B P NI¥1d000 4 ¥¥3A-00S FHL 3ISLNO ONIFE
P L 55°001=Md SV G3NIF30 3WY SYH4S X, 3NOZ G3AVHSNN (VH3S) YUY Q¥vZvH 0014
2. h SS001 =M1 ‘o T¥193dS X INOZ GIAVHSNN NV NIHLIM S ALY3dO¥d SIHL 0102 2} ¥38W303a
3 4 40 31¥Q 3ALO3443 NV HUM QLyi00S0L8L 'ON dYW Wil Y34 ¥3d
b 'SANYL3IM Q3ddVIN ANV NIVANOO LON S300
Mm < / AL¥3dO¥d SIHL 066+ 03LVA ONY YNVIONI ‘NOLONIWOOTE ¥04 34110TIM 8
RM HSI3 'S'N 3HL A8 03¥Yd3dd SIVIN AYOLNIANI SONVILIM TWNOILYN 3HL ¥3d
H < < “ I S3LON ANV1L3M B NIV1dd0OT4 )
- INLLSYD NYONOPLSYF M <Y
£ LTINCWHOLS v, dAL 1OON >
A N S
- o0l >
§2/001=LSVIHLION) ML N
m&cq_nCmm;mScm'\E N N \
SR CERT & A M)
R 10rK X (57 syzssanm
% QIRRRAK R BPHXRXRK A £
BRI P T PO B DS .,
LR XXX XX R KEELEIRRKL (30, “«
& ETIIEIEI 42030200 9 9000208 CHXXR N Y
FR KK BRI LKL LKLY 0%%6%% 015 %41, &
ST 0 2020 2002020202020 CIRARKS , R
RRILIRLLIRLRIKS SoH%5 \ S g
0RRIHIHIIRARRK SRR B T < .
0] 000000000020 S00 000202050 PRAERIHKS &£ )
RIS 4 (5K SeToe ol ey
RIKXRHLIRIRAXAAXHS RRN i X 0% Somrio
S ETIIEIEI %0 3050000000 0 Lo : ogooi i |
SRCRIIILRIRILS fsoinl \ ,
R IRKIR A S < o T SR L ]
XXX HRAKIRKIRRR = % &2 e et
¢ ETIEIE0OS00000e It St S o |Socorem oL /
SORDRKRRRAIHIHKHIHKHKIRKK % o 0N , 2 bt B
ONOd ALITVND' g 00.48=" vy NG o1 68'6L="ANI
{aMAOLNEISa aouaosia | z Lo x50

xx aofa
B P4 \\‘ L
. ; )
IN3IINJOT13INTIA T i T8 g 55 5
NOIS3a (WVI¥3LYY AYYANOD3IS) 3 | ——
TIGTY E—T T W—— TG T ———— - i S S T o R 1
L¥6E - 969 - £1€ suoydaja) & 5 m . s oy = =
1+29% NI ‘siodeuelpu ‘001 10 BAINO9X3 4T 1 g
EEEERER] ] pEEE o = = T 23]
e N e e S Y B R : ; 1 RS
05 ons mta 30 : . k W |
aupon Sl a2 2058 L w : |
: g g B |

To5UIBUT [EINONIS

suoydajey.

T5UBUT N
2296 - 51 - 008 BuoydalaL.
oo dnosders mw

0208 05 onsed

10016 ) 103 €06
sioou3 SheN 1D

NIy BUINSUoD
2006 - 146 - 1 QuoudoreL
22165’ 1 vewszog

528y %08 Od
Ul ImPAHODY

Ry ONUSYD 40 oL HSIN HOXK=L

3did INT SV swox

‘olbuuoog NOLVAITI YIVA HSINA XXCXXX=M 3 DS DB —— EE ——
’ s v w0 3N INOHTTIL ONNONIHINN Lot ——
NOLLVAZT3 VY HSINLA XK= (om0 AT 3T NOHGTEL VHEINO o
_ 3d NVEEON S b —ar —
NOLLVAZ3 0LV HSIN XOXK=d3 I ) SINT DT CNIOEMINN —— 3nX —
XK= — 8 —
ik o NOLYAZ13 30v49 HIHV3 HSINS XOXK=94 ) S3NT LT QYN ox
PPV 198[01d NOLLYAZYI 400 HSIN XOOX=44 WY $IIS RIS N G405 .9 TS T KIS HROLS Lo
P — ~ 304 SMLYION 150d wrd
ssx
N0 NOUVAIT3 8310 40 dOL (ol NOLIINNDD 22015, INIALANGEO 3018 90 did UNIS AWLINVS
NOUVAT13 30V&D 10dS S (W0 ATAVAG) INISKI S 325 VS NOUVAZI3 ® H10INOD =~ ~XXK~
N NS HLVH IUSIN N 10405 —— 60— T~ e
Ao - (GINMD ATUYAN) N JIAHIS T 0 e IS P M
SININLHVAY oo o —— o —— P ——
w |_|4 ‘I_ H_ SLINN NOLLONESNOD @ 'y 0 (N8D A8 @NAO) N 30MAS o n INT ALMIOYd e ——

H3ASNIM _ AN3O3T ONIAVHO JAS aN3O3T ALMILN JAG ANIO3IT ONILSIXT )




0y z
SNOILVATT3

ONIaTINg o — -1 - —
TvEEn0 T edEm
v o e [l s A
| — | HE @[ .
o JEE

—— — >
N ne (2

o
| e
—
NS

[21N108})IHDYY

0079 aNGoES

01621

‘SO0 13008

02y
z
0
Zo_mmﬁ_ D ASmoémova - .
HIINAIN ONIOIS AFUNLOVANNVIV I T i— —_
3NOLS GZUNLOVANNYH :INZOOV TWINOZIIOH 40013 IS5 JKE uu
L1zov NI st
HIINAA T3NVG TV L — = .
3NOLS QIMNLOVANNYW 0131 TYLIW HVINONVLOZY _H_H_H_ g
AN3O3T STIVIFILVYIN . S H
0013 GEIFL ~ E = EE e
ok P e - e ee——
SO13068
ou=on /02y
1sam \

086 B ——

30IA30 ONIQVHS '8 T —— — —
N OL ¥3434 - GIHSVA NMOHS TIVAN ONINIVLZM 3113 4
HH mmE mEml] B oo ma o i B
IN3NAING3 4014008 INLVINSL § L

FUNLONKLS VS AJONV- Sy 2T Sy | I - 56 6 T T T T T ] — —_ = — RN G —

'dAL "LNOdSNMOQA ANV QV3H HOLd: EN YOO ANOS3S
SSeipPY 199001d VIOSVA L3N G3HSINI430d LI SNINMY AVING ONIGTING 2 L H HI HI H i H H H

GALTNO L3RG VL3N GSHONZwd |

01621

HI
SILONADI NOILVAT TS ® SOOI H H A H i E IO @mm Jm| ﬂ il H § @ @ @ &
= , , ! ,

o

-
SININLYVAY 008403 KO OO e _— S————— ,




KINSER
GENERAL NOTES

A. BASE ELEVATION 98'-0" AS SHOWN ON THIS SHEET IS EQUAL TO FL‘ \ I S
98.10' AS SHOWN ON CIVIL SITE PLAN.
et I s O et O s O s O s O et Y e et O et Y O Y s O /4 /L /e /) > B. WINDOW OPERATION AND CONFIGURATION IN PROGRESS. APAR I I\/IEN I S

10'-8"

46'-0"

10'-8"

:; - - - = — = — — — = - = = = — — — = — == = = = = = _ _ _ ROOF 1T48i2"'
. e i - - — e T i _ - = mpSss Enn Rn TR0 L00R ® ELEVATION KEYNOTES

. PREFINISHED METAL PARAPET CAP - TYP.
. BUILDING ENTRY AWNING WITH PREFINISHED METAL FASCIA. Project Address:

RECEPTOR HEAD AND DOWNSPOUT, TYP.
SITE CANOPY SAIL STRUCTURE. 1610 North Kinser Pike
TENTATIVE ROOFTOP EQUIPMENT. Bloomington, Indiana 47404

\

VA

SITE RETAINING WALL SHOWN DASHED - REFER TO CIVIL. Owner:
SHADING DEVICE. Centerstone of Indiana

\\

O~NOOTAWNBE

10'-6"

_ _ - = = - - - @ _ — _ - - - — ] ! B = i _ _ - _ SECOND FLOOR :

— n T — 119'-2" :

L — )

_ o b B2 e e S e _____ FIRSTFLOOR _
/ | N 108-6 645 South Rogers Street

WINDOW WELL WITH GUARDS.
Bloomington, IN, 47403

] ~ BASEMENT Architect:

- T 98'-0" ] ]
ARCHitecture trio
\@ PO Box 4836
Bozeman, MT 59772
Telephone 317 - 917 - 9042

Consulting Architect:

CTA Architects Engineers
m WEST 303 East 17th Street
Denver, CO 80203
A2.0 1/16" =1'-0" www.ctagroup.com

Telephone 800 - 757 - 9522
Civil Engineer:

Bynum Fanyo and Associates, Inc.
M% 528 N Walnut St

Bloomington, IN 47404
_ _ _ _ = = = - - - = ROOFT.O.S. Telephone 812 - 332 - 8030
- e 140'-4" .
L Structural Engineer:
Lawson Elser — Engineering Consultants
— - - - - — - — THIRD le‘go%)R 650 E Carmel Dr., Suite 150
— — Carmel, IN 46032
| MATERIALS LEGEND Telephone 317 - 574 - 9409
| [
SECOND FLOOR RECTANGULAR METAL FIELD: MANUFACTURED STONE MEP Engineer:
- - - T - — — - = 119" WALL PANEL VENEER
] T | [ I The Engineering Collaborative
/ B _/%/’ 2410 Executive Dr #100, Indianapolis, IN 46241
== - Telephone 317 - 636 - 3941
- B - N5 \ ~ FIRST FLOOR HORIZONTAL ACCENT: MANUFACTURED STONE P
' \ —— - ' — T ——_108'-6" MANUFACTURED SIDING VENEER
® B (R OR ) DESIGN

DEVELOPMENT

COPYRIGHT NOTICE: THIS ARCHITECTURAL AND
m NORTH ENGINEERING DRAWING IS GIVEN IN CONFIDENCE AND
e 10 SHALL BE USED ONLY PURSUANT TO THE AGREEMENT

A2.0 =1 WITH ARCHitecture i, Inc. NO OTHER USE,

DISSEMINATION OR DUPLICATION MAY BE MADE WITHOUT
PRIOR WRITTEN CONSENT OF ARCHitecture trio, Inc.
ALL COMMON LAW RIGHTS OF COPYRIGHT AND

@x /—@ OTHERWISE ARE HEREBY SPECIFICALLY RESERVED.
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