
CITY OF BLOOMINGTON 

PLAN COMMISSION 

November 9, 2020 @ 5:30 p.m. 
Zoom Meeting:  

https://www.google.com/url?q=https://bloomington.zoom.us/j/
92380045081?pwd%3DZEZFTVA3THNaR0xKaUpGR1ZjW
UwwUT09&sa=D&source=calendar&ust=160510154154700

0&usg=AOvVaw0NMmyrOI7BApyNdzUjV0pH 
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**Next Meeting December 14, 2020       Last Updated:  11/6/2020 
 

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

CITY OF BLOOMINGTON 
PLAN COMMISSION  
November 9, 2020 at 5:30 p.m.                    
 
Virtual Meeting 
https://www.google.com/url?q=https://bloomington.zoom.us/j/92380045081?pwd%3DZEZFTVA
3THNaR0xKaUpGR1ZjWUwwUT09&sa=D&source=calendar&ust=1605110780038000&usg=AOv
Vaw2QT0QyoK3J78jNBth-md-h 
 
ROLL CALL 
 

MINUTES TO BE APPROVED:   None at this time. 
‘ 

REPORTS, RESOLUTIONS AND COMMUNICATIONS:  

• 2021 Development Review Committee calendar. 

PETITION CONTINUED TO: December 14, 2020 

PUD-17-20 McDoel Business Center, LLC 
  300 W. Hillside Drive 

Request: Amendment to the preliminary plan and district ordinance for the Thomson PUD to 
allow 88 multi-family dwelling units and 21 single-family lots on Parcel E. 
Case manager: Eric Greulich 

 

CONSENT AGENDA: 

ZO-21-20  Comcast 
  1600 Fountain Drive 
  Request: Rezone a seven-acre property from Residential Medium Lot (R2) to Employment (EM). 
  Case manager: Eric Greulich 
 

PETITIONS: 

 
ZO-23-20 Bill C. Brown Revocable Trust 
  3100 W. Fullerton Pike 

Request: Rezone 87 acres from Planned Unit Development (PUD) to Mixed-Use Corridor (MC). 
Also requested is a waiver from the required second hearing. 

 Case manager: Eric Greulich 
 
SP/DP-24-20 Habitat for Humanity  
 700 W. Guy Avenue 

Request: Final plan and primary plat approval to allow 69 single-family lots and seven common 
Sarea lots. 
Case manager: Eric Greulich 

 
 

GIS Map Link: https://arcg.is/riPjz 
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BLOOMINGTON PLAN COMMISSION    CASE #: ZO-21-20 
STAFF REPORT – Second Hearing    DATE: November 9, 2020 
LOCATION: 1600 W. Fountain Drive 
 
PETITIONER: Comcast 
   1 Comcast Center, Philadelphia, PA 
 
REQUEST: The petitioner is requesting to rezone 7 acres from Residential Medium Lot (R2) to 
Employment (EM).  
 
BACKGROUND: 
Area:     7 acres 
Current Zoning:   Residential Medium Lot (R2) 
Comp Plan Designation: Employment/Mixed Urban Residential 
Existing Land Use:  Contractor’s Yard / Communication Facility 
Proposed Land Use:  Contractor’s Yard / Communication Facility 
Surrounding Uses: North – Dwelling, Single family/Industrial/Church  

South  – Railroad/Industrial 
East     – Dwelling, Single family 
West – Auto salvage yard/JB Salvage 

 
FIRST HEARING SUMMARY: This petition was first heard at the October 12, 2020 hearing. 
At the hearing the Plan Commission expressed comments regarding the presence of this use on 
this site for a substantial time frame and noted the presence of several industrial uses in this 
immediate area. Concern was also expressed about preserving the existing tree canopy and 
sinkholes on this site. The preservation of the tree areas could serve to buffer this use and potential 
future uses from the residences to the east and north. Comments were also made regarding the 
need to replace the sidewalk along this frontage with an updated multi-use path to match an 
upcoming City project for this area. The Plan Commission voted to continue this petition to the 
required second hearing. 
 
REPORT: This 7 acre property is located at 1600 W. Fountain Drive. The property is currently 
developed with several outbuildings and storage areas used by Comcast Communications for cable 
service technicians. The site has a sinkhole on the west area of the site and several areas of mature 
tree canopy coverage around the perimeter. Surrounding land uses include single family 
residences, an industrial building, and church to the north, single family residences to the east, a 
railroad line and industrial building to the south, and an auto salvage yard, JB’s Salvage, to the 
west. 
 
The petitioner filed a building permit application to construct a new building on the site to expand 
their equipment and to allow for an existing tower on the property to be removed. However, the 
property is zoned Residential Medium Lot (R2) and the use is classified as a Contractor's 
Yard/Communication Facility and is a lawful non-conforming use. There have been several use 
variances approved for this property to allow for various types of expansions over the past 20 years 
with the most recent approval being in 2010 when a use variance was approved to allow a new 
building. At that time, the use was characterized as a Building Trade Shop, which is now classified 
as a Contractor’s Yard. The property was brought into full compliance at that time with street trees 
constructed along Fountain Drive and new landscaping installed on the site. Since there is not a 
use variance process in the current UDO, a rezoning is the only path to legitimize the use and allow 
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for the new building. The site has a split designation in the Comprehensive Plan with the western 
2/3 of the site being designated as Employment and the eastern 1/3 designated as Neighborhood 
Residential.  
 
Since there are existing trees on the site and a sinkhole, the Department recommends that these 
areas should be set aside in the required preservation easements. This will also serve to buffer this 
use from some of the adjacent residential uses to the north and east. The City is also in the process 
of installing a multi-use path along the north side of Fountain Drive, and the petitioner would be 
responsible for constructing the portion of the multi-use path along their frontage or working with 
the City on making a financial contribution equal to the cost of the multi-use path.  
 
COMPREHENSIVE PLAN: The Comprehensive Plan designates this site predominantly as 
‘Employment” with the eastern one-third as ‘Mixed Urban Residential’. The Employment Center 
district includes professional and business offices, light assembly plants, flex-tenant facilities, and 
research and development centers. The Employment Center district should contain a mix of office and 
light/high-tech manufacturing uses that provide quality employment opportunities for the Bloomington 
community.  The proposed rezoning would allow for the zoning district to match the existing use on the 
site and allow for the new construction. The new construction would also allow for an existing tower 
array to be removed and placed inside of a building.  
 
Since there are some areas of sensitive environmental features on the site and the Comprehensive Plan 
encourages appropriate land use development through the preservation of existing features, the 
Department recommends that the areas of existing tree canopy coverage be placed in a tree preservation 
easement and the area of the sinkhole placed in a karst conservation easement. The Department will 
continue to work with the petitioner to identify that exact preservation area before the second hearing. 
 
20.06.070(b)(3)(E)(i)(1) ZONING MAP AMENDMENT PLAN COMMISSION REVIEW 
AND RECOMMENDATION:  
 
The following criteria are those that the Plan Commission must consider when reviewing a zoning 
map amendment request. 
 

[a] The recommendations of the Comprehensive Plan; 
 
PROPOSED FINDING: The Comprehensive Plan designates the western 2/3 of this site as 
“Employment” and the eastern 1/3 as “Mixed Urban Residential”. The Employment Center 
district includes professional and business offices, light assembly plants, flex-tenant facilities, and 
research and development centers. The Employment Center district should contain a mix of office 
and light/high-tech manufacturing uses that provide quality employment opportunities for the 
Bloomington community.  The proposed rezoning would allow for the zoning district to match the 
existing use on the site and allow for the new construction. The new construction would also allow 
for an existing tower array to be removed and placed inside of a building. The proposed conservation 
easement would create a natural buffer for the less intense properties to the east. 

 
[b] Current conditions and character of structures and uses in each zoning district; 
 
PROPOSED FINDING: The site has currently been developed with several outbuildings and 
storage buildings for service vehicles and personnel. This site is also adjacent to several other 
Industrial type uses with a salvage yard to the southwest and industrial office to the north. The 
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presence of the railroad tracks to the immediate south of this property creates a separation 
between this and other industrial uses to the west and the residences to the east. 
 
[c] The most desirable use for which the land in each zoning district is adapted; 
 
PROPOSED FINDING: The Comprehensive Plan designates the majority of this site as 
Employment and this uses fulfills that goals. The rezoning of this property to Employment 
allows its continued use and expansion to continue to meet the goals of the Comprehensive 
Plan. 

       
[d] The conservation of sensitive environmental features; 
 
PROPOSED FINDING: There is a stand of trees surrounding this site as well as a karst 
feature. These must be placed in Conservation Easements prior to issuance of any permits. 
 
[e] The conservation of property values throughout the jurisdiction; and 
 
PROPOSED FINDING: The replacement of an existing dilapidated building with a new 
building will add to this property value as well as potentially benefit the surrounding properties. 
No adverse impact to property values throughout the jurisdiction is expected. 
 
[f] Responsible development and growth 
 
PROPOSED FINDING: The rezoning of this site will match the Comprehensive Plan 
designations for this area as well as match existing and surrounding land uses. The location of 
jobs and businesses within the City boundaries helps to discourage urban sprawl and 
encourages supportive uses for infill development. 

 
CONCLUSION: The Department believes that the rezoning of this site to Employment would 
match the Comprehensive Plan designation of the site as Employment. The unique existing 
environmental features on the site allow for the inclusion of the environmental protection 
easements that will maintain the existing buffer between potentially intense Employment uses and 
the residential neighborhood to the east. This area of Fountain Drive north of the railroad tracks 
has predominantly been developed with Industrial uses. The preservation of the existing trees 
around the perimeter will provide a natural buffer between this use or potential future uses and 
some of the single family residences to the north and the east.  
 
RECOMMENDATION: The Department recommends forwarding this petition to the Common 
Council with a favorable recommendation and the following conditions: 
 

1. The portions of trees along the north and east property lines, including the karst feature on 
the west side of the site, shall be mapped to meet UDO requirements and shall be placed 
in the appropriate Conservation and Karst Conservancy Easements in a recorded document 
before issuance of any permits for the site.  

2. A compliant landscape plan must be submitted prior to issuance of any permits. 
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City of Bloomington 

Bloomington Environmental Commission 
 

 
401 N. Morton St., Suite 130 • Bloomington, IN 40402   Phone: 812.349.3423 

 www.bloomington.in.gov 
environment@bloomington.in.gov  

MEMORANDUM 
 
 
Date:  October 12, 2020 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: ZO-21-20:  Comcast Rezone 

1600 Fountain Drive 
____________________________________________________________________________________ 
 
The purpose of this memo is to convey the environmental concerns and recommendations for conditions 
of approval from the Environmental Commission (EC) with the hope that action will follow to enhance 
its environment-enriching attributes.  The request is to rezone the property from R2 (Residential 
Medium Lot) to EM (Employment). 
 
The EC has no objection to the rezoning of this property with the following conditions of approval.  
 
COMMENTS 
 
1. LANDSCAPE PLAN 
The Landscape Plan needs some revisions before a building permit can be issued. 
 
2. CONSERVATION EASEMENTS 
a. The area labeled “woods” on the plan sheet C-101 is a closed-canopy wooded area, and as such 
should be designated as Conservation Easement (CE) according to Bloomington Municipal Code (BMC) 
20.04.030(i), Tree and Forest Preservation; 20.05.040, Easements; and 20.05 040(e), Standards for 
Specific Easement Types, (9) Conservancy Easement.  The CE shall be developed using all of the 
Conservation Easement regulations. 
 
b. Within the CE lie two other easement areas; Karst Conservation Easements.  The sinkhole on the west 
side of the property is already labeled and protected, but needs to be recorded.  There is a second 
sinkhole on the east side of the site that is shown by contour lines, but is not yet delineated as a Karst 
Conservation Easement (KCE).  A KCE needs to be surveyed and recorded.  These shall adhere to the 
BMC 20.04.030(g), Karst Geology; and 20.050.040, Easements; and 20.05.040(e) Standards for Specific 
Easement Types (97) Karst Conservancy Easement.  The KCEs shall be developed using all of the 
Conservation Easement regulations. 
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3. BUFFER YARD 
With this change in zoning to an Employment (EM) zoning district, it will adjoin properties that are 
zoned single-family residential.  This requires a Type 3 buffer yard.  A Type 3 buffer yard is 20 feet 
wide for the length of the property.  The EC realizes that much of this is already wooded, but believes 
the buffer yard still needs to be delineated on the plans. 
 
 
RECOMMENDED CONDITIONS OF APPROVAL 
 
1. Revise the Landscape Plan prior to receiving a building permit. 
 
2. Adhere to BMC 20.04 and 20.05 for Conservation Easements. 
 
3. Delineate a Type 3 buffer yard along the length of the eastern border of the property on the site plan 
associated with the requested building permit. 
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September 4, 2020 

Planning Commission 

City of Bloomington 

401 N. Morton Street 

Bloomington, IN 47404 

Dear Mr. Gruelich: 

We respectfully submit our petition for the rezoning of the Comcast parcel located at 1600 Fountain 

Drive, Bloomington, IN. We are requesting that the parcel be rezoned from R2 (residential) to EM 

(employment). 

The proposed project consists of constructing a new building to encapsulate the existing building. The 

existing building is approximately 1,640 square feet and consists of wood structural elements 

(combustible construction per FM Global) with aluminum siding and shingled roof. The new 2,728 

square foot building will consist of 2 hour rated load bearing split face block walls and 2 hour rated 

precast concrete roof planks covered with EPDM roofing material. The existing site tower will be 

permanently removed as a result of this project once the new building is completed. 

The current facility provides essential internet, emergency (911) & telephony services and has reached 

its physical capacity. We provide media, entertainment and communication services for local businesses, 

state/local government, Indiana University, and thousands of southcentral Indiana homes. The new 

facility will allow for the expansion of such critical services to meet customer demands well into the 

future.  

The construction of the new facility is essential for our ability to keep up with the increasing need for 

internet, emergency and telephony demands while safeguarding against potential building hazards. Our 

current facility footprint, low ceiling height & HVAC restrictions prohibit us from meeting these 
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Page 2 

demands. The new facility will allow us to expand our equipment/device count, augment back up 

power, provide proper HVAC design and deliver a building design/construction that allows us to 

continue to meet FM Global standards into the future. 

Due to the current facility building restrictions limiting our capability to meet internet, emergency and 

telephony demands in the future, we ask that you consider the rezoning of our site to allow for us to 

proceed with the new building construction which will result in the removal of the 240 foot tower 

currently located on the site. 

 

Sincerely, 

Eddy G. Rodriguez | Central Division • CI Engineering | 734-634-3396 
1401 E. Miller Rd., Lansing, MI. 48911 
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BLOOMINGTON PLAN COMMISSION    CASE #: ZO-23-20 
STAFF REPORT       DATE: November 9, 2020 
LOCATION: 3100 W. Fullerton Pike 
 
PETITIONER: Bill C. Brown Revocable Trust 
   300 S. State Road 446, Bloomington 
 
CONSULTANT: Michael L. Carmin. 
   116 W. 6th Street, Bloomington  
 
REQUEST: The petitioner is requesting to rezone 87 acres from Planned Unit Development 
(PUD) to Mixed Use Corridor (MC). Also requested is a waiver from the required second hearing.  
 
BACKGROUND: 
Area:     87 acres 
Current Zoning:   Planned Unit Development 
Comp Plan Designation: Employment 
Existing Land Use:  Undeveloped 
Proposed Land Use:  None 
Surrounding Uses: North – Southern Indiana Medical Park  

South  – Undeveloped (County Jurisdiction) 
East     – Quarry (County Jurisdiction) 
West – Interstate 69 (County Jurisdiction) 

 
REPORT: This 87 acre property is located at the northeast corner of State Road 37 and W. 
Fullerton Pike. The site is currently undeveloped. This property was zoned Planned Unit 
Development (PUD) in 1988 (PCD-36-88) largely for industrial uses. The property received a final 
plan approval for an assisted care living facility in 1997 (PUD-6-97) and a PUD amendment in 
1999 (PUD-15-99) to include a nine-hole, Par 3 golf course to the list of approved uses. This site 
was also evaluated in 2003 and 2004 in association with rezoning requests for the large vacant 
property to the north (Southern Indiana Medical Park II). No formal approvals for this parcel were 
sought at that time. A site plan approval (PUD-10-15) was approved in 2015 to allow for some of 
the topsoil from this site to be removed for the construction of I-69. The portions of the site that 
contain tree canopy coverage and riparian buffers were set aside in the required easements with 
the 2015 site plan approval. 
 
The petitioner is requesting to rezone this property from a Planned Unit Development to Mixed-
Use Corridor (MC). No development plan is being requested at this time and no conceptual site 
plan has been submitted. For reference, on the draft zoning map that has been proposed, this area 
is proposed to be rezoned to Mixed-Use Employment. While there are some uses within the Mixed-
Use Corridor that are also allowed in the Mixed-Use Employment district, there are some specific 
uses that may or may not be appropriate for this area including big box retail, vehicle fuel station 
(e.g. truck stop), car washes, vehicle sales, and vehicle repair. Through the map update and text 
amendment process, the Department is evaluating possible changes to the use list for the Mixed-
Use Employment district, however it is unlikely that the uses listed above would be proposed 
additions. 
 
COMPREHENSIVE PLAN: The Comprehensive Plan designates this site as ‘Employment’. The 
Employment district includes professional and business offices, light assembly plants, flex-tenant 
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facilities, and research and development centers. The Plan also states that the Employment district should 
contain a mix of office and light/high-tech manufacturing uses that provide quality employment 
opportunities for the Bloomington community.  The proposed district, MC, would not align as well with 
the Employment category as the Employment or Mixed-Use Employment zoning districts would. 
However, there are uses within the Mixed Use Corridor district that could be high employment uses.  
 
20.06.070(b)(3)(E)(i)(1) ZONING MAP AMENDMENT PLAN COMMISSION REVIEW 
AND RECOMMENDATION:  
 
The following criteria are those that the Plan Commission must consider when reviewing a zoning 
map amendment request. The Department will provide specific proposed findings before the 
required second hearing, but preliminarily believes that the petition will meet these requirements. 
 

[a] The recommendations of the Comprehensive Plan; 
 

[b] Current conditions and character of structures and uses in each zoning district; 
 
[c] The most desirable use for which the land in each zoning district is adapted; 

       
[d] The conservation of sensitive environmental features; 
 
[e] The conservation of property values throughout the jurisdiction; and 
 
[f] Responsible development and growth 

 
CONCLUSION: The Department believes that the rezoning of this site to Mixed Use Corridor 
would not match the Comprehensive Plan designation of the site as Employment. While some of 
the uses in MC are conducive to employment, many more uses are not and the EM or ME zoning 
districts are more appropriate for this prominent intersection, and in line with the Comprehensive 
Plan.  
 
RECOMMENDATION: The Department recommends forwarding this petition to the Common 
Council with a denial recommendation. 
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City of Bloomington 

Bloomington Environmental Commission 
 

 
401 N. Morton St., Suite 130 • Bloomington, IN 40402   Phone: 812.349.3423 

 www.bloomington.in.gov 
environment@bloomington.in.gov  

MEMORANDUM 
 
 
Date:  November 9, 2020 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: ZO-23-20:  Bill C. Brown Revocable Trust Rezone 

3100 W. Fullerton Pike 
____________________________________________________________________________________ 
 
The purpose of this memo is to convey the environmental concerns and recommendations for conditions 
of approval from the Environmental Commission (EC) with the hope that action will follow to enhance 
its environment-enriching attributes.  The request is to rezone the property from PUD to Mixed-Use 
Corridor (MC). 
 
The EC has no objection to the rezoning of this property with the following conditions of approval.  
 
COMMENTS 
 
1. Conservation Easement signs 
All easements shall be identified with public signs located along the boundary of the easement.  Public 
signs shall be placed at intervals of no more than two hundred feet, and each sign shall be a maximum of 
one and one-half square feet in area.  A minimum of one public sign is required, regardless of easement 
size.  The property owner shall be responsible for installing and maintaining required signage. 
 
2. Additional information regarding the karst geology 
At the time of the previous petitioner’s request, the EC recommended a through geologic investigation.  
The reason is that the soil is very thin and there are sinkholes and springs on the site and the surrounding 
area.  Excavation of the soil and bedrock will likely expose more sensitive features.  Because karst 
features that are not now obvious should also be protected if exposed, the EC believes the geologic 
investigation should be conducted.  The staff report from 2015 states that staff thinks this investigation 
should be completed at the time of rezone, which is now. 
 
Below you find the part of the staff report referred to.  Additionally, you will find the 2015 EC memo 
requesting further investigations.  The part that is struck out, does not relate to this petition. 
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BLOOMINGTON PLAN COMMISSION CASE NO: PUD-10-15 
STAFF REPORT DATE: April 13, 2015 
LOCATION: 3100 W. Fullerton Pike 
PETITIONER: Bill C. Brown 
300 S. SR 446, Bloomington 
 
ENVIRONMENTAL COMMISSION: The Environmental Commission has reviewed this 
petition and offered the following recommendations: 
1.) The Petitioner should get a geological evaluation to describe what karst features are 
hidden beneath the ground surface and describe how the surface and subsurface water 
regime will be impacted with soil excavation. 
2.) The Petitioner should get an evaluation from a Soil Scientist that describes the 
health and vitality of the subsurface soil that will eventually be on the surface. 
Staff’s Response (1 & 2): Staff finds that the proposed testing would only be 
appropriately required if it were attached through a rezoning process and not at a final 
plan stage. The proposed grading meets the environmental standards and will be 
protected in a manner consistent with the UDO and the PUD. 
3.) The Petitioner should reconsider the location of the road bed to avoid the high 
quality woods to the north. 
Staff’s Response: Staff finds that the proposed location is both appropriate and 
consistent with the past approvals for this property and the property to the north. 
Furthermore, no construction of the road is proposed and future construction will be 
reviewed by the Plan Commission. 
CONCLUSION: As previously stated, this proposal does not include any buildings or 
use of the property and only proposes grading activities. The proposal must receive 
Plan Commission approval only because no grading can occur without a PUD final plan 
approval. The proposed grading will not excessively denude the site of usable soil and 
will not encroach into environmentally sensitive portions of the site as regulated by the 
Unified Development Ordinance. Therefore, staff is supportive of this request. 
RECOMMENDATION: Staff recommends approval of PUD-10-15 with the following 
conditions: 
1. The petitioner must retain 50 percent of the topsoil for use on-site to promote 
stabilization of the soil after grading. 
2. No grading is permitted without an approved grading permit. 
3. Required easements for slopes over 18 percent, riparian buffers, and karst 
features must be identified and recorded prior to the release of a grading permit 
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City of Bloomington 

Bloomington Environmental Commission 
 

 
401 N. Morton St., Suite 130 • Bloomington, IN 40402   Phone: 812.349.3423 

 www.bloomington.in.gov 
environment@bloomington.in.gov  

MEMORANDUM 
 
Date:  April 6, 2015 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Through: Linda Thompson, Senior Environmental Planner 
 
Subject: PUD-10-2015,  Bill Brown Trust, Fullerton Pike 

South SR 37 and West Fullerton Pike    
______________________________________________________________________________ 
 
This memorandum contains the Environmental Commission’s (EC) input and recommendations 
regarding a request for a PUD Final Plan for grading work. The request includes removal of several 
feet of topsoil and road bed preparation.  The EC believes this project will have negative environmental 
effects that may not be apparent at first glance, thus does not support the proposal. 
 
ISSUES OF SOUND ENVIRONMENTAL DESIGN: 
 
1.)  KARST PROTECTION:    
 
There are two sinkholes on the western edge of the site where it is nearly the highest point on the 
property.  The sinkholes will be protected during excavation, and afterwards the outer edge of the 
sinkholes will be higher than the surrounding surface.  To help envision this after grading is complete, 
imagine a volcano that extends upward from the ground surface, or perhaps a sump drain that is 
elevated above the floor.  What this means is that no water will be able to flow into the sinkholes, thus 
cutting off the existing water supply to the subsurface karst system.  The UDO (20.05.042 (a) (6)) states 
“Stormwater discharge into a karst feature shall not be increased over its pre-development rate.  In 
addition, such discharge into a karst feature shall not be substantially reduced from pre-development 
conditions.”  The EC fears that depleting the sinkholes of their current water infiltration will diminish 
the water reaching the spring just downslope and change the entire water regime leading to the 
wetlands near the bottom of the watershed. 
 
Because of the probable negative impact to this entire ecosystem, the EC believes that the Petitioner 
should do more research regarding the effects of changing the hydrologic behavior in the entire 
watershed.  Some information to be gleaned before approval include the following. 
 
A geotechnical audit that identifies karst features that may be uncovered with excavation, thus revealing 
the limitations such features impose on site development, and predict changes in hydrologic behavior.  

38

http://www.bloomington.in.gov/
mailto:environment@bloomington.in.gov


This will require a geologic investigation conducted by a Professional Geologist.  The investigation 
results need to include, depict, illustrate, and/or portray at least the following to the satisfaction of the 
EC and the Senior Environmental Planner. 
 

a. A karst inventory for the whole sub watershed.  The site is an integral part of a regional karst 
system and does not stand alone; therefore, it cannot be evaluated without considering the whole 
surface and subsurface drainage system.  This includes all karst features (sinkholes, springs, 
grikes, underground water conduits, fracture liniments, voids, caves, etc.) expressed on the 
surface and in the subsurface. 

 
b. Due to the intensity of karst features in the vicinity, any soil borings used to portray the bedrock 

surface should be drilled on a grid spaced more densely than typically used to identify a bedrock 
surface. 

 
c. After identifying any newly-found karst features, which will contribute to the control and form 

the drainage regime, the stormwater and groundwater flow patterns must be identified and 
mapped. 

 
d. Map the bedrock topography (this means the top of the subsurface rock and not the surface soil 

topography) and locate bedrock voids. 
 

e. The results of the research and methods used to reach the conclusions of the above suggestions 
should be included within the environmental review plan.  Examples of research methods that 
could be employed are: 

 
Natural Potential (NP) 
Electrical Resistivity Tomography (ERT) 
Seismic 
Electromagnetic (EM) 
Microgravity 
Infrared Thermal Scanning 
Dye Tracing 
Exploratory Soil Boring 
Exploratory Rock Coring 
Ground-Penetrating Radar 

 
 
2.)  DENUDED SOIL BIOLOGY:   
 
Because there are so many living organisms in soil, the EC recommends that a Soil Scientist be 
employed to describe what the remaining surface will contain and whether or not it will be able to 
support life.  If terra Rosa is all that is left on the surface, amendments may need to be applied in order 
for plant life to regenerate.  The soil ecosystem is teaming with biodiverse organisms that enable plants 
to take up nutrients necessary for survival.  A chart from Colorado State University Extension     
http://www.ext.colostate.edu/mg/gardennotes/212.html  exemplifies this. 
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City of Bloomington 

Bloomington Environmental Commission 
 

 
401 N. Morton St., Suite 130 • Bloomington, IN 40402   Phone: 812.349.3423 

 www.bloomington.in.gov 
environment@bloomington.in.gov  

 

 
 
3.) ROAD CONNECTION:   
 
The EC is not in favor of the future road stubbing into the adjoining woods at the location shown on the 
plans.  In the past, there was much discussion regarding saving the mature woodland to the north of this 
property.  The EC would still recommend protecting that woods. 
 
 
EC RECOMMENDATIONS: 
 
1.)  The Petitioner should get a geological evaluation to describe what karst features are hidden beneath 
the ground surface and describe how the surface and subsurface water regime will be impacted with soil 
excavation. 
 
2.)  The Petitioner should get an evaluation from a Soil Scientist that describes the health and vitality of 
the subsurface soil that will eventually be on the surface. 
 
3.)  The Petitioner should reconsider the location of the road bed to avoid the high quality woods to the 
north. 
 
 
RECOMMENDED CONDITIONS OF APPROVAL for November 9, 2020 
 
1. All signs that were required to be installed at the edges of the Conservancy Easements shall be 
installed now.  This requirement is found in both the previous and current UDOs. 
 
2. A geologic evaluation of the hydrology, soil health, and karst features will be conducted by a 
Licensed Professional Geologist (LPG) per the request in the April 6, 2015 EC memo to the Plan 
Commission before the issuance of any permits. 
 

Table 1. 
Organisms typically found in one cup of undisturbed native soil  

Organism  Number 

Bacteria  
Protozoa  

Fungi  
Nematodes  
Arthropods 

200 billion 
20 million 

100,000 meters 
100,000 
50,000 
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Cify of Bloomington
Planning and Transportation Department

CASE#PLAN COMMISSION
PLAT COMMITTEE
BOARD OF ZONING APPEALS
HEARING OFFICER
COMMON COUNCIL
STAFF LEVEL

# #
tr
tr
E
D
trI

FILING DATE
FILING FEE $
HEARING DATE(s)_

HT ACCT#
PLAIINER:

ADDRESS OF PROPERTY , Fullcr
Applicant's Name u aca b -ff* Phone

EmailAddress Zoo S. 6.(. t{{l
Owner's Name ? I rt e B farrrt Io.rc cc-L l. 7/:o<( Phone

Address Email
Counsel or Consultant /h,ch6e t L CA&l-'A Phone h?. 3rl.- LSf,'Z
Address ltC U 6i\ 6* 5-.{r ?oo rff<ry4t!4i/ Email sivtA^,9 o fe! ',^>.t]r'l,r, cqF

STAFF BE MPLETED BY TAFF

EI
tr
tr
tr
tr
tr

Plan CommissiorVPlat Committee
Change ofZone
Site Plan Review
Planned Unit Development (Preliminary Plan)
Planned Unit Development (Final Plan)
Preliminary Plat Review
Final Plat Review

BZAlHearing Officer
tr Appeal from Administrative Decision
tr Conditional Use
tr Variance

tr Use Variance
Common Council

! Right-of-Way Vacation

Description of Request:

This application must be accompanied by all required submittals and plan elements, as indicated for the requested approval.
Submittal of plans for review by City of Bloomington Utilities is required at or prior to time of application. Present CBU
verilication of receipt of plans at time of filing. Applicants are required to meet with a planner to review their request prior to
fiting an application. No applications will be accepted without prior Staff consultation. Staff reserves the right to schedule
hearing dates for petitions subject to complete submittals and previously filed cases. Notices to adjacent property owners
should not be mailed until hearing dates have been confirmed.

I (we) agree that the applicant will notify all adjacent property owners at the applicant's expense.

I (we) further agree that the Planning and Transportation Department will cause a legal notice of this application to be published in a
paper having general circulation in Bloomington at the applicant's expense.

I (we) certifu that a1l foregoing information is correct and that I (we) are the owners (legal agents for owners) of property subject to
this application and authorize Siaffto inspect srte as needed.

designating authority to act on owner's behalf, must accompany this applicationIfapplicant is other than

Applicant Date: to (c (ztza Shff Initial

owner

4r$s1

www.bloomington.in. gov
e-mail: p!anqi-09@b!aq!t!ng!an ln gay

Phone: (812) 349-3423' F ax: (812) 349-3520iry Hal401 N. Morton Street ' Bloomington,IN 47404

Revised:8/22/2014
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PETITIONER'S REZONING STATEMENT

Bill C. Brown Revocable Trust, Petitioner, requests rezoning of the PUD land located at
Fullerton Pike and I-69 (northeast comer) consisting of 87 .12 acres to mixed use-corridor (MC).

Unified Development Ordinance states the purpose for the MC zone as'ointended to
accommodate medium scaled developments with a mix of store front retail, professional office,
andlor residential dwelling units along arterial and collector corners at a scale larger than the
neighborhood-scale uses accommodated by the MN zoning district."

Current Planned U Develonment zone. The existing PUD contains a variety of permitted
uses, including:

a Commercial, retail
a Commercial,trade
a Commercial,wholesale
a Industrial - manufacturing and processing uses

o Industrial - non-processing use (warehouse)

o Professional, corporate and commercial offices
o Healthcare (extended care)

a Mail order sales offices and storage with limited retail

PUD Develonment. The Fullerton Pike PUD remains undeveloped. Approximately three acres

of the PUD land along the south property line adjacent to Fullerton Pike was acquired by State of
Indiana in connection with the I-69 development project. West Fullerton Pike adjacent to the
PUD was widened and a roundabout constructed.

Proposed/Anticipated future development of the property includes

0 Hotel/motel
I Trade offices
t Govemmental uses, including a training center

o Other employment uses

o Multi-family apartments

Adiacent and surrounding uses. The property is bordered on the east by a limestone quarry
operation, on the north by vacant, undeveloped land, on the west by I-69 and west of I-69 are

single family home developments, southwest is the Monroe Hospital development and the

remaining land bordering on the south side of Fullerton Pike is one single family lot and

undeveloped ground.

Environmental Issues. In August,2}ls, Petitioner granted to the City of Bloomington
conservancy and karst easements encumbering the PUD to identifu, protect and preserve natural
areas, slope areas, drainage ways and karst features.

1
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Petitioner's Intent. The MC zone closely matches the PUD permitted uses. The property is
bordered by I-69, an established corridor through the Monroe County community. Fullerton
Pike is under development and is projected with land improvements and further development
east to become a corridor from I-69 to South Walnut StreeVOld State Road 37. The permitted
uses in the MC zone are closely aligned with the breadth and scope of permitted uses in the
existing PUD. Development standards for the MC zone are suitable for future development at

this location. A specific development of the property is not planned at this time. Petitioner has

been approached for possible development of a hotel in the southwest corner of the property,
adjacent to I-69. Petitioner has also been approached to develop a large part ofthe property as a

training center for fire and emergency services. It is expected that the City of Bloomington will
seek to rezone the PUD at a future date. In order to promote development of the property,
Petitioner seeks to clarify the zoning classification consistent with the recently adopted new
Unified Development Ordinance with permitted uses appropriate to the zone without undue
delay.

Petitioners request waiver of second hearing before the Plan Commission.

'!,1,,rt"^-l dC^*-
Michael L. Caffiin
Attorney for Petitioners

423648

2
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02_PUD_Topo.sht  8/21/2015 8:35:12 AM
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03_PUD_Grading.sht  8/21/2015 8:37:01 AM
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04_PUD_Drainage.sht 8/4/2015 11:04:27 AM
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CONSERVAFICY AND KARST EASEMENTS

THIS INDENTURE WITNESSETH, that Bill C. Brown Revocable Trust, hereinafter
called GRANTOR, of Momoe County, State of Indiana grants to The City of
Bloomington, the Grantee, for and in consideration of One Dollar ($1.00) and other
valuable consideration, the receipt of which is hereby acknowledged, Conservancy
Easements and Karst Easements as defined below and as described on the attached
exhibit "A"

Conservancy Easement - This easement is to protect natural areas and includes
wooded areas, sloped areas, drainage ways and karst features. The following
rcstrictions apply within the easement area;

o Any land disturbing activity including the placement of a fence, or alteration
of any vegetative cover, including mowing, is prohibited in the easement area.

o Removal of dead or diseased trees that pose a safety risk or impede drainage

as well as allowing the removal of exotic species is allowed only after first
obtaining written approval fi'om the City of Bloomington Planning &
Transportation Department.

r In cases where removal of exotic invasive species is proposed, the restoration
of disturbed areas with native plant material is allowed with wlitten approval
fi'om the City of Bloomington Planning & Transpot'tation Department prior to
any proposed removal and restoration.

e Karst areas within this Conservancy Easement are also subject to any
additional restrictions provided by the Karst Conselvancy Easement.

Karst Easement - This easement is to protect the Karst features. The following
restrictions apply within the easement area;

o No land disturbing activity, including the placement of a fence or the
placement of any fill material is allowed within the easement area.

o No structures shall be located within 10 of the easement.
r Storm water discharge into the easement area shall not be substantially

changed. The easement arr shall not be used for storm water detention.
. Spring or cave entrances shall not be modified except for the placement of a

gate to prevent human access.

o Mowing is allowed in the easement area. Removal of dead or diseased trees

that pose a safety risk or impede draining as well as rcmoval of exotic
invasive species is allowed only after first obtaining written approval from the
City of Bloomington Planning & Transporlation Department.

. Right is granted to the City of Bloomington to enter the property to inspect
the easement and alter or repair the karst feature.

. Any use of pesticides, herbicides, or fertilizers is prohibited within the
easement area.
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Where removal of exotic invasive species is proposed, the restoration of the
disturbed area with native plant matedal is allowed. Written approval of the City
of Bloomington Plaming & Transportation Depaftment is required prior to any
proposed removal and restoration.

IN WITNESS WHEREOF, this instrument this _ day
of August,20l5.

BiII C

a

Bill C. Brown, Trustee

STATE OF INDIANA

COTINTY OF MONROE

a

Resident of

B.&r",-
Notary Public

SS
)
)
)

SUBSCRIBED AND SWORN TO before me this Aeday of August,2015

M Commission Expires:

dta\-

County

I affitm, underpenalties of perjury that I have taken
security number fiom this document unless required

reasonable care to redact each social

This instrument prepared by Srhith Brehob & Associates, Inc.
453 South ClarizzBoulevard, Bloomington, IN 47401

--ry
A--
SEAt

J14900_Fullerton & Brorvn Misc\suwey\Conservancy and Karst Ensement 8-l5.doc

50



Snith Brehob & Associates, lnc.

I 453 S. Clarizz Boulevard
ElooninBtoa, Irdiana, 47401
Telcphone: {8121 336-6536
Fax: 18l2) 336-0513
lveb: http://smithbreboh.com
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Exhibit "A"
{(Conservancy Easement Att

Project Number: 4900

LEGAL DESCRIPTION:

A part of the Southwest Quarter of Section 18, Township 9 North, Range 1 West, in Monroe
County, lndiana, more particularly described as follows:

COMMENCING at the southeast corner of said quafier section; thence South 89 degrees 30

minutes 53 seconds West 885.32 feet on the south line of said quarter section to the southeast
colner of Bill C. Brown Trust Fullerton Pike (Instrument #2008006074,inthe Office of the
Recorder, Monloe County,Indiana), thence leaving said south line and following east line of
said property North 00 degrees 01 rninutes 11 seconds East2628.76 feet, thence leaving said east

line and following north line of said property South 89 degrees 56 minutes 28 seconds West
901.2I feet to the POINT OF BEGINNING; thence continuing along said north line South 89

degrees 56 minutes 28 seconds West 341.42feet; thence South 06 degrees 53 rninutes 17

seconds East26l.41 feet; thence North 76 degrees 41 minutes 22 seconds East 171.94 feet;
thence North 01 degrees 40 minutes 08 seconds West 50.99 feet; thence North 62 degrees 58

minutes 56 seconds East 164.48 feet; thence North 01 degrees 23 minutes 27 seconds West
94.63 to the POINT OF BEGINNING, containing 1.45 acrcs more or less.

J:\4900_Fullerton & Brorvn Misc\survey\legal_desc_Conservancy-A.docx
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Exhibit "A'!
ttConselancy Easement Btt

Project Number: 4900

LEGAL DESCRIPTION:

A part of the Southwest Quarter of Section 18, Township 9 North, Range 1 West, in Monroe
County, Indiana, morc particularly described as follows:

COMMENCING at the southeast corner of said quarter section; thence South 89 degrees 30
minutes 53 seconds West 885.32 feet on the south line of said quafier section to the southeast
coffrel of Bill C. Brown Trust Fullerton Pike (Instrument #2008006074,inthe Office of the
Recorder, Monloe County, Indiana), thence leaving said south line and following east line of
said property North 00 degrees 01 minutes 1 1 seconds East 1875.23 feet to the POINT OF
BEGINNING; thence continuing on said east line of said property North 00 degrees 01 minutes
1l seconds East 753.53; thence leaving said east line and following the north line of said
property South 89 degrees 56 minutes 28 seconds West 90.98 feet; thence leaving the north line
of said property South 04 degrees 21 minutes 56 seconds West 231.89 feet; thence South 41

degrees 22 minutes 46 seconds West 259.24 feet; thence South 69 degrees 32 minutes 56

seconds West l31.82feet;thence South 10 degrees 29 minutes 21 seconds East 100.61 feet;
thence South 76 degrees 26 minutes 07 seconds East 105.45 feet; thence South 14 degrees 04

minutes 29 seconds East 40.30 feet; thence South 49 degrees 51 minutes 40 seconds West 173.60
feet; thence South 31 degrees 06 minutes 21 seconds East I73.72 feet; thence North 67 degrees

57 minutes 31 seconds East 184.23 feet; thence North 63 degrees 22 minutes 02 seconds East
162.02 feet to the POINT OF BEGINNING, contarning4.Tl acr€s more or less.

J:\4900 Fullerton & Brorvn Misc\survey\legaldesc_Conservancy-B.docx
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Exhibit "A"
"Conservancy Easement C"

Project Number: 4900

LEGAL DESCRIPTION

A part of the Southwest Quarter of Section 18, Township 9 North, Range 1 West, in Moru'oe
County,Indiana, mole particularly desuibed as follows:

COMMENCING at the southeast corner of said quarter section; thence South 89 degrees 30

minutes 53 seconds West 885.32 feet on the south line of said quarter section to the southeast

corner of Bill C. Brown Trust Fullerton Pike (Instrument #2008006074,inthe Office of the
Recorder, Monloe County, Indiana), thence leaving said south line and following east line of
said property North 00 degrees 01 minutes 1l seconds East 683.70 feet to the POINT OF
BEGINNING; thence leaving east line of said property North 76 degrees 08 minutes 59 seconds

West 331.31 feet; thence North 29 degees 35 minutes 48 seconds West249.48 feet; thence

North 35 degrees 30 minutes 4l seconds East73.49 feet; thence North 08 degrees 02 minutes 01

seconds West 148.13 feet; thence South 84 degrees 43 minutes 31 seconds West277.39 feet;

thence North 05 degrees 21 minutes 35 seconds West 166.77 feet; thence South 88 degrees 38

minutes 10 seconds East26l.l9 feet; thence North 01 degrees 24 minutes 29 seconds West 77.69
feet; thence North 84 degrees 51 minutes 42 seconds East 166.16 feet; thence South 27 degrees

17 minutes 23 seconds East632.66 feet to said east line; thence South 00 degrees 01 minutes 11

seconds West along said east line 167.37 feet to the POINT OF BEGINNING, containing 5.52

acres more or less.

J:\4900_Fullcrton & Brorvn Misc\suwe1,\legal_desc_Conservancy-C.docx
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Exhibit "A"
ttConservancy Easement Do'

Project Number: 4900

LEGAL DESCRIPTION:

A part of the Southwest Quarter of Section 18, Township 9 North, Range I West, in Monroe

County, Indiana, more particularly described as follows:

COMMENCING at the southeast corner of said quarter section; thence South 89 degrees 30

minutes 53 seconds West 885.32 feet on the south line of said quafier section to the southeast

correr of Bill C. Brown Trust Fullerton Pike (Instrument #2008006074,inthe Office of the

Recorder, Moruoe County, Indiana), thence leaving said south line and following the east line of
said property North 00 degrees 01 minutes l1 seconds East 388.00 feet to the POINT OF

BEGINNING; thence continuing on the east line of said property North 00 degrees 01 minutes

11 seconds 8ast222.40 feet; thence leaving the east line of said property South 86 degrees 18

minutes 32 seconds East 320.63 feet; thence North 86 degrees 24 minutes 33 seconds West

159.11 feet; thenceNorlh 69 degrees 14 minutes 20 seconds West 333.42feet; thenceNorth 56

degrces 32 minutes 29 seconds West 325.46 feet; thence South 73 degrees 43 minutes 37

seconds West 33.43 feet; thence South 13 degtees 51 minutes 44 seconds West 139.77 feet;

thence South 59 degrees 58 minutes l6 seconds East 103.04 feet; thence South 36 degrees 17

minutes 33 seconds West 87.83 feet; thence South 12 degrees 13 minutes 16 seconds East 80.84

feet; thence South 73 degrces 34 minutes 39 seconds East 44.21feet; thence North 32 degrees 16

minutes 02 seconds East7}.27 feet; thence South 65 degrees 49 minutes 55 seconds East 120.47

feet; thence South 02 degrees 24 minutes 30 seconds West 96.59 feet; thence South 7l degrees

25 minutes 46 seconds 8ast293.77 feet; thence South 86 degrees 04 minutes 49 seconds East

145.63 feeq thence South 19 degrees 22 minutes 08 seconds West 152.98 feet to existing right-

of-way line of Fullerton Pike, the next (2) calls are along said right-of-way; thence (l) Nofih 75

degrees 42 rninutes l6 seconds East 163.63 feet; thence (2) South 54 degrees 36 minutes 23

seconds East 125,98 feet; thence North 30 degrees 20 minutes 41 seconds East 163.31 feet;

thence North 66 degrees 09 minutes 05 seconds East 163.63 feet to the POINT OF

BEGINNING, containingT.6S acres mote or less.

J:\4900 Fullerton & Bron'n Misc\survel'\legaldesc-Conservancy-D.docx
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Exhibit'(Aoo

'(Karst Easement An'

Project Number: 4900

LEGAL DESCRIPTION

A part of the Southwest Quarter of Section 18, Township 9 North, Range I West, in Moruoe
County, Indiana, more particularly described as follows:

COMMENCING at the southeast corner of said quafter section; thence South 89 degrees 30
minutes 53 seconds West 885.3 2 feet on the south line of said quafter section to the southeast

cofl1er of Bill C. Brown Trust Fullerton Pike (Instrument #2008006074,inthe Office of the
Recorder, Monroe County,Indiana), thence continuing on said south line South 89 degrees 30

minutes 53 seconds West 505.39 feet; thence leaving said south line and following on the old
right-of-way of Fullerton Pike the following tluee (3) courses: (1) North 0l degrees 09 minutes

42 seconds West 57.41 feet;thence (2) South 89 degrres 16 minutes 53 seconds West 488.72
feet; thence (3) North 69 degrees 50 minutes 09 seconds West 215.25 feet to the east right-of-
way line of State Road 37; thence following said east right of way 834,38 feet along a 5584.58
foot radius curve to the right whose chord bears North 20 degrees 08 minutes 28 seconds West
833.61 feet to the POINT OF BEGINNING; thence continuing on said east right of way 266.36
feet along a 5584.58 foot radius curve to the right whose chord bears Norlh 14 degrees 29

minutes 40 seconds West 266.33 feet; thence leaving said east right-of-way, North 69 degrees 14

minutes 58 seconds East 65.38 feet; thence 99.33 feet along a 75.00 foot radius curve to the
right whose chord bears South 69 degrees 47 minutes 12 seconds East92.23 feet; thence South

19 degrees 19 minutes 25 seconds East 128.66 feet; thence 90.65 feet along a 100.00 foot radius

curve to the right whose chord bears South l9 degrees 43 minutes 29 seconds West 90.65 feet;

thence South 65 degrees 29 minutes 03 seconds West 102.22 feetto the POINT OF
BEGINNING, containing 0.83 acres mote or less.

J:\4900_Fullertort & Brorvn Misc\survey\legal_desc-Karst-A.docx
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Exhibit 664'"

ftKarst Easement B"
Project Number: 4900

LEGAL DESCRIPTION

A par-t of the Southwest Quarter of Section 18, Township 9 North, Range I West, in Moruoe

County, Indiana, more particularly described as follows:

COMMENCING at the southeast corner of said quarter section; thence South 89 degrees 30

minutes 53 seconds West 885.32 feet on the south line of said quafter section to the southeast

corner of Bill C. Brown Trust Fullerton Pike (Insttument #2008006074,lnthe Office of the

Recor.der, Monroe County,Indiana), thence leaving said south line and following east line of
said property North 00 degrees 0l minutes l1 seconds 8ast2628.76, thence leaving said east line

and following north line of said property South 89 degrees 56 minutes 28 seconds West 90.98

feet, thence leaving said north line, South 04 degrees 21 minutes 56 seconds West 231.89 feet,

thence South 41 degrees 22 minutes 46 seconds West 96.09 feet to the POINT OF BEGINNING;

thence North 54 deglees 42 minutes 31 seconds west 239.53 feet; thence South 40 degrees 17

minutes 55 secondsWest 1i3.89 feet; thence South 42 degrees 50 minutes 38 seconds East

237.24 feet; thence North 41 degrees 22 minutes 46 seconds East 163.15 feet to the POINT OF

BEGINNING, containing}.T5 acres more or less.

J14900 Fullerton & Brorvn Misc\suwey\legal-desc-Karst-B'docx
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Exhibit o(A"

"Karst Easement Ct'
Project Number: 4900

LEGAL DESCRIPTION:

A part of the Southwest Quarter of Section 18, Township 9 North, Range 1 West, in Monroe
County, Indiana, more particularly described as follows:

COMMENCING at the southeast corner of said quafter section; thence South 89 degrees 30
minutes 53 seconds West 885.32 feet on the south line of said quarter section to the southeast
comer of Bill C. Brown Trust Fullerlon Pike (Instrument #2008006074,inthe Office of the
Recotder, Monroe County, Indiana), thence leaving said south line and following east line of
said property North 00 degrees 0l minutes 11 seconds 8ast2628.76, thence leaving said east line
and following north line of said property South 89 degrees 56 minutes 28 seconds West227.30
feet to the POINT OF BEGINNING; thence continuing along said north line South 89 degrees
56 minutes 28 seconds West 123.29 feet;thence South 34 degrees 53 minutes 29 seconds East
148.62 feet; thence North 55 degrees 47 minutes 03 seconds East 102.05 feet; thence North 35
degrees 30 rninutes 02 seconds West 79.41 feetto the POINT OF BEGINNING, containing}.27
acres more or less.

J:\4900_Fullerton & Broryn Misc\survcy\egal_desc_Karst-C.docx
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Exhibit "A"
'eKarst Easement I)t'

Project Number: 4900

LEGAL DESCRIPTION

A part of the Southwest Quarter of Section 18, Township 9 North, Range I West, in Momoe
County, Indiana, more particularly described as follows:

COMMENCING at the southeast corner of said quafier section; thence South 89 degrees 30
minutes 53 seconds West 885.32 feet on the south line of said quader section to the southeast
coilrer of Bill C. Brown Trust Fullerton Pike (Inshument #2008006074,inthe Office of the
Recorder, Moruoe County, Indiana), thence leaving said south line and following east line of
said property North 00 degrees 0l minutes 11 seconds East2628.76, thence leaving said east line
and following north line of said property South 89 degrees 56 minutes 28 seconds West 90.98
feet, thence leaving said north line, South 04 degrees 2l minutes 56 seconds West 143.21 feet to
the POINT OF BEGINNING; thence South 52 degtees 42 mintrtes 22 seconds West 131.34 feet;
thence South 37 degrees 12 minutes 37 seconds East 80.78 feet; thence North 4l degtees22
minutes 46 seconds East73.95 feet; thenceNorth 04 degrees 2l minutes 56 seconds East 88.69
feet to the POINT OF BEGINNING, containing 0.17 acres more or less.

J:\4900 Fullerton & Brorvn Misc\surveyUegal_desc_Karst-D.docx
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Exhibit'oA"
ttKarst Easement Ett

Project Number: 4900

LEGAL DESCRIPTION:

A part of the Southwest Quarter of Section 18, Township 9 North, Range I West, in Monroe
County, Indiana, more particular.ly described as follows :

COMMENCING at the southeast corner of said quafier section; thence South 89 degrees 30
minutes 53 seconds West 885.32feeton the south line of said quarter section to the southeast
colner of Bill C. Brown Trust Fullerton Pike (Instrument #2008006074,inthe Office of the
Recorder, Monroe County,Indiana), thence leaving said south line and following east line of
said property North 00 degrees 01 rninutes 11 seconds West 610.40 feet, thence leaving said east
line South 86 degrees 18 minutes 32 seconds West 320.63 feet to the POINT OF BEGINNING;
thence North 02 degrees 0l minutes 59 seconds West 131.01 feet; thence South 88 degrees 52
minutes 18 seconds West 123.52 feet; thence South 02 degrees 30 minutes l1 seconds East
12091feet; thence South 86 degrees 24 minutes 33 seconds East 123.11 feet to the POINT OF
BEGINNING, containing 0.36 acres more or less.

J:\4900_Fullerton & Brorvn Misc\survey\legal_desc_Karst-E.docx
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BLOOMINGTON PLAN COMMISSION    CASE #: SP/DP-24-20 
STAFF REPORT       DATE: November 9, 2020 
Location: 700 W. Guy Avenue 
 
PETITIONER: Habitat for Humanity 
   213 E. Kirkwood Ave., Bloomington, IN 
 
CONSULTANTS: Smith Design Group, Inc. 
   2755 E. Canada Drive, Bloomington 
 
REQUEST: The petitioner is requesting final plan and primary plat approval to allow 69 single 
family lots and seven common area lots. 
 
BACKGROUND: 
Area:     12.5 acres  
Zoning:    Planned Unit Development and Residential Medium Lot (R2) 
Comp Plan Designation:  Neighborhood Residential (Thomson PUD) and Mixed Urban 
Residential  
Existing Land Use:  Undeveloped 
Proposed Land Use:   Dwelling, Single-family (attached and detached)  
Surrounding Uses:  North – Commercial/Industrial (Thomson PUD)   

West  – RCA Community Park 
East  – Dwelling, Single-family 
South –  Dwelling, Single-family 

 
 
REPORT: The property is located at 700 W. Guy Avenue and is zoned Planned Unit Development 
(Thomson PUD). The 12.5 acre property is located at the west end of the stubs of Cherokee Drive, 
Chambers Drive, Duncan Drive, and Guy Avenue with Bernard Drive to the south. Surrounding 
zoning includes the Thomson PUD to the north, Residential Medium Lot (R2) to the east and 
south, and Mixed Use Institutional (MI) to the west. The surrounding properties have been 
developed with a mix of single family residences to the east and south, industrial uses within the 
Thomson PUD to the north, and the RCA Community Park to the west. This site is undeveloped 
and has several trees along the property border and no known sensitive environmental features. 
The property has approximately 60’ of elevation change from the south end of the site to the north 
end.  
 
The Plan Commission approved an amendment to the Thomson PUD District Ordinance and 
Preliminary Plan under PUD-10-20 to allow for this property to be redeveloped by Habitat for 
Humanity for a single family residential development. The petitioner is now requesting final plan 
and primary plat approval to allow for 69 single family lots and 7 common area lots. The 
development would have 63 detached single family residences and 6 attached single family 
residences.  
 
This petition would involve extending the adjacent stub streets to connect through this 
development, as well as providing a new stub street to the north. The proposed lots would be 
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approximately 3,000 square feet for the lots with attached residences and 4,000 sq. ft. for the lots 
with detached residences. There would be areas of tree preservation set aside along the west and 
north property lines and specific individual trees shown to be preserved along the east property 
lines. All internal roads will be public and 26 of the 69 lots will be alley loaded.  
 
COMPREHENSIVE PLAN: This property is designated as Mixed Urban Residential (for the 
portion that was zoned R2) and Neighborhood Residential (for the portion originally within the 
Thomson PUD). The Comprehensive Plan identifies several characteristics and provides land use 
guidance for both of these districts.  
 
The comprehensive plan states that new and redevelopment activity for these districts is mostly 
limited to remodeling or new construction for single-family residential uses. 
 
Additional guidance specifically includes- 
 
•  Support incentive programs that increase owner occupancy and affordability (including 
approaches promoting both permanent affordability and home ownership for all income levels). 
•  Promote neighborhood enhancements of public improvements such as sidewalks, 
streetlights, street trees and landscaping, and playgrounds and play areas. 
•  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. 
•  Ensure that appropriate linkages to neighborhood destinations are provided. 
 
Both of these districts call for single family residences to be the predominant land use and to 
encourage owner occupied housing, which this petition directly addresses. The comprehensive 
plan further encourages incentives to provide affordable housing, which again this petition directly 
addresses as these units will only be sold to income eligible families. The petitioner will be 
solidifying language regarding a “buy-back option” if the original families elect to sell the 
residence, in order to insure long-term affordability.  
 
The location of this site and new residences immediately adjacent to a RCA Park, offices, and 
employment uses within the Thomson PUD offers a prime and unique location for infill 
development for affordable, single family housing and furthers many of the goals of the 
Comprehensive Plan. 
 
FINAL PLAN DETAILS: 
 
Uses/Development Standards: The Plan Commission approved the Residential Urban (R4) 
zoning district for the development standards for the final plan and the Traditional Subdivision 
type for the subdivision request, with some proposed modifications. The approved modifications 
are as follows- 
 

Rear Yard Setback- a 20’ rear yard building setback was approved instead of 25’. 
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Minimum Lot Width- for the attached single family lots only, a minimum 30’ width was 
approved rather than the 35’ requirement. 
 
Minimum Lot Size- for the attached single family lots only, a minimum lot size of 3,000 
square feet was approved rather than the minimum standard of 4,000 square feet. 
 
Minimum number of lots served by an alley- although the Traditional Subdivision type 
requires a minimum of 67% of the lots be served by an alley, this petition was approved to 
allow 57%, which is shown on the site plan and primary plat.  

 
The Plan Commission also approved a request to allow an existing storage building that is located 
at the west end of Guy Street to be utilized as an on-site office and storage area for this project. 
This is located on the area identified as Lot #59 on the proposed plan. This would be used as a 
temporary, on-site construction office and Habitat headquarters, and to store building materials 
associated with the development of this property. There was a condition of approval that required 
the office to be removed after the last lot is sold and to require all building materials to be stored 
inside the structure or other structures on the site.  
 
Parking, Streetscape, and Access: The petitioner is showing public streets throughout the project 
with some of these streets having on-street, parallel spaces along both sides. Some of the lots will 
also utilize alley loaded garages to accomplish a traditional, grid-like design encouraged by the 
Comprehensive Plan and required with the Traditional Subdivision type. The internal alleys will 
be 14’ wide and in 20’ of dedicated right-of-way. The petitioner is proposing to preserve existing 
trees along several of the property boundaries and is not utilizing alley loaded garages for all of 
the lots to increase preservation possibilities and to minimize impacts to surrounding uses.  
 
The streets with on-street parking are proposed to have 60’ of dedicated right-of-way, which is 
consistent with the Neighborhood Residential street design outlined in the Transportation Plan. 
The Plan Commission required these to be widened to 61’ to allow for 6’ wide sidewalks and 6’ 
tree plots. This must be revised prior to final plat approval. 
 
The Plan Commission approved the extensions of Duncan and Chambers Drive to only have 44’ 
of dedicated right-of-way since they are requesting to not have on-street parking on either side and 
are extensions of substandard right-of-way. Those sections of the street would be required to be 
signed with No Parking signs. These are the areas of the site that transition from the existing stub 
streets to the east into this development. The existing stub streets have very little to no excess right-
of-way and the right-of-way varies from 30’ wide to only the edge of pavement.  
 
Alternative Transportation: The proposed site plan features several multi-modal transportation 
facilities. All of the internal streets will have sidewalks along both sides. In addition, there is an 8’ 
wide multi-use path shown running east/west through the site that aligns with Chambers Drive to 
the east and provides a multi-use path to the RCA Park immediately to the west that can be used 
by residents of the existing neighborhoods. The portions of the 8’ wide multi-use path have all 
been shown on Common Area lots. 
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The petitioner will also be making a $40,000 contribution to a project to construct a multi-use path 
along an east/west electric line corridor that runs along the north side of this site and will connect 
Weimer Road to Rogers Street. This contribution must be received prior to issuance of a grading 
permit. 
 
Architecture/Materials: A sample rendering of residences along one of the internal streets has 
been submitted. The petitioner has submitted four different housing elevations to insure diversity 
within the development. These are the same elevations that were reviewed and approved with the 
preliminary plan.  
 
Environmental Considerations: The petition site is currently undeveloped with almost 60’ of 
grade change from the south end of the site to the north end. While there are several scattered trees 
on the property, there is not a mature canopy that is required to be preserved. The petitioner has 
designed the site plan to preserve the trees along the property boundaries along the west and north 
sides, and will be able to save several other trees on the east. These will be required to be placed 
in tree preservation easements. There are no known sensitive environmental features. 
 
 
SITE PLAN REVIEW:  
 
Section 20.06.050 outlines the site plan review criteria. The site plan review procedure 
is intended to ensure that potential impacts of development are considered before 
submittal of a petition for construction or issuance of a building permit and to: 

 Promote well-planned and well-designed use of property;  
     Promote a high character of community development; 
       Review site plans relative to site layout, improvements and engineering in the 

interest of public health, safety, convenience, and welfare; 
       Promote new development that has a positive impact on the community as a whole, 

does not negatively impact neighbors, protects sensitive natural resources, is well-
designed to maximize efficient use of the land and surrounding transportation 
system, and provides for adequate stormwater management; 

 Determine compliance with the standards of this UDO; 
      Protect environmental quality; and 
     Ensure that the statutory requirements established in the Indiana Code for 

development plan review and approval are met. 
 

PROPOSED FINDING: The proposed site plan layout is consistent with the approved 
preliminary plan. The preliminary plan was heavily discussed and evaluated based on the 
site plan criteria outlined above and meets those standards. All aspects of the proposed 
final plan are consistent with the recently approved preliminary plan and district ordinance.  

 
PRIMARY PLAT REVIEW: The Plan Commission or Plat Committee shall review the primary 
subdivision petition and approve, approve with conditions, or deny the petition in accordance with 
Section 20.06.040(g) (Review and Decision)- 
 

64



i.    Consistency with Comprehensive Plan and Other Applicable Plans 
The proposed use and development shall be consistent with and shall not interfere with the 
achievement of the goals and objectives of the Comprehensive Plan and any other adopted plans 
and policies. 
 
PROPOSED FINDING: The proposed primary plat is consistent with the approved preliminary 
plan. 
 

     Consistent with Intergovernmental Agreements 
The proposed use and development shall be consistent with any adopted intergovernmental 
agreements and shall comply with the terms and conditions of any intergovernmental agreements 
incorporated by reference into this UDO. 
 
PROPOSED FINDING: There are no Intergovernmental Agreements that effect this site or 
development. The petition will be submitting the details of the financial contribution regarding the 
adjacent trail project prior to issuance of a grading permit. 
 

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

and shall not cause significant adverse impacts on the natural environment. Examples of the natural 
environment include water, air, noise, stormwater management, wildlife habitat, soils, and native 
vegetation. 
 
PROPOSED FINDING: The petitioner is setting aside the tree preservation areas that were 
approved with the Preliminary Plan in the required easements. There are no other known 
environmental features that are subject to the UDO. Adequate stormwater management areas have 
been shown and will be planted with a raingarden seed mixture to meet stormwater quality 
requirements.  
 

2. The proposed use and development shall not result in the excessive destruction, loss or damage of 
any natural, scenic, or historic feature of significant importance. 
 
PROPOSED FINDING: There are no known natural, scenic, or historical features of significant 
importance on this site. 
 

3. The proposed use and development shall not result in significant adverse fiscal impacts on the city. 
 
PROPOSED FINDING: The City is making a financial contribution toward some of the 
infrastructure and site improvements for this project. This project will provide 69 single family 
residences and an increased tax base for the community. No significant adverse fiscal impacts on 
the City have been identified.  
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4. The petitioner shall make a good-faith effort to address concerns of the adjoining property owners 
in the immediate neighborhood as defined in the pre-submittal neighborhood meeting for the 
specific proposal, if such a meeting is required. 
 
PROPOSED FINDING: The petitioner held a neighborhood meeting last year and there were 
also several members of the public from the adjacent neighborhoods that spoke about this site at 
the Plan Commission several months ago. Adjacent neighbors have expressed concern regarding 
stormwater management for this petition and the preservation of existing trees along the property 
boundaries. Several stormwater management systems have been proposed to meet stormwater 
management requirements and approval from the City of Bloomington Utilities Department is 
required prior to issuance of a grading permit. There are two large areas of tree preservation along 
the north and west property lines and in addition, there are several existing mature trees along the 
east property line that have been shown to be preserved to address adjacent neighbor’s concerns. 
 

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

and the proposed use and development shall be designed to ensure safe ingress and egress onto the 
site and safe road conditions around the site, including adequate access onto the site for fire, public 
safety, and EMS services. 
 
PROPOSED FINDING: This project will involve extending 5 adjacent road stubs through this 
site and provide a road stub to the north for a future extension. There will therefore be multiple 
ways into this site with roads that all meet current emergency service standards. 
 

2. The proposed use and development shall neither cause undue traffic congestion nor draw 
significant amounts of traffic through residential streets. 
 
PROPOSED FINDING: As mentioned previously, this project will extend 5 road stubs through 
the site which will spread out the concentration of traffic and give residents along the existing 
roads additional ways to access the adjacent roads, thereby increasing transportation routes for 
the existing residents on the streets that are currently dead-ends. 
 
v. Provides Adequate Public Services and Facilities 
Adequate public service and facility capacity shall exist to accommodate uses permitted under the 
proposed development at the time the needs or demands arise, while maintaining adequate levels 
of service to existing development. Public services and facilities include, but are not limited to, 
streets, potable water, sewer, stormwater management structures, schools, public safety, fire 
protection, libraries, and vehicle/pedestrian connections and access within the site and to adjacent 
properties. 
 
PROPOSED FINDING: No problems with providing utility services to this site have been 
identified. The City of Bloomington Utilities Department must approve all utility connections and 
services prior to issuance of a grading permit. 
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             Rational Phasing Plan 
If the petition involves phases, each phase of the proposed development shall contain all of the 
required streets, utilities, landscaping, open space, and other improvements that are required to 
comply with the project’s cumulative development to date and shall not depend upon subsequent 
phases for those improvements 
 
PROPOSED FINDING: The petitioner has proposed phasing the plat into two phases. Adjacent 
road stubs will be constructed with each phase and no problems from the proposed phasing plan 
have been identified. 
 
In addition, the following general approval criteria are outlined in Section 20.06.040(d)(6) 
(Approval Criteria) as also applicable to the review of a Primary Plat: 
 

• All subdivision proposals shall be consistent with the need to minimize flood damage. All 
subdivision proposals shall have public utilities and facilities such as sewer, gas, electrical, and 
water systems located and constructed to minimize flood damage. 
 
PROPOSED FINDING: This site is not located in a 100-year regulated floodplain. The petitioner 
has designed on on-site stormwater management system to meet the City Standards. New public 
utilities will be extended to this development. 
 

• All subdivision proposals shall have adequate drainage provided to reduce exposure to flood 
hazards. 
 
PROPOSED FINDING: This site must receive approval from the City Utility Department prior 
to grading permit approval and this must meet all stormwater detention requirements.  
 

• Base flood elevation data shall be provided for subdivision proposals and other proposed 
development (including manufactured home parks and subdivisions), which is greater than the 
lesser of 50 lots or five acres. 
 
PROPOSED FINDING: This can be shown on the secondary plat, however this site is not located 
in a 100-year regulated floodplain so there is no established base flood elevation for this site. 
 

• All subdivision proposals shall minimize development in the SFHA and/or limit intensity of 
development permitted in the SFHA. 
 
PROPOSED FINDING: No portion of this property is located in a Special Flood Hazard Area 
(SFHA). 
 

• All subdivision proposals shall ensure safe access into/out of SFHA for pedestrians and vehicles 
(especially emergency responders). 
 
PROPOSED FINDING: No portion of this property is located in a Special Flood Hazard Area 
(SFHA). 
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CONCLUSION: The proposed offers a highly needed housing type for the community, in an 
appropriate location. The lack of sensitive environmental features allows for a dense, infill project 
with a high degree of connectivity, while still allowing for preservation of the few high quality 
trees on the site. This petition accomplishes many of the goals of the Comprehensive Plan already 
outlined in this report, including providing owner occupied, single family housing adjacent to other 
single family residences, a major employment center, and a community park. The proposed final 
plan is consistent with the approved preliminary plan and meets the UDO requirements.  
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission approved the final plan and primary plat with the following conditions: 
 

1. Approved per terms and conditions of Plan Commission case #PUD-10-20.  
2. Interior sidewalks and tree plots for the streets shown with 60’ of right-of-way must be widened 

to be consistent with the Transportation Plan and Plan Commission approval with the final plat. 
3. All common area lots must be listed as Common Area lots and identified as not buildable lots of 

record. 
4. Final details regarding the details of the off-site, multi-use path along the north end of the property 

must be resolved with the Parks Department prior to issuance of a grading permit. 
5. All easements must be listed and defined on the final plat. 
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City of Bloomington 

Bloomington Environmental Commission 
 

 
401 N. Morton St., Suite 130 • Bloomington, IN 40402   Phone: 812.349.3423 

 www.bloomington.in.gov 
environment@bloomington.in.gov  

MEMORANDUM 
 
 
Date:  November 9, 2020 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: DP-24-20:   Osage Place, Habitat for Humanity, Thomson, Final Plan & Primary Plat 
  700 W. Guy, Duncan, Cherokee, & Chambers Streets  
____________________________________________________________________________________ 
 
The purpose of this memo is to convey the environmental concerns and recommendations for conditions 
of approval from the Environmental Commission (EC) with the hope that action will be taken to 
enhance its environment-enriching attributes.  The EC reviewed the petition and offers the following for 
your consideration.   
 
COMMENTS AND RECOMMENDED CONDITIONS OF APPROVAL 
 
1.)  The EC would like to see the results of any environmental remediation that has been performed at 
the site. 
 
2.)  The EC would like to see the location for the placement of the signs adjacent to the Conservancy 
Easements. 
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Smith Brehob & Associates, Inc. 

  

 

 
 

                                             Smith Brehob & Associates, Inc., 
                                         2755 E. Canada Drive, Suite101, Bloomington, IN. 47401 
                                                                  (812) 336-6536 
                                                                    www.smithbrehob.com 
 

 

 
October 5, 2020 
 
Eric Greulich 
City of Bloomington Planning and Transportation 
401 N. Morton Street 
Bloomington, IN. 47404 
 
 
Re:  Osage Place Neighborhood Primary Plat  
 
Dear Eric, 
 

On behalf of our client, Habitat for Humanity of Monroe County, we respectfully 
request to be placed on the City of Bloomington Plan Commission agenda for consideration 
of a Primary Plat and Site Plan approval for the Osage Place Neighborhood. This petition 
would subdivide the 12.90 acre parcel into 76 total lots with 69 lots for single-family homes 
and 7 lots for Common Area.  Details of this request are discussed in the attached 
petitioner’s statement and shown on the materials included with this petition.   
 

Habitat for Humanity of Monroe County’s mission is to eliminate poverty housing 
by building decent, affordable homes in partnership with qualifying families. Habitat houses 
are built through volunteer labor and tax-deductible donations of money and materials, then 
sold to low-income families earning 25-80% of the Area Median Income. As homeowners 
pay back their affordable mortgage, Habitat is able to offer future families an opportunity for 
home ownership. The Osage Place neighborhood will house sixty-nine low-income families 
when complete. 

 
Details of the proposed project are enumerated in the attached Petitioner’s Statement 

and plan sheets that comprise the application materials.  
 
Sincerely, 

 
Katherine E. Stein, P.E. 
Smith Brehob & Associates, Inc. 
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                                             Smith Brehob & Associates, Inc., 
                                         2755 E. Canada Drive, Suite101, Bloomington, IN. 47401 
                                                                  (812) 336-6536 
                                                                    www.smithbrehob.com 
 

 

 
Petitioner’s Statement 

 
Project Location 
The 12.90 acre vacant site is located immediately north of the Autumn View subdivision and 
is bounded by the Thomson PUD to the north, RCA Park to the west and the Cherokee, 
Chambers, Duncan and Guy area neighborhood to the east.  
 
Topography 
The site is predominately a vacant field with tree canopy coverage around the old fencerow 
edges. The site generally slopes from northwest to southeast.  
 
Environmental 
There are no karst features, springs, wetlands, steep slopes or other environmental 
constraints on the property.  There is tree canopy coverage around the old fencerow edges 
and scatter trees across this site.  A tree conservation easement will be included with the 
final plat along the western property line.  Trees along the eastern property line will try to be 
preserved to the best ability possible. 
 
Access 
Access to the site is provided by a road stub on the south from the Autumn View subdivision 
(S. Bernard Drive) and the aforementioned road stubs of Cherokee Drive, Chambers Drive, 
Duncan Drive and Guy Avenue. These local streets all provide direct access to S. Rockport 
Road and S. Rogers Street.  
 
Trail Connection 
Habitat has committed to City of Bloomington Parks Department to provide a contribution 
for a future trail from Rogers Street to the RCA Park. This trail will provide a safe 
pedestrian access to The Osage Place Neighborhood from Switchyard Park/Rogers Road 
within the Thompson PUD property north of this project.  This trail is part of the master 
trails plan for the City of Bloomington and will continue west to Weimer Road area.   
 
Multi-Use Path 
A multi-use path will be located midway within the neighborhood as a pedestrian corridor to 
RCA Park to the west.  The path will align with Chambers Drive and run east/west 
providing safe pedestrian access to RCA park for residents within the neighborhood as well 
as to residents of the adjacent neighborhoods.   
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                                             Smith Brehob & Associates, Inc., 
                                         2755 E. Canada Drive, Suite101, Bloomington, IN. 47401 
                                                                  (812) 336-6536 
                                                                    www.smithbrehob.com 
 

 

Phasing 
The subdivision will be completed in multiple phases over a period of several years to 
address the demand need for affordable housing.  Phase 1 will include lots1-31 and Phase 2 
will include the remainder Lots 32-72.   
 
 
Development Standards 

Residential Development Standards 
- Allow detached and attached single family residential 
- Minimum lot size 

o Detached = 4000 SF 
o Attached = 3000 SF 

- Minimum lot width 
o Detached = 40’ 
o Attached = 30’ 

- Setbacks 
o Front yard = 15’ 
o Carport/garage = 10’ behind front wall line 
o Side yard = 5’ 
o Rear yard = 20’ 

- Impervious surface coverage 
o Detached = 50% 
o Attached = 45% 

- Height 
o Primary = 35’ 
o Accessory = 20’ 
 

 
Roadway Standards 
- Minimum Roadway right-of-way widths 

o No on-street parking = 44’ 
o On-street parallel parking = 60’ 

- Minimum pavement width of travel lanes = 20’ 
- Minimum Alley right-of-way width = 20’ 
- Minimum alley pavement = 14’ 
- Sidewalks = minimum 6’ both sides 
- Tree plot = minimum width = 5’ for 60’ ROW 

minimum width =4.5’ for 44’ ROW 
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                                             Smith Brehob & Associates, Inc., 
                                         2755 E. Canada Drive, Suite101, Bloomington, IN. 47401 
                                                                  (812) 336-6536 
                                                                    www.smithbrehob.com 
 

 

 
Accessory Uses Permitted 
- Temporary build-out office 
- Temporary building material storage 
-  

Stormwater Management 
Two detention basins are proposed to provide both storm water management and water 
quality for the entire development.  The storm water detention basins will be planted with 
native plant material.  Basins are located on lots 31 and 71.   
 
Utility Availability 
City of Bloomington Utilities including sanitary sewer and water are stubbed to the property 
and available for connection. Private utility lines including electric, power, phone and gas 
area also available. 
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Summary 
This drainage report is for the Osage Place Neighborhood subdivision for Habitat for 
Humanity.  The project will consist of installation of public infrastructure for a 76 lot 
single family residential development.  
 

Existing Conditions Pre Construction 
This site is currently undeveloped with the exception of an existing structure in the 
southeast area of the site.  This structure will remain for most of construction as a staging 
and storage area.  The existing land coverage consists of a mature tree line along the 
western property and northwest area of the site and the remainder is open field with scrub 
vegetation.  The site drains from north to south and slopes range from 5.7% to 10%.   
 
There is a considerable amount of off-site runoff that drains onto the property from the 
north and east that has been included with the drainage calculations.  
 
There is an existing 24” CPP culvert on the southeast area of the site that connects to an 
existing yard inlet structure.  The yard inlet structure 24” CPP outlet pipe continues south 
of the site towards Susie Street.  This 24” CPP will be utilized post construction.  
 
The appropriate storm water facilities will be included with this development meeting the 
requirements for both water quantity and quality.  Below is the drainage area map for pre 
development: 
 

Figure 2:  Existing Conditions Drainage Area Map 
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Below is drainage area information for the existing conditions.   
 

 
Figure 3: Existing Conditions Offsite Pre A 
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Figure 4: Time of Concentration Offsite  Pre A 
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Figure 5: Existing Conditions Pre A 
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Figure 6: Time of Concentration Pre A 

 

108



Osage Place 

Habitat for Humanity 
 
 

 

 
Figure 7: Existing Conditions Off Site Pre B North  
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Figure 8: Time of Concentration Offsite Pre B North 
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Figure 9: Existing Conditions Offsite Pre B East 
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Figure 10: Time of Concentration Offsite Pre B East 
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Figure 11: Existing Conditions Pre B 
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Figure 12: Time of Concentration Pre B 
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Post Construction 
The post construction drainage will more or less follow the same flow pattern as existing 
conditions.  Runoff from the development will be directed to two detention ponds.  The 
time of concentration for the offsite areas remained the same from pre construction 
calculations. Drainage area map and calculations are shown below. 
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Figure 13: Post Conditions Drainage Area Map 

 
Figure 14: Offsite Post A Drainage Calcs 
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Figure 15: Post A Drainage Calcs 
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Figure 16: Post A Bypass Drainage Calcs 
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Figure 17: Offsite Post B North 
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Figure 18: Offsite Post B East 
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Figure 19: Post B Detention 
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Figure 20: Post B Bypass 
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Detention Pond 
There are two detention ponds on-site.  One is located on the south side of the project and 
the second is located on the east side of the project.    
 

This pond will provide 20,646 cu. ft of storage, which will be adequate storage and water 
quality for the site.   
 
Outlet  

The outlet control structure will consist of a 2’ dia standpipe with yard inlet casting.  
There will be a 6” orifice within the standpipe set at the equivalent water quality WSE – 
739.00.  A 4” underdrain will be installed 2’ below the bottom of the pond to promote 
infiltration and water quality.  A 18” DIA HDPE will connect from Str. #XXX and drain 
to the existing yard inlet with 24” CPP outlet pipe. 
 
Water Quality 

The pond will also provide water quality for the entire drainage area to the pond.  The 
orifice was set at the equivalent water quality WSE – 739.00.  Below are water quality 
calculations: 
 
 
Pond A

Water Quality Calculations
Detention Pond Area
Total Pond Vol. = 20,646 cu. ft.
Total Impervious Area Post A= 126,320 sq. ft.
1/2" water Volume =126,620 sq. ft./24= 5,263 cu. ft.
Volume Provided=Total Volume-WQ Volume= 15,383 cu. ft.

Detention Volume Check:
Storm Detention Req'D Remaining Vol.

(yr) (cu. ft.) (cu.ft.)
2 6,159 9,224
10 8,278 7,105

100 11,461 3,922

Water Quality Elevation= 739.00  
Figure 21: Pond A Water Quality  
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Figure 22: Detention Pond A Water Quality WSE 

 
Below is the Pond Data for detention Pond A: 
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Figure 23: Pond Report for Pond C 
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This pond will provide 29,184 cu. ft of storage, which will be adequate storage and water 
quality for the site.   
 
Outlet  

The outlet control structure will consist of a 2’ dia standpipe with yard inlet casting.  
There will be a 6” orifice within the standpipe set at the equivalent water quality WSE – 
737.80.  A 4” underdrain will be installed 2’ below the bottom of the pond to promote 
infiltration and water quality.  A 18” DIA HDPE will connect from Str. #XXX and drain 
to the existing yard inlet with 24” CPP outlet pipe. 
 
Water Quality 

The pond will also provide water quality for the entire drainage area to the pond.  The 
orifice was set at the equivalent water quality WSE – 737.80.  Below are water quality 
calculations: 
 
 
Pond B

Water Quality Calculations
Detention Pond Area
Total Pond Vol. = 29,184 cu. ft.
Total Impervious Area Post B= 106,079 sq. ft.
1/2" water Volume =25,314 sq. ft./24= 4,420 cu. ft.
Volume Provided=Total Volume-WQ Volume= 24,764 cu. ft.

Detention Volume Check:
Storm Detention Req'D Remaining Vol.

(yr) (cu. ft.) (cu.ft.)
2 10,939 13,825
10 14,850 9,914

100 20,705 4,059

Water Quality Elevation= 737.80  
Figure 24: Pond B Water Quality  
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Figure 25: Detention Pond B Water Quality WSE 

 
Below is the Pond Data for detention Pond B: 
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Figure 26: Pond Report for Pond C 
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Hydraflow Results 
 
 

2-yr 10-yr 100-yr 2-yr 10-yr 100-yr
Pre A 2.18 3.05 4.33 Total Post A 0.16 0.40 0.79
Pre B 10.15 13.91 19.34 Total Post B 1.95 2.66 3.80

Storm
(yr.)

2
10

100

*From Hydraflow Hydrographs 2004

Storm
(yr.)

2
10

100

*From Hydraflow Hydrographs 2004

27.32 1.05 2.40 739.28 14,850
38.11 1.55 36.56 740.03 20,709

20.06 0.79 19.27 738.75 10,939 29,184
(cfs) (cfs) (cfs) (ft.) (cft.) (cft.)

DETENTION POND B
Peak Flow Outflow Detention Provided W.S. ELEV. Max.Storage Req'd Design Storage

2.40 739.42
11,461

6,159
8,278

37.98 0.75 37.23 739.89
27.21 0.39

Max.Storage Req'd Design Storage

20,64619.99 0.04 19.95 739.12

W.S. ELEV.
(ft.)

HYDRAFLOW SUMMARY
Osage Place

Job # 5254

DETENTION POND A

*Pre Construction Flows
Flow Rates (cfs)Drainage Area

*Post Construction
Drainage Area Flow Rates (cfs)

(cfs) (cfs) (cfs)
Peak Flow Outflow

(cft.)
Detention Provided

(cft.)

 
Figure 27: Hydraflow Summary 
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Figure 28: Hydraflow Model 
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Figure 29: Return Recap 2, 10 and 100 YR 
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Figure 30: Hydraflow Results 2 YR 
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Figure 31: Hydraflow Results 10 YR 
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Figure 32: Hydraflow Results 100 YR 
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Swale Calculations 
There is a swale on the west side of the project.  The swale will be a 3’ v-notch swale.  
The swale will convey runoff from off-site as well as roof runoff from the homes within 
the development.  The swale will start on the western side of Lot 16 and continue south to 
Lot 1.  The swale will discharge to a yard inlet that will drain to the South Detention 
Pond A.  The swale is adequate in size to convey the 100yr storm.  Below are drainage 
area calculations for this swale: 
 
RATIONAL METHOD Swale
Post-Construction Post Construction

Use the Rational method because drainage area < 200 ac. Q=CIA

Calculate C:

From Monroe Co. Soil Survey - Hyd. Soil Grp's B&C

Assume: C for asphalt/concrete = 0.95 gravel= 0.7
roofs = 0.95 woods= 0.12

lawn/grass= 0.17 permeable pa 0.2

Total Dr. Area = 90390 ft^2
2.08 ac

Gravel= 0 ft^2 woods= 0
Lawn/grass area = 72070 ft^2 permeable pavers= 0
Asphalt/conc/roof = 18320 ft^2

Weighted "C" = 0.33
"C" for 100 yr = 0.36

Intensity:
Using TR-55 Method in minutes:

TC= 7.2 min

.
I(2) = 4.95 in'hr

I(10) = 6.77 in/hr
I(100) = 9.27 in/hr

Area 2.08 acres

Q:
Q(2) = 3.37 cfs

Q(10) = 4.61 cfs
Q(100) = 6.96 cfs

NOTE:  "F" factor used for 100-yr storm = 1.25
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Shape Triangular
Given:
Q100=
Depth, y= 2 FT.

Side Slope, m= 3 :1
Mannings, n= 0.030
Slope, s= 0.043 FT/FT

Calculated:
Area, A= 12 SF
Wetted Perm., P= 12.65 FT.
Velocity, V= 9.94 FT/S
Flow Rate, Q= 119.32 CFS OK
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Storm Sewer Summary 
STORM SEWER CALCUATIONS WILL BE SUBMITTED AT A LATER DATE 
 

137



Osage Place 

Habitat for Humanity 
 
 

 

138



Osage Place 

Habitat for Humanity 
 
 

 

 

139



Osage Place 

Habitat for Humanity 
 

 

Osage Place 
Habitat for Humanity 

Section 8 Township 8 North, Range 1 West 

 
Figure 1: Vicinity Map 
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Summary 
This water model summary is for the Osage Place Neighborhood subdivision for Habitat for 
Humanity.  The project will consist of installation of public infrastructure for a 76 lot single 
family residential development. The project will be constructed in two phases. 
 
Phase 1 – Phase I will consist of Lots 1-30.  The water line installation will include connecting 
from the existing 6” DIP along the west side of Bernard Drive and extending a new 8” main 
north and east approximately 150’ along Cherokee Drive to Junction 9. 
 
Phase 2  - Phase 2 will consist of the remaining lots and public infrastructure connecting the 8” 
water mains to the existing water main dead ends along Cherokee Dr., Chambers Dr. , Duncan 
Dr. and Guy Ave.  
 
The hydrant used for the pump source is the existing hydrant at the SW corner of Bernard and 
RCA Park Drive (CBU Hydrant #2297) since Phase I will be connecting to this water main.   
 
Results 
The water main system both for Phase 1 and Phase 2 is able to provide 1,000 gpm fire demand 
while maintaining min. 35 psi within the entire system.  The only pump used for modeling was 
Hydrant #2297.  When the entire development is complete, in theory the fire demand and 
pressures will be better with the completion of the looped mains.  
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Subject Osage Place Job# 5254
CIVIL ENGINEERING Water Model Results
LAND PLANNING &

LAND SURVEYING Calc. By Katie Stein Date 05-Oct-20 Checked by
BLOOMINGTON  INDIANA

Scope:
Trials - Tested for fire demands at each hydrant 1,000 gpm

Note: Flow and pressure data used for the model is the fire protetction system design data. This data
represents a worst case scenario and is 10-15 psi lower than the test data for the hydrant.

Source Pump Data
Hydrant # 2297

Date Tested: 10/15/2018
Elevation: 741 Head(ft)

Static Pressure = 84 psi 193.8
Residual Pressure = 62 psi 143.1

Flow = 2478 gpm Pump # Junc.# Flow(1) Head(1) Flow(2) Head(2) Flow(3) Head(3)
 Q20 = 4411 gpm 1 P1 0 193.8 2478 143.1 4411 46.2

Summary
Trial 1 - J4 - 52.71-69.50
Trial 2 - J5 - 52.98-69.50
Trial 3 - J7 - 49.23-69.50.
Trial 4 - J9 - 47.91-69.50
Trial 5 - J11 - 49.18-69.50
Trial 6 - J14 - 49.18-69.50
Trial 7 - J19 - 49.18-69.50
Trial 8 - J21 - 49.18-69.50

SBA
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Network Table - Nodes

Demand Head Pressure Quality
 Node ID GPM ft psi

Junc 3 0.00 904.40 69.50 0.00

Junc 1 0.00 720.04 -10.38 0.00

Junc 4 0.00 899.65 62.68 0.00

Junc 5 0.00 895.27 55.15 0.00

Junc 6 0.00 891.62 49.23 0.00

Junc 7 0.00 889.06 50.51 0.00

Junc 8 0.00 886.50 51.56 0.00

Junc 9 1000.00 883.58 50.08 0.00

Junc 10 0.00 883.58 47.91 0.00

Junc 11 0.00 886.50 55.68 0.00

Junc 12 0.00 886.50 56.11 0.00

Junc 13 0.00 886.50 54.38 0.00

Junc 14 0.00 886.50 57.41 0.00

Junc 15 0.00 886.50 57.63 0.00

Junc 16 0.00 886.50 60.45 0.00

Junc 17 0.00 886.50 61.31 0.00

Junc 18 0.00 886.50 62.61 0.00

Junc 19 0.00 886.50 63.26 0.00

Junc 20 0.00 886.50 63.70 0.00

Junc 21 0.00 886.50 64.78 0.00

Resvr 2 -1000.00 741.00 0.00 0.00

Osage Place
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Network Table - Links

Length Diameter Roughness Flow
 Link ID ft in GPM

Pipe 1 115 6 80 -1000.00

Pipe 3 260 8 130 1000.00

Pipe 4 240 8 130 1000.00

Pipe 5 200 8 130 1000.00

Pipe 6 140 8 130 1000.00

Pipe 7 140 8 130 1000.00

Pipe 8 160 8 130 1000.00

Pipe 9 180 8 130 0.00

Pipe 10 210 8 130 0.00

Pipe 11 30 8 130 0.00

Pipe 12 315 8 130 0.00

Pipe 13 210 8 130 0.00

Pipe 14 30 8 130 0.00

Pipe 15 270 8 130 0.00

Pipe 16 190 8 130 0.00

Pipe 17 60 8 130 0.00

Pipe 18 50 8 130 0.00

Pipe 19 50 8 130 0.00

Pipe 20 150 8 130 0.00

Pump 2 #N/A #N/A #N/A 1000.00

Osage Place
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Network Table - Links

Velocity Unit Headloss Friction Factor Reaction Rate
 Link ID fps ft/Kft mg/L/d

Pipe 1 11.35 182.27 0.046 0.00

Pipe 3 6.38 18.27 0.019 0.00

Pipe 4 6.38 18.27 0.019 0.00

Pipe 5 6.38 18.27 0.019 0.00

Pipe 6 6.38 18.27 0.019 0.00

Pipe 7 6.38 18.27 0.019 0.00

Pipe 8 6.38 18.27 0.019 0.00

Pipe 9 0.00 0.00 0.000 0.00

Pipe 10 0.00 0.00 0.000 0.00

Pipe 11 0.00 0.00 0.000 0.00

Pipe 12 0.00 0.00 0.000 0.00

Pipe 13 0.00 0.00 0.000 0.00

Pipe 14 0.00 0.00 0.000 0.00

Pipe 15 0.00 0.00 0.000 0.00

Pipe 16 0.00 0.00 0.000 0.00

Pipe 17 0.00 0.00 0.000 0.00

Pipe 18 0.00 0.00 0.000 0.00

Pipe 19 0.00 0.00 0.000 0.00

Pipe 20 0.00 0.00 0.000 0.00

Pump 2 0.00 -184.37 0.000 0.00

Osage Place
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Network Table - Links

Quality Status
 Link ID

Pipe 1 0.00 Open

Pipe 3 0.00 Open

Pipe 4 0.00 Open

Pipe 5 0.00 Open

Pipe 6 0.00 Open

Pipe 7 0.00 Open

Pipe 8 0.00 Open

Pipe 9 0.00 Open

Pipe 10 0.00 Open

Pipe 11 0.00 Open

Pipe 12 0.00 Open

Pipe 13 0.00 Open

Pipe 14 0.00 Open

Pipe 15 0.00 Open

Pipe 16 0.00 Open

Pipe 17 0.00 Open

Pipe 18 0.00 Open

Pipe 19 0.00 Open

Pipe 20 0.00 Open

Pump 2 0.00 Open

Osage Place
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