
CITY OF BLOOMINGTON 
 
 
 
 

PLAN COMMISSION 
  
 
 

 
November 15, 2021  

5:30 p.m. 
Zoom Meeting:  

 
https://bloomington.zoom.us/j/89759936356?pwd=elNQeGxyM1IwL3lwU0p5cU1
0ejd2dz09 
 
Meeting ID:  897 5993 6356  Passcode: 402853 

 

1



**Next Meeting December 13, 2021      Last Updated:  11/12/2021 
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 15, 2021 at 5:30 p.m.                    
 

Virtual Meeting:  
 
https://bloomington.zoom.us/j/89759936356?pwd=elNQeGxyM1IwL3lwU0p5cU10ejd2dz09 
 
Meeting ID:  897 5993 6356  Passcode: 402853 
 
 
ROLL CALL 
 
MINUTES TO BE APPROVED:   October 18, 2021 
 
REPORTS, RESOLUTIONS AND COMMUNICATIONS: 

PETITIONS CONTINUED TO:  December 13, 2021 

DP-20-21        Bledsoe Riggert Cooper James 
3111 S Walnut Street Pike 
Request:  Primary Plat approval of 33 single family lots on 10.34 acres in Ivy Chase 
Subdivision Phase II. 
Case Manager:  Eric Greulich 
 

PUD/DP-24-21  Robert V Shaw 
                        N Prow Road: 3500 block of N Hackberry Street 
                        Request: Petitioner requests Final Plan and Preliminary Plat amendment for 
                        Ridgefield PUD and Subdivision Section V. 
                        Case Manager:  Jackie Scanlan 

SP-37-21 Cederview Management 
  3391 S Walnut Street 
  Request:  Major site plan approval to allow the construction of a 34,000 sq.ft. office 
  building for a behavioral health facility for children with autism in the Mixed-Use 
  Corridor (MC) zoning district. 
  Case Manager:  Eric Greulich 
 
DP-35-21 Joe Kemp Construction 
  2400 S Adams Street 
  Request:  Primary plat approval of 9 single family lots, 18 attached single family  
  lots and 3 common area lots on 3.87 acres. 
  Case Manager:  Eric Greulich 
 
CONSENT AGENDA: 
 
DP-33-21 Cederview Management 
  3391 S Walnut Street 
  Request:  Primary plat approval to allow for a two lot subdivision of 5.46 acres. 
  Case Manager:  Eric Greulich 
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**Next Meeting December 13, 2021      Last Updated:  11/12/2021 
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.   
 

PETITIONS:  November 15, 2021 

SP-32-21 TCVC, LLC 
  532 N Morton Street 
  Request:  Major site plan approval to extend a temporary approval of first floor  
  residential instead of commercial space. 
  Case Manager:  Eric Greulich 
 
DP-34-21 Habitat for Humanity of Monroe Co., Inc. 
  650 W Guy Avenue 
  Request:  Secondary plat approval for a subdivision of 5.34 acres for 30 residential 
  lots and 3 common area lots in a Planned Unit Development (PUD) district. 
  Case Manager:  Eric Greulich 
 

 

         
 

Petition Map:  https://arcg.is/1ff8q0 
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BLOOMINGTON PLAN COMMISSION    CASE #: DP-33-21 
STAFF REPORT       DATE: November 15, 2021 
Location: 3391 S. Walnut Street 
 
PETITIONER: Cedarview Management 
   601 N. College Ave., Bloomington 
 
CONSULTANTS: Studio 3 Design, Inc. 
   8604 Allisonville Road, Indianapolis 
 
REQUEST: The petitioner is requesting primary plat approval to allow for a two lot subdivision 
of 5.46 acres in the Mixed-Use Corridor (MC) zoning district. 
 
BACKGROUND: 
Area:     5.46 acres  
Zoning:    Mixed-Use Corridor 
Comp Plan Designation:  Urban Corridor 
Existing Land Use:  Undeveloped 
Proposed Land Use:   Behavioral Health Facility   
Surrounding Uses:  North – Office   

West  – Animal Shelter/Recycling Facility 
East  – Single and Multi-family residences 
South –  Office 

 
REPORT: The property is located at 3391 S. Walnut Street and is zoned Mixed-Use Corridor 
(MC). Surrounding zoning includes Mixed-Use Corridor (MC) to the north and south, Residential 
Multifamily (RM) to the east, and Mixed Use Institutional (MI) to the west. The surrounding 
properties have been developed with a mix of single and multi-family residences to the east, offices 
to the north and south, and public service facilities to the west. This site is undeveloped and has 
several trees along the property border with no known sensitive environmental features.  
 
The Plan Commission approved a preliminary and final plat for this property in 2006 under case 
#DP-15-06 for a 12-lot commercial subdivision. A grading permit was also approved to allow for 
general site grading and installation of a sidepath and street trees along the frontage. Although the 
site improvements and limited infrastructure were completed, the plat was not recorded and has 
expired. The petitioner is now requesting primary plat approval to allow for a two-lot subdivision 
of the property. The proposed lots would be 3.28 acres and 2.187 acres in size. Delegation of 
secondary plat approval to staff has also been requested. 
 
A separate petition has been filed (SP-37-21) to approve a new behavioral health facility on the 
proposed lot #1. 
 
20.06.060(b)(3)(E) PRIMARY PLAT REVIEW: The Plan Commission or Plat Committee shall 
review the primary subdivision petition and approve, approve with conditions, or deny the petition 
in accordance with Section 20.06.040(g) (Review and Decision ), based on the general approval 
criteria in Section 20.06.040(d)(6) (Approval Criteria) and the following standards: 

i. All subdivision proposals shall be consistent with the need to minimize flood damage. 
ii. All subdivision proposals shall have public utilities and facilities such as sewer, gas, 
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electrical, and water systems located and constructed to minimize flood damage. 
iii. All subdivision proposals shall have adequate drainage provided to reduce exposure to 

flood hazards 
iv. Base flood elevation data shall be provided for subdivision proposals and other 

proposed development (including manufactured home parks and subdivisions), which 
is greater than the lesser of 50 lots or five acres. 

v. All subdivision proposals shall minimize development in the SFHA and/or limit 
intensity of development permitted in the SFHA 

vi. All subdivision proposals shall ensure safe access into/out of SFHA for pedestrians and 
vehicles (especially emergency responders). 
 

PROPOSED FINDING: This site is not located in a 100-year regulated floodplain and the 
petitioner has designed an on-site stormwater management system to meet the City Standards. 
New public utilities will be extended to this development. Base flood elevation data 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. No portion of this property is located in a Special 
Flood Hazard Area (SFHA) and the property is accessed directly from S. Walnut Street so there is 
adequate access for emergency service vehicles and personnel. 

  
20.06.040(d)(6)(B) General Compliance Criteria 

i.          Compliance with this UDO 
ii.         Compliance with Other Applicable Regulations 
iii.        Compliance with Utility, Service, and Improvement Standards 
iv.        Compliance with Prior Approvals 
v.         Consistency with Comprehensive Plans and Other Applicable Plans 
vi.        Consistent with Intergovernmental Agreements 
vii.       Minimization or Mitigation of Adverse Impacts 
viii.      Adequacy of Road Systems 
ix.        Provides Adequate Public Services and Facilities 
x.         Rational Phasing Plan 
  

PROPOSED FINDING: This plat meets all of the requirements of the UDO, no variances or 
waivers are required for this subdivision. There are no other known applicable regulations that 
would apply to this subdivision. Final approval from the City of Bloomington Utilities Department 
is required prior to the issuance of any permits. Although there were was a previous subdivision 
approval for this site, that was not recorded and there are no other prior applicable approvals. The 
property is designated as Urban Corridor in the Comprehensive Plan and this subdivision would 
be consistent with the goals and objectives of the Plan. There are no known intergovernmental 
Agreements that pertain to this site. There are no expected adverse impacts as a result of this plat. 
A site plan will be reviewed under a separate approval and any expected adverse impacts could be 
addressed with that petition. There are no known environmental features that are subject to the 
UDO. Adequate stormwater management areas will be reviewed with the site plan approval. This 
site is immediately adjacent to Walnut Street which is a primary arterial road. As part of this 
approval a new 10’ wide concrete sidewalk will be installed along the entire property frontage, 
thus improving pedestrian access to the site. No phasing is expected with the plat. 
  
20.06.040(d)(6)(D) Additional Criteria Applicable to Primary Plats and Zoning Map 
Amendments (Including PUDs) 
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i.   Consistency with Comprehensive Plan and Other Applicable Plans
The proposed use and development shall be consistent with and shall not interfere 
with the achievement of the goals and objectives of the Comprehensive Plan and 
any other adopted plans and policies. 

   Consistent with Intergovernmental Agreements
The proposed use and development shall be consistent with any adopted 
intergovernmental agreements and shall comply with the terms and conditions of 
any intergovernmental agreements incorporated by reference into this UDO. 

1. The proposed use and development shall be designed to minimize negative 
environmental impacts and shall not cause significant adverse impacts on the 
natural environment. Examples of the natural environment include water, air, noise, 
stormwater management, wildlife habitat, soils, and native vegetation.

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

3. The proposed use and development shall not result in significant adverse fiscal 
impacts on the city.

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 

1. Adequate road capacity must exist to serve the uses permitted under the proposed 
development, and the proposed use and development shall be designed to ensure 
safe ingress and egress onto the site and safe road conditions around the site, 
including adequate access onto the site for fire, public safety, and EMS services.

2. The proposed use and development shall neither cause undue traffic congestion nor 
draw significant amounts of traffic through residential streets.

v.    Provides Adequate Public Services and Facilities
Adequate public service and facility capacity shall exist to accommodate uses 
permitted under the proposed development at the time the needs or demands arise, 
while maintaining adequate levels of service to existing development. Public 
services and facilities include, but are not limited to, streets, potable water, sewer, 
stormwater management structures, schools, public safety, fire protection, libraries, 
and vehicle/pedestrian connections and access within the site and to adjacent 
properties. 

             Rational Phasing Plan
If the petition involves phases, each phase of the proposed development shall 
contain all of the required streets, utilities, landscaping, open space, and other 
improvements that are required to comply with the project’s cumulative 
development to date and shall not depend upon subsequent phases for those 
improvements 

PROPOSED FINDING: There are no expected adverse impacts as a result of this plat. A site 
plan will be reviewed under a separate approval and any expected adverse impacts could be 
addressed with that petition. There are no known environmental features that are subject to the
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UDO. Adequate stormwater management areas will be reviewed with the site plan approval. There 
are no known natural, scenic, or historical features of significant importance on this site. There are 
no identified adverse fiscal impacts with this petition. A neighborhood meeting is not required 
with primary plat approval. This project is immediately adjacent to Walnut Street which is 
identified as a General Urban typology. Access to this site is obtained from a major arterial road. 
As mentioned previously, this project is immediately adjacent to Walnut Street and will therefore 
not draw any traffic through residential streets. 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. No phasing of the plat is expected. 
 
PLAT REVIEW: 
 
Lot Establishment Standards: The minimum lot size in the MC zoning district is 5,000 square 
feet and the minimum lot width is 50’. The proposed lot #1 will be 357’ wide and 3.28 acres. The 
proposed lot #2 will be 334’ wide and 2.187 acres. Both proposed lots meet the minimum lot width 
and size requirements. The proposed subdivision also meets the standards outlined for a 
Commercial/Employment Subdivision (CL) type.  
 
Right-of-Way standards: Walnut Street is classified as a General Urban typology and is required 
to have 90’ of total dedication (45’ from centerline). There is currently 50’ of dedicated right-of-
way from centerline along this property, so no additional right-of-way dedication is required.  
 
Alternative Transportation: A 10’ wide concrete sidewalk is required with the General Urban 
street typology and the existing 8’ wide asphalt sidepath must therefore be removed. 
 
Environmental Considerations: While there are several scattered trees on the property border, 
there is not a mature canopy that is required to be preserved. There are no known sensitive 
environmental features. 
 
Utilities: Each lot will be meeting stormwater quality and detention requirements on each 
respective lot. No common detention facilities or common area lots are proposed. 
 
CONCLUSION: The proposed plat meets all of the requirements of the UDO. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission adopt the proposed findings and approve the primary plat of DP-33-21 with the 
following conditions: 

 
1. Distance from road centerline to property line must be shown on secondary plat to verify 

compliance with required right-of-way. 
2. All easements on secondary plat must use language outlined in the UDO. 
3. The existing asphalt sidepath must be removed and a minimum 10’ wide concrete 

sidewalk installed along the entire property frontage. 
4. Secondary plat approval is delegated to staff. 
5. All off-site encroachments on Lot #2 from the adjacent use must be resolved with site 

plan approval on Lot #2. 
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October 12, 2021 
Revised 10-13-21 
 
City of Bloomington Planning Department 
P.O. Box 100 
Bloomington, IN  47402  
 
Attn:  Mr. Eric Greulich 
 
RE: Little Star ABA 
    
PETITIONERS STATEMENT 
 
Dear Eric; 
 
Studio 3 Design is pleased to submit the attached Behavioral Health Facility for children with 
Autism, “Little Star ABA”. On behalf of our client, we respectfully request approval of a major 
development and preliminary plat approval for a (2) two lot subdivision.  
Lot 1 (3.7 acres) will be for Little Star ABA development.  Lot 2 (1.75 acres) will not be developed 
or included as part of the Little Star project.  Total site being divided into two lot subdivision is 
5.45 acres. 
We are requesting that Secondary plat approval be delegated to staff. 
 
The following document outlines the project scope. Please take time to review and contact us 
with any additional questions.   
 
The attached petition is based on the current UDO. 
 
Project Location 
 
The project site is located on a 5.45 parcel of land that is currently undeveloped on the East side 
of South Walnut Street. The property is adjacent to 3404 South Walnut (Paws Dog Daycare), 
though that property is not included in the subdivision request. 
 
 
Project Description 
 
The project will consist of a single building, purpose built for a single tenant – Little Star ABA.  
Little Star provides one on one therapy for children and young adults with autism.  The Behavioral 
intervention they provide is divided into three age groups – each with their own distinct zone 
within the facility.  The three zones are Early Behavioral Intervention (EBI), Childhood Behavioral 
Intervention (CBI) and Teen and Adult Behavioral Intervention (TABI).  The patients arrive 
throughout the day and work with their therapist for varying timeframes. Most clients are on site 
for the majority of the day.   
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8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236 

Project Site Access and Drive Functionality: 
 
Access to the site will be provided by reconfiguration of the existing drive south of the proposed building 
and construction of a new drive north of the proposed building to create a loop through the site. The new 
northern drive is located 123’ from the property line and 162’ from the existing drive on the adjacent 
property.  

The south drive will provide a shared access between Lots 1 and 2 of the proposed subdivision as well as 
to the existing Paws property within an access easement. 

 
The north and south drive access creates a loop around the building for patient and staff access 
as well as fire department access to all sides of building. Patients will arrive at varying times 
throughout the day. Unlike a school, there is not a set start time where all patients and staff arrive 
at the same time. Parents will park and walk their child into the facility.  There are two primary 
entrances with patient only parking lining the sidewalk on the north and south sides of the 
building. Staff parking can serve as overflow parking (if) there is a large group arriving at the 
same time.  Ample parking has been provided on site to prevent stacking of vehicles out to South 
Walnut Street. 
 
Outdoor picnic and playground areas have been incorporated into the design. The playground/ 
picnic areas will be secured with fencing to keep patients safe on site in a controlled environment. 
 
 
Building Entrances: 
 
The building has (4) distinct points of entry.  One facing Walnut Street that serves access to 
outdoor space and the public sidewalk, one facing to the north that serves as a primary drop-off 
for (EBI) and (CBI) patients as well as staff from the north parking lot.  One facing the East which 
serves primarily staff parking and one entrance facing South that serves as the primary entrance 
for (TABI) patients.  Each entrance will have a canopy cover at the door, lighting and be 
articulated to be viewed as a building entrance.  Each entry point will be ADA accessible and 
served by an accessible route.    
 
 
Parking Counts 
 
The UDO allows for 3.3 parking spaces per 1000 sf of building area for this facility. 
The building gross square footage is 34,190 sf, therefore 113 spaces allowed. 
As designed, the site provides for 112 spaces for patient and staff needs (20 patient spaces, 92 
staff spaces). 
 
 
Setbacks  
 
All building and parking setbacks for the project meet or exceed the required setbacks outlined in 
the UDO.  
 
Building Materials and Massing 
 
The building is designed with 360 degree architecture. Building overall massing is a single story 
with 3 primary pop up zones at dining and exercise room.  Activity spaces are further defined in 
the massing as lowered volumes pushing out of the main building mass.  Entrance points are 
articulated and highlighted with canopies and lighting and recessed at the primary entrances.  
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Building materials are kept simplistic for a clean, defined appearance. Two to three colors of utility 
brick will wrap the façade on 4 sides with simple banding and an articulation of a water table and 
sills and heads at openings. The three raised zones of the building (one for each age group 
served, will be lad in a metal panel system that provides a rich vibrant color in contrast to the the 
more subdued brick façade.  Storefront glazing wraps the building and is organized based on the 
function of the space behind it.  12’ storefront will be provided at the raised metal panel zones, 8’-
8” storefront will be located at common area activity and classroom zones and points of entry, 
and punched openings starting at 6 aff will be provided in patient areas to allow natural light while 
maintaining privacy and limiting distraction for the patients while they are working in their ono on 
one settings. 
 
 
Bike Storage/ Parking 
 
Bike rakes will be provided for staff to meet the Ordinance requirements for those that that may 
live close enough to commute. Patients will always be brought to site by a parent/ guardian in a 
vehicle and escorted into the facility to prevent a patient from wondering off or getting out to the 
street.   
 
Site Environmental Conditions 
 
Impervious surface coverage permitted by zoning is 60%. As designed, impervious surface coverage will 
be 58%. There are no karst features, steep slopes, water resources or floodway areas on site. The 
existing tree line areas along the east and north property lines will be preserved. 

 
Environmental Building Considerations 
 
The developer is interested in providing a building that is sensitive to the concerns of today’s-built 
environment.  The building will be designed to meet the requirements of the IECC and ASHRAE 
Standard 90.1, as well as several state-specific codes as required by the federal government.  As 
such, we are reviewing the incorporation of the following into the project: 

•  “Green friendly” building materials – This includes both materials with recycled content 
as well as building materials that have been harvested and manufactured within a 500-
mile radius.  Examples of these materials include cementitious siding/panels, brick, CMU 
blocks, and cast concrete. 

• High efficiency appliances and building systems. 
• Energy efficient windows with low-E glazing  
• White reflective roofing membrane for energy conservation and reduced heat island 

effect. 
• Use of larger window openings for natural day lighting of interior spaces to cut down on 

the use of artificial lighting and promote healthy environments in group areas. 
• Energy efficient lighting fixtures (LED) throughout the project 
• Bike parking for staff 
• Recycling on site 
• The incorporation of native vegetation in landscape zones 

 
 
Encroachments: 
 

• Non- Required 
 
 
Trash Removal 
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Trash removal has been provided off of the drive on the South side of the building.  The grade will 
be leveled at this location to assist in the roll-out of trash containers on pick-up days. The location 
is easily accessible to staff as well as the trash collection and recycling collection companies. 
 
A dumpster enclosure matching the building materials will be provided on site for trash and 
recycle material.   
 
 
Site Utilities 
 
There are existing sanitary sewer, water and storm water facilities on the site from a previously proposed 
development. Some lines are within easement and others are not. The project will remove and or relocate 
utility lines not necessary for this development and place permanent easement along lines to remain and 
lines that cross through this site to serve adjacent properties.  

The existing sanitary sewer, water and storm water facilities can meet the project needs for 
service. Water service for domestic and fire suppression will be brought in at the south side of the 
building.  A riser room will be located at the South entrance. 
Sanitary will exit the building to the North tying into existing lines on site.  
Electrical will be feed from Walnut Street to a new transformer on the south side of the building.  
Primary electrical room will be on the south side of the building near the South entrance. 
 
Storm Water Management 
 
Water quantity and water quality requirements will be addressed through the construction of rain 
gardens and storm water detention basins within and adjacent to the parking lot. All surface runoff 
will be directed through a rain garden to enhance water quality prior to discharge to the municipal 
collection system. Rain garden areas will be planted with the appropriate native seed mixture. 
The larger storm water detention basin on site may need to be fenced to prevent clients/ children 
from potentially gaining access to the area following a rain when there may be water standing in 
the pond. 
 
Site Landscape 
 
The existing tree lines along the north and east property lines will be preserved. A Type 3 Buffer 
yard is required along the east property line. Existing trees within the tree line can meet the 
deciduous tree requirement. A 6’ opaque screen fence will be installed in lieu of a row of 
evergreen trees to complete the buffer yard requirement. Parking lot perimeter, street tree and 
interior landscaping will meet code requirements. 
 
Public Improvements for Subdivision 
 
The Thorofare Plan prescribes a right-of-way width of 90’ (45’ half) from centerline for South 
Walnut Street. The existing right-of-way along this property is 50’ from centerline. As such, no 
additional right-of-way dedication will be required. The Thorofare Plan also calls for a10’ concrete 
sidewalk along the property’s frontage. The existing 7’-8’ wide asphalt path will be removed and 
replaced with a 10’ wide sidewalk. Street trees will also be installed at 40’ spacing along the 
property’s frontage. No other public improvements are required. 
 
Variances 
 
We do not anticipate the need for any variances to the UDO with this submittal. 
  
Respectfully submitted, 
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STUDIO 3 DESIGN, INC 
 

 
 
Tim Cover, Architect 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-32-21 
STAFF REPORT       DATE: November 15, 2021 
Location: 532 N. Morton Street 
 
PETITIONER: TCVC, LLC. (Cedarview Management) 
   601 N. College Ave, Suite #1, Bloomington   
 
CONSULTANTS: Michael L. Carmin 
   116 W. 6th Street, Bloomington 
 
REQUEST: The petitioner is requesting major site plan approval to allow the extension of a 
temporary approval of first floor residential use instead of commercial space. 
 
BACKGROUND: 
Area:     0.2 acres 
Current Zoning:   Mixed Use Downtown (MD) – Downtown Core Overlay 
Comp Plan Designation: Downtown 
Existing Land Use:   Multi-family Residential 
Proposed Land Use:   Multi-family Residential  
Surrounding Uses:  North – Office   

West  – Office 
East  – Showers Building/B-Line Trail 
South – Office 

 
REPORT: The subject property is located at the southeast corner of W. 10th Street and N. 
Morton Street. The property is a 0.2 acre platted lot that contains a 4-story multi-family building 
called “Morton Mansions”. This building was approved by the Plan Commission on April 5, 
2010 (SP-08-10) and was occupied in August of 2010. The property is bordered on the east by a 
platted alley and is surrounded by commercial or multi-family uses on all sides. Properties to the 
north and northeast are multi-family and mixed use buildings also owned by the petitioner. The 
property is zoned Mixed-Use Downtown (MD) and is within the Downtown Core Overlay 
(DCO).  
 
This site received site plan approval in 2010 to construct a mixed-use building (SP-08-10) with 
1,200 square feet of ground floor commercial space and apartments above. In 2011, the petitioner 
received approval of a site plan amendment to convert the approximately 1,200 square feet of 
non-residential space on the first floor of the building to a single 3-bedroom apartment (SP-03-
11). At the time of the approval in 2011, the UDO required that buildings in this area of the 
Downtown Core Overlay be constructed with 50% non-residential space on the first floor. The 
petitioner received a waiver with the original site plan approval in 2010 to reduce the amount of 
non-residential space to 24%. The 2011 petition dropped the first floor non-residential percentage 
from 24% to 0%.  Also approved in 2011 was an amendment to the previously approved parking 
waiver to allow for a further reduction.  
 
The Plan Commission approved the 2011 amendment and first floor commercial space waiver 
with a 5-year sunset clause. The initial 5-year sunset expired in July 2016, at which time the 
petitioner filed a petition to reapprove the ground floor use (SP-20-16). The Plan Commission 
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reapproved the waiver in 2016 with another 5-year sunset expiration and required a zoning 
commitment stating the approval would expire in July 2021, unless reapproved. The Plan 
Commission felt it was appropriate to tie the waiver to the development of the Trades District, 
thus the reasoning behind the 5-year timelines. Other than the recently constructed Trades 
District Parking Garage and an approval to reuse the Mill Building, no new buildings have been 
constructed in the Trades District since 2011. In the 2011 and 2016 approvals, the Plan 
Commission stated the reasons for the approval and the sunsetting were a desire to not see the 
space remain empty and they questioned the viability of commercial uses in this location, 
especially with the uncertain development timeline of the Trades District.  
 
Currently, the UDO does not require ground floor commercial space at this location, however, 
any ground floor dwelling unit shall be located at least 20’ behind the front façade of the 
building. The Department supports the renewal of this waiver for another 5 years, however after 
that 5 year period has expired, the property must be brought into compliance. 

 
DEVELOPMENT STANDARDS & INCENTIVES:  
Non-Residential Uses on the First Floor: This site is not required to have ground floor non-
residential uses. However, as mentioned, there is a Use Specific requirement that says that each 
dwelling unit located on the ground floor shall be located at least 20’ behind each building façade  
facing a public street.  
 
COMPREHENSIVE PLAN: The Comprehensive Plan designates this property as Downtown. 
The Downtown designation “is a mixed use, high intensity activity center serving regional, 
community-wide, and neighborhood markets. Bloomington must strive to improve downtown as 
a compact, walkable, and architecturally distinctive area in the traditional block pattern that 
serves as the heart of Bloomington while providing land use choices to accommodate visitors, 
business, shoppers and residents.’ Land use policies for this area state that: 
  

Goal 4.1 Maintain Historic Character. Encourage redevelopment that complements and 
does not detract from the Downtown’s historic, main street character. The building has 
been designed to complement and mirror the design of the historic Showers Building and 
Johnson Creamery Building.  
 
Goal 2.3 Resilent Public Spaces: Ensure public spaces are of high quality, engaging, and 
active.  The design of this building and plaza space along the B-Line Trail actively 
engages with the trail and creates a quasi-public space. The design of the building also 
complements the B-Line Trail with the stepbacks and extended awning along the Trail.   
  
Goal 3.2 Built Environment and Green Space: Drive increased efficiency and reduced 
environmental impacts in the built environment. The incorporation of the four elements of 
the Sustainable Development Incentives will reduce the heat island effect of the petition 
as well as provide solar energy to reduce the building’s energy demands. These items 
directly further some of the stated goals of the Comprehensive Plan to improve the site 
design of buildings in the built environment. 

 
SITE PLAN REVIEW: The Plan Commission shall review the major site plan petition and 
approve, approve with conditions, or deny the petition in accordance with Section 20.06.040(g) 
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(Review and Decision ), based on the general approval criteria in Section 20.06.040(d)(6)(B) 
(General Compliance Criteria). 
 
20.06.040(d)(6)(B) General Compliance Criteria 

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

iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with Prior Approvals 
v. Consistency with Comprehensive Plans and Other Applicable Plans 

vi. Consistent with Intergovernmental Agreements 
vii. Minimization or Mitigation of Adverse Impacts 

viii. Adequacy of Road Systems 
ix. Provides Adequate Public Services and Facilities 
x. Rational Phasing Plan 

 
PROPOSED FINDING: The building and site plan have not been reviewed for compliance with 
the UDO since this waiver is related to a specific Plan Commission condition of approval that 
allowed a particular land use of this building only. This approval is consistent with the 
requirements of previous approvals, however as mentioned, the Department recommends that no 
additional time be granted beyond the proposed 5-year compliance deadline. No problems have 
been identified with meeting all stormwater and utility connections. No adverse impacts on 
adjacent properties has been identified. The site is adjacent to existing public roads and alleys 
and will be easily accessed, with Bloomington Transit service immediately nearby also. The 
petition is consistent with the Comprehensive Plan which encourages infill development and 
reuse of underutilized properties. No phasing is planned. 
 
CONCLUSION: This petition maintains the space as convertible and allows for the possibility 
of commercial space in the future. With future development of the Trades District, additional 
opportunities may arise for office, retail and restaurant uses in this building to serve the 
employees and residents of the Trades District. 
 
RECOMMENDATION: The Department recommends approval of SP-32-21 with the 
following conditions of approval: 
 

1. This approval allows for an additional 5-year compliance period. The property must be 
brought into compliance by November 15, 2026. A zoning commitment to the effect is 
required to be recorded. 
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BLOOMINGTON PLAN COMMISSION    CASE #: DP-34-21 
STAFF REPORT       DATE: November 15, 2021 
Location: 650 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 secondary plat approval for a subdivision of 5.34 acres 
for 30 residential lots and 3 common area lots in a Planned Unit Development zoning district.  
 
BACKGROUND: 
Area:     5.34 acres  
Zoning:    Planned Unit Development 
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 650 W. Guy Avenue and is zoned Planned Unit Development 
(Thomson PUD). The overall 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 Parks and Open Space (PO) 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 Plan Commission approved an amendment to the Thomson PUD District Ordinance and a 
Preliminary Plan under PUD-10-20 to allow for this property to be redeveloped by Habitat for 
Humanity for a single family residential development known as “Osage Place”. The petitioner 
received final plan and primary plat approval under case #SP/DP-24-20 to allow for 69 single 
family lots and 7 common area lots to be developed on the 12.5 acre property. The development 
would include 63 detached single family residences and 6 attached single family residences. A 
grading permit was issued under CZC# C20-482 to allow for the site grading and installation of 
infrastructure for Phase 1.  
 
The petitioner is now requesting secondary plat approval to plat 5.34 acres of the 12.5 acres as 
Phase 1 of the development. The proposed plat would include 30 residential lots and 3 common 
area lots. 
 
SECONDARY PLAT REVIEW: The Plan Commission shall review the secondary plat petition 
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and approve, approve with conditions, or deny the petition in accordance with Section 
20.06.040(g) (Review and Decision), based on the general approval criteria in Section 
20.06.040(d)(6)(B) (General Compliance Criteria). 
 
20.06.040(d)(6)(B) General Compliance Criteria 

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

iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with Prior Approvals 
v. Consistency with Comprehensive Plans and Other Applicable Plans 

vi. Consistent with Intergovernmental Agreements 
vii. Minimization or Mitigation of Adverse Impacts 

viii. Adequacy of Road Systems 
ix. Provides Adequate Public Services and Facilities 
x. Rational Phasing Plan 

 
PROPOSED FINDING: The petition meets all of the requirements and standards of the UDO 
and the approved PUD District Ordinance. No problems have been identified with meeting all 
stormwater and utility connections. No adverse impacts on adjacent properties have been 
identified. The site plan includes the extension of existing public streets through this 
development and has 5 separate public roads through the site. There are Bloomington Transit 
routes within a short walking distance to the east on both Rogers St. and Rockport Rd. The 
petition is consistent with the Comprehensive Plan which encourages infill development and 
reuse of underutilized properties. The phasing shown is consistent with what was approved with 
the final plan and primary plat. 
 
PLAT REVIEW: 
 
Uses/Development Standards: The Plan Commission approved the Residential Urban (R4) 
zoning district for the development standards with the PUD 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’. 
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 within the overall development be served by an 
alley, this petition was approved to allow 57%, which is shown on the plat.  

 
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. All internal roads and 
alleys will be public. The layout of lots and alley-loaded lots are as approved with the PUD. 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 was not required to utilize 
alley loaded garages for all of the lots to increase preservation possibilities and to minimize 
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impacts to surrounding uses.  
 
The overall petition would involve extending all of the existing adjacent stub streets to the east to 
connect through this development, as well as providing a new stub street to the north. This phase 
will include the platting of right-of-way for the extension of Bernard Drive, as well as portions of 
Duncan Drive and Cherokee Drive. The Plan Commission approved the extensions of Duncan 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. A temporary turn around area is required at the end 
of Cherokee Drive and was approved with the grading permit. This will be removed when Phase 
2 is platted and Cherokee Drive will be a through street. 
 
Proposed Lots: The proposed lots would be approximately 3,000 square feet for the lots with 
attached residences and 4,000 sq. ft. for the lots with detached residences. This is consistent with 
the approved final plan and preliminary plat. There are 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. The areas of preservation along the north and west sides of this plat have been 
shown in the required conservation easement. The easement language on the final plat must be 
changed to be consistent with the language outlined in the Unified Development Ordinance. The 
Common Area lots must also be labeled or listed as non-buildable lots. 
 
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 within a pedestrian easement on Common Area lots and will be privately owned and 
maintained. 
 
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. 
 
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 have been shown to be located 
within conservancy easements. There are no known sensitive environmental features. 
 
CONCLUSION: The development plan associated with this subdivision request 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. The proposed secondary 
plat is consistent with the approved primary plat and final plan and meets the UDO requirements.  
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission approve the secondary plat, DP-34-21, with the following conditions: 
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1. Approved per terms and conditions of Plan Commission case #PUD-10-20 and SP/DP-24-

20.  
2. Addresses must be shown on the plat prior to signature. 
3. All common area lots must be identified as not buildable lots of record. 
4. All easements must be listed and defined on the final plat per the language outlined in the 

UDO. 
5. The pedestrian easement shown through the common area lots should be placed within an 

easement and not as a centerline. 
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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 15, 2021 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: DP-34-21:  Osage Place Preliminary Plant  
  650 Guy Avenue 
____________________________________________________________________________________ 
 
The purpose of this memo and all Environmental Commission (EC) memos involving the Plan 
Commission and new development in Bloomington, is to convey the environmental concerns and 
subsequent recommendations for conditions of approval. The Environmental Commission’s objective is 
that the results of our review and suggestions will lead to enhancement of the ecosystem services 
provided, and the climate-change mitigation attributes of the site.   
 
 
Comments 
 
1.) There is signage required around the perimeter of easements per UDO 20.05.04, Easements. To make 
the number and locations clear from the beginning, the EC recommends that the location of all signs be 
shown on the Plat. 
 
2.)  The draft plat does not clearly depict that the Conservation Easements (CE) are also Common Areas.  
The EC believes that all of the dedicated CE areas should be in a common areas and not on private 
property. 
 
 
Recommended Conditions of Approval 
 
1.)  Show the locations of signage associated with the easements. 
 
2.)  Show on the plat that all Conservation Easements are in common areas and not on private property. 
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Todd M. Borgman, PS 
Katherine E. Stein, PE 
Donald J. Kocarek, LA 
Stephen L. Smith, Founder    

“Professional design and survey since 1979” 
 

2755 E Canada Dr, Ste 101 
Bloomington, Indiana 47401 
Telephone 812-336-6536 
www.smithdginc.com  

                              
Petitioner’s Statement 

Osage Subdivision Phase 1 
 
Purpose 
The purpose of this final plat is to create Phase 1 of Osage Place Subdivision, a Habitat for 
Humanity development. 
 
Location 
The subject property is located at the end of the dead-end streets of S Bernard Drive, W Guy 
Avenue, W Duncan Drive, W Chambers Drive and W Cherokee Drive.  
Address: 650 W Guy Avenue 
 
Parcels 
This plat will create 30 lots for single family housing and 3 common areas for pedestrian access 
and stormwater drainage. 
 
R/W Dedication 
Right-of-way dedication is in accordance with the Thoroughfare plan and the Unified 
Development Ordinance.  
 
Pedestrian Easements 
Pedestrian easements are being created across common area lots 75 and 76. These easements 
will encompass new pathways. 
 
Conservancy Easements 
Conservancy easements are being created to restrict any land-disturbing activities within 
selected areas. 

86



ST
O

N
E

SO
U

TH
W

ES
T 

C
O

R
N

ER
O

F 
TH

E 
N

E/
4

SE
C

T.
 8

, T
8N

, R
1W

20' BSL & C.E.

C.
E.

15
' C

.E
.

CONSERVATION  EASEMENT

CONSERVATION  EASEMENT

20' BLDG
SETBACK & C.E.

30' D.E.

10
' D

.E
.

15' BSL

15' BSL
10' U.E.

15' BSL
10' U.E.

10' U.E.

5'
 B

SL

10' U.E.

10' U.E.

15' BSL

15
' B

SL

10
' U

.E
.

15' BSL15
' B

SL

10
' U

.E
. 10' U.E.

15' BSL

15
' B

SL
10

' U
.E

.

20' BSL

5'
 B

SL

5'
 B

SL

5'
 B

SL

5'
 B

SL

5'
 B

LD
G

 S
TB

K

CONSERVATION  EASEMENT

S8
7°

31
'1

6"
W

  1
24

.0
2

S8
7°

31
'1

6"
W

  1
24

.0
2

S8
7°

31
'1

6"
W

  1
24

.0
2

S8
7°

31
'1

6"
W

  1
24

.0
2

S8
7°

31
'1

6"
W

  1
24

.0
2

N0°55'14"W
529.41

48.77 40.00 40.00 39.00 29.78
39.00 40.00 40.00 40.00 40.00 40.00 40.00 40.00 40.00 40.00 40.00 44.37

12
4.

40
60

.1
8

33
3.

40

S8
7°

31
'1

6"
W

  1
24

.0
2

S8
7°

31
'1

6"
W

  1
24

.0
2

S8
7°

31
'1

6"
W

  1
24

.0
2

S8
7°

31
'1

6"
W

  1
24

.0
2

S8
7°

31
'1

6"
W

  1
24

.0
2

S8
7°

31
'1

6"
W

  1
24

.0
2

S8
7°

31
'1

6"
W

  1
24

.0
2

S8
7°

31
'1

6"
W

  1
24

.0
2

20' BLDG SETBACK
& C.E.

61
03

 S
F

0.1
4 A

C.

1

49
61

 S
F

0.1
1 A

C.

2

49
61

 S
F

0.1
1 A

C.

3

49
61

 S
F

0.1
1 A

C.

4

49
61

 S
F

0.1
1 A

C.

5

49
61

 S
F

0.1
1 A

C.

6

49
61

 S
F

0.1
1 A

C.

7

49
61

 S
F

0.1
1 A

C.

8

49
61

 S
F

0.1
1 A

C.

9

49
61

 S
F

0.1
1 A

C.

10

49
61

 S
F

0.1
1 A

C.

11

48
37

 S
F

0.1
1 A

C.

12

48
37

 S
F

0.1
1 A

C.

13

49
61

 S
F

0.1
1 A

C.

14

49
61

 S
F

0.1
1 A

C.

15

81
65

 S
F

0.1
9 A

C.

16
50

00
 S

F
0.1

1 A
C.

17 41
28

 S
F

0.0
9 A

C.

18 30
00

 S
F

0.0
7 A

C.

19 39
00

 S
F

0.0
9 A

C.

20 39
00

 S
F

0.0
9 A

C.

21 30
00

 S
F

0.0
7 A

C.

22 40
00

 S
F

0.0
9 A

C.

23 40
00

 S
F

0.0
9 A

C.

24 47
00

 S
F

0.1
1 A

C.

25 50
00

 S
F

0.1
1 A

C.

26 40
00

 S
F

0.0
9 A

C.

27 40
00

 S
F

0.0
9 A

C.

28 40
00

 S
F

0.0
9 A

C.

29 40
00

 S
F

0.0
9 A

C.

30

16
79

3 S
F

0.3
9 A

C.

C
O

M
M

O
N

 A
R

EA
  D

. &
 U

.E
. :

 3
1

 1
40

.0
0

 279.41

 436.06

 19.89

N2°28'44"W 735.36

N
87

°3
1'

16
"E

 1
40

.0
0

31
.1

2
38

.1
1

W
. D

U
N

C
AN

 D
R

IV
E

(P
U

BL
IC

-4
4'

 R
/W

)

10
5.

65

N2°28'44"W 436.06

S2°28'44"E  384.15

N
87

°3
1'

16
"E

21
.1

9

S8
7°

31
'1

6"
W

21
.1

9S2°28'44"E  44.00

S2°28'44"E  210.00

N
87

°3
1'

16
"E

  1
24

.7
4

20
.0

0
10

0.
00

N
87

°3
1'

16
"E

  1
00

.0
0

N
87

°3
1'

16
"E

  1
00

.0
0

N
87

°3
1'

16
"E

  2
44

.7
4

22.0022.00

N
87

°3
1'

16
"E

31
.1

9

PHASE 2

PHASE 2

P
H

A
S

E
 2

ALLEY
(PUBLIC-20' R/W)

S BERNARD DRIVE
(PUBLIC-60' R/W)

S BERNARD DRIVE
(PUBLIC-60' R/W)

W
. C

H
ER

O
KE

E 
D

R
IV

E
(P

U
BL

IC
-6

0'
 R

/W
)

 2
.3

9
N

87
°3

1'
16

"E
 1

42
.3

9

N2°28'44"W 231.00

N
88

°0
0'

31
"W

  5
17

.9
8

54.0640.0040.00

49.7540.0040.0040.0040.0050.00

40.0040.0040.0040.0050.00

N
87

°3
1'

16
"E

  1
00

.0
0

N
87

°3
1'

16
"E

  1
00

.0
0

N
87

°3
1'

16
"E

  1
00

.0
0

S8
7°

31
'1

6"
W

  1
00

.0
0

S8
7°

31
'1

6"
W

  1
00

.0
0

N
87

°3
1'

16
"E

  1
00

.0
0

S8
7°

31
'1

6"
W

  1
00

.0
0

S8
7°

31
'1

6"
W

  1
00

.0
0

N
87

°3
1'

16
"E

  1
00

.0
0

S8
7°

31
'1

6"
W

  1
00

.0
0

S8
7°

31
'1

6"
W

  1
00

.0
0

S8
7°

31
'1

6"
W

  1
00

.0
0

S8
7°

31
'1

6"
W

  1
00

.0
0

10
0.

00

50.00

50.00

41.28

41.28

30.00

30.00

39.00

39.00

P
H

A
S

E
 2

82.91
40.00 40.00 39.00

39.00 40.00 40.00 40.00 40.00 40.00 40.00 40.00 40.00

S7
7°

18
'5

4"
E 

 5
.5

8'
S8

9°
18

'0
2"

E 
 1

3.
12

'

N
9°

04
'2

2"
E

24
.7

0'

10
.22

30
.0

9
30

.0
9

27
78

 S
F

0.0
6 A

C.

C
O

M
M

O
N

 A
R

EA
 : 

75
C

.L
. 1

0'
 P

ED
.

EA
SE

M
EN

T
S8

7°
31

'1
6"

W
10

0.
00

S8
7°

31
'1

6"
W

12
4.

02
36

93
 S

F
0.0

8 A
C.

C
O

M
M

O
N

 A
R

EA
 : 

76

20' BSL & C.E.

30
' D

.E

30
' D

.E

27.78

27.78

14.89 12.89

12.8914.89

14.8914.89
29.78

14.89 14.89

39.00

39.00 30.00

30.00

40.00

40.00

40.00

40.00

47.00

47.00

N
72

°0
7'

44
"E

  1
97

.8
6

L=11
7.

93

R=18
0.

00

CHB=S51
°3

8'
45

"E

CHL=1
15

.8
3

EL
EC

TR
IC

 T
R

AN
SM

IS
SI

O
N

LI
N

E 
ES

M
T 

(B
12

0/
60

0)

City Of Bloomington, Indiana
Dept. Of Parks & Recreation

N
87

°3
1'

16
"E

  1
24

.0
2

N
87

°3
1'

16
"E

  1
24

.0
2

N
87

°3
1'

16
"E

  1
24

.0
2

ALLEY
(PUBLIC-20' R/W)L=

76
.6

7

R
=3

00
.0

0

C
H

B
=N

80
°1

2'
00

"E

C
H

L=
76

.4
6

S8
9°

38
'4

3"
E 

24
8.

23
W

. C
H

ER
O

KE
E 

D
R

IV
E

(P
U

BL
IC

-6
0'

 R
/W

)
L=

69
.0

0

R
=2

70
.0

0

C
H

B
=N

80
°1

2'
00

"E

C
H

L=
68

.8
1

S8
9°

38
'4

3"
E 

 2
47

.4
7

S1°05'10"E      60.02

L=
76

.7
2

R
=3

30
.0

0

C
H

B
=S

79
°3

2'
21

"W

C
H

L=
76

.5
5

N
89

°3
8'

43
"W

  2
48

.9
8

P
H

A
S

E
 2

P
H

A
S

E
 2

L=
91

.5
0

R
=3

00
.0

0

C
H

B
=N

81
°3

7'
01

"E

C
H

L=
91

.1
5

L=
10

0.
65

R
=3

30
.0

0

C
H

B
=N

81
°3

7'
01

"E

C
H

L=
10

0.
26

L=
82

.3
5

R
=2

70
.0

0

C
H

B
=S

81
°3

7'
01

"W

C
H

L=
82

.0
3

N2°28'44"W  680.91

PR
O

JE
C

T 
LO

C
AT

IO
N

FR
O

N
T 

YA
R

D
 S

ET
BA

C
K 

= 
 1

5 
FT

C
AR

PO
R

T/
G

AR
AG

E
= 

 1
0 

FT
R

EA
R

 Y
AR

D
 S

ET
BA

C
K

= 
  2

0 
 F

T
SI

D
E 

YA
R

D
 S

ET
BA

C
K 

= 
 5

 F
T 

 M
IN

.

AL
L 

LO
TS

 A
R

E 
FO

R
 S

IN
G

LE
 F

AM
IL

Y 
U

SE
 A

N
D

 Z
O

N
ED

 T
H

O
M

PS
O

N
 P

U
D

PE
R

R
Y 

TO
W

N
SH

IP
SE

C
TI

O
N

 8
TO

W
N

SH
IP

 8
 N

O
R

TH
R

AN
G

E 
1 

W
ES

T

BA
SI

S 
O

F 
BE

AR
IN

G
S:

IN
D

IA
N

A 
ST

AT
E 

PL
AN

E,
 W

ES
T 

ZO
N

E
VE

R
TI

C
AL

 D
AT

U
M

: N
AV

D
 8

8

LO
T 

A
D

D
R

ES
S 

TA
B

LE
LO

T 
#

A
D

R
ES

S
LO

T 
#

1
S.

 B
ER

N
AR

D
 A

VE
N

U
E

16
S.

 B
ER

N
AR

D
 A

VE
N

U
E

2
S.

 B
ER

N
AR

D
 A

VE
N

U
E

17
S.

 B
ER

N
AR

D
 A

VE
N

U
E

3
S.

 B
ER

N
AR

D
 A

VE
N

U
E

18
S.

 B
ER

N
AR

D
 A

VE
N

U
E

4
S.

 B
ER

N
AR

D
 A

VE
N

U
E

19
S.

 B
ER

N
AR

D
 A

VE
N

U
E

5
S.

 B
ER

N
AR

D
 A

VE
N

U
E

20
S.

 B
ER

N
AR

D
 A

VE
N

U
E

6
S.

 B
ER

N
AR

D
 A

VE
N

U
E

21
S.

 B
ER

N
AR

D
 A

VE
N

U
E

7
S.

 B
ER

N
AR

D
 A

VE
N

U
E

22
S.

 B
ER

N
AR

D
 A

VE
N

U
E

8
S.

 B
ER

N
AR

D
 A

VE
N

U
E

23
S.

 B
ER

N
AR

D
 A

VE
N

U
E

9
S.

 B
ER

N
AR

D
 A

VE
N

U
E

24
S.

 B
ER

N
AR

D
 A

VE
N

U
E

10
S.

 B
ER

N
AR

D
 A

VE
N

U
E

25
S.

 B
ER

N
AR

D
 A

VE
N

U
E

11
S.

 B
ER

N
AR

D
 A

VE
N

U
E

26
S.

 B
ER

N
AR

D
 A

VE
N

U
E

12
S.

 B
ER

N
AR

D
 A

VE
N

U
E

27
S.

 B
ER

N
AR

D
 A

VE
N

U
E

13
S.

 B
ER

N
AR

D
 A

VE
N

U
E

28
S.

 B
ER

N
AR

D
 A

VE
N

U
E

14
S.

 B
ER

N
AR

D
 A

VE
N

U
E

29
S.

 B
ER

N
AR

D
 A

VE
N

U
E

15
S.

 B
ER

N
AR

D
 A

VE
N

U
E

30
S.

 B
ER

N
AR

D
 A

VE
N

U
E

C
op

yr
ig

h
t 

S
m

it
h

 D
es

ig
n

 G
ro

u
p,

 I
n

c.
  1

0/
09

/2
02

0 
 A

ll 
R

ig
h

ts
 R

es
er

ve
d

O
W

N
ER

/S
U

B
D

IV
ID

ER
H

AB
IT

AT
 F

O
R

 H
U

M
AN

IT
Y 

O
F 

M
O

N
R

O
E 

C
O

U
N

TY
 IN

C
.

21
3 

E 
KI

R
KW

O
O

D
 A

VE
.

BL
O

O
M

IN
G

TO
N

, I
N

 4
74

08
81

2-
33

1-
40

69
IN

ST
 2

01
90

17
48

4
53

-0
8-

08
-1

00
-1

15
.0

00
-0

09

FR
B 

   
   

  F
O

U
N

D
 R

EB
AR

SR
B 

   
   

  S
ET

 R
EB

AR
FN

D
   

   
   

FO
U

N
D

BG
   

   
   

  B
EL

O
W

 G
R

AD
E

AG
   

   
   

  A
BO

VE
 G

R
AD

E
BS

L 
   

   
  B

U
IL

D
IN

G
 S

ET
BA

C
K 

LI
N

E
D

E 
   

   
   

 D
R

AI
N

AG
E 

EA
SE

M
EN

T
U

E 
   

   
   

 U
TI

LI
TY

 E
AS

EM
EN

T
C

E 
   

   
   

 C
O

N
SE

R
VA

N
C

Y 
EA

SE
M

EN
T

D
 &

 U
E 

   
D

R
AI

N
AG

E 
AN

D
 U

TI
LI

TY
 E

AS
EM

EN
T

G
EN

ER
A

L 
N

O
TE

S
1.

BA
SE

D
 U

PO
N

 A
 S

C
AL

ED
 IN

TE
R

PR
ET

AT
IO

N
 O

F 
TH

E 
FL

O
O

D
 IN

SU
R

AN
C

E 
R

AT
E 

M
AP

(1
81

05
C

01
43

D
) F

O
R

 M
O

N
R

O
E 

C
O

U
N

TY
, I

N
D

IA
N

A,
 D

AT
ED

 D
EC

EM
BE

R
 1

7,
 2

01
0,

 T
H

E
SU

BJ
EC

T 
PR

O
PE

R
TY

 IS
 L

O
C

AT
ED

 W
IT

H
IN

 (U
N

SH
AD

ED
) Z

O
N

E 
X.

2.
AL

L 
M

O
N

U
M

EN
TS

 F
O

U
N

D
 IN

 P
ER

FO
R

M
AN

C
E 

O
F 

TH
IS

 S
U

R
VE

Y 
W

ER
E 

FO
U

N
D

 F
LU

SH
W

IT
H

 T
H

E 
EX

IS
TI

N
G

 G
R

O
U

N
D

 U
N

LE
SS

 O
TH

ER
W

IS
E 

N
O

TE
D

, A
N

D
 T

H
E 

AG
E 

AN
D

 O
R

IG
IN

O
F 

SA
ID

 F
O

U
N

D
 M

O
N

U
M

EN
TS

 A
R

E 
U

N
KN

O
W

N
 U

N
LE

SS
 O

TH
ER

W
IS

E 
N

O
TE

D
.

3.
AL

L 
D

IM
EN

SI
O

N
S 

SH
O

W
N

 H
ER

EO
N

 A
R

E 
IN

 F
EE

T 
AN

D
 D

EC
IM

AL
S 

TH
ER

EO
F 

U
N

LE
SS

O
TH

ER
W

IS
E 

LA
BE

LE
D

.
4.

AL
L 

SE
T 

R
EB

AR
 IS

 A
 2

4"
 R

EB
AR

 W
IT

H
 A

 Y
EL

LO
W

 C
AP

 S
TA

M
PE

D
 "S

BA
 IN

C
 F

IR
M

 0
10

1"
5.

R
EF

ER
EN

C
E 

IS
 M

AD
E 

TO
 T

H
E 

FO
LL

O
W

IN
G

 S
U

R
VE

YS
 O

R
 P

LA
TS

.
A.

AU
TU

M
N

 V
IE

W
 S

U
BD

IV
IS

IO
N

 P
LA

T 
C

AB
IN

ET
 C

, E
N

VE
LO

PE
 8

0.
B.

D
R

AG
O

O
 S

U
R

VE
Y 

BL
ED

SO
E 

TA
PP

 &
 R

IG
G

ER
T,

 IN
ST

 1
99

90
22

13
2.

C
.

LU
TE

S 
SU

BD
IV

IS
IO

N
 P

LA
T 

C
AB

IN
ET

 D
 E

N
VE

LO
PE

 8
1.

D
.

PL
EA

SE
N

T 
VI

EW
 A

D
D

IT
IO

N
E.

BL
O

O
M

IN
G

TO
N

IN
D

U
ST

R
IA

L
C

O
M

PL
EX

SU
R

VE
Y

BY
TH

SC
H

N
ID

ER
C

O
R

P.
D

AT
ED

JU
LY

25
, 2

00
2.

F.
TH

O
M

PS
O

N
 B

O
U

N
D

AR
Y 

SU
R

VE
Y 

BY
 T

H
IS

 F
IR

M
 J

O
B 

#4
47

8 
D

AT
ED

 J
AN

U
AR

Y 
19

, 2
00

9.

LE
G

A
L 

D
ES

C
R

IP
TI

O
N

A 
PA

R
T 

O
F 

TH
E 

N
O

R
TH

EA
ST

 Q
U

AR
TE

R
 O

F 
SE

C
TI

O
N

 8
, T

O
W

N
SH

IP
 8

 N
O

R
TH

, R
AN

G
E 

1 
W

ES
T,

 M
O

N
R

O
E 

C
O

U
N

TY
, I

N
D

IA
N

A,
D

ES
C

R
IB

ED
 A

S 
FO

LL
O

W
S:

C
O

M
M

EN
C

IN
G

 A
T 

A 
ST

O
N

E 
M

AR
KI

N
G

 T
H

E 
SO

U
TH

W
ES

T 
C

O
R

N
ER

 O
F 

SA
ID

 Q
U

AR
TE

R
, T

H
EN

C
E 

N
O

R
TH

 0
0 

D
EG

R
EE

S 
55

M
IN

U
TE

S 
14

 S
EC

O
N

D
S 

W
ES

T 
(IN

D
IA

N
A 

ST
AT

E 
PL

AN
E,

 W
ES

T 
ZO

N
E)

 A
LO

N
G

 T
H

E 
W

ES
T 

LI
N

E 
O

F 
AU

TU
M

N
 V

IE
W

 (P
LA

T 
C

AB
IN

ET
"C

", 
EN

VE
LO

PE
 8

0)
 5

29
.4

1 
TO

 T
H

E 
SO

U
TH

W
ES

T 
C

O
R

N
ER

 O
F 

LA
N

D
 C

O
N

TA
IN

ED
 IN

 IN
ST

R
U

M
EN

T 
20

15
01

48
72

 A
N

D
 T

O
 T

H
E

PO
IN

T
O

F 
BE

G
IN

N
IN

G
; T

H
EN

C
E 

N
O

R
TH

 0
2 

D
EG

R
EE

S 
28

 M
IN

U
TE

S 
44

 S
EC

O
N

D
S 

W
ES

T 
AL

O
N

G
 T

H
E 

W
ES

T 
LI

N
E 

O
F 

SA
ID

 L
AN

D
 A

N
D

TH
E 

EX
TE

N
SI

O
N

 T
H

ER
EO

F 
68

0.
91

 F
EE

T 
TO

 T
H

E 
SO

U
TH

 L
IN

E 
O

F 
TH

E 
EL

EC
TR

IC
 T

R
AN

SM
IS

SI
O

N
 L

IN
E 

EA
SE

M
EN

T 
(B

O
O

K 
 1

20
,

PA
G

E 
60

0)
; T

H
EN

C
E 

N
O

R
TH

 7
2 

D
EG

R
EE

S 
07

 M
IN

U
TE

S 
44

 S
EC

O
N

D
S 

EA
ST

 A
LO

N
G

 S
AI

D
 S

O
U

TH
 L

IN
E 

19
7.

86
 F

EE
T;

 T
H

EN
C

E
N

O
R

TH
 8

7 
D

EG
R

EE
S 

31
 M

IN
U

TE
S 

16
 S

EC
O

N
D

S 
EA

ST
 1

05
.6

5 
FE

ET
; T

H
EN

C
E 

N
O

R
TH

EA
ST

 6
9.

00
 F

EE
T 

O
N

 A
 C

U
R

VE
 T

O
 T

H
E

LE
FT

 H
AV

IN
G

 A
 R

AD
IU

S 
O

F 
27

0.
00

 F
EE

T 
BE

IN
G

 S
U

BT
EN

D
ED

 B
Y 

A 
LO

N
G

 C
H

O
R

D
 B

EA
R

IN
G

 N
O

R
TH

 8
0 

D
EG

R
EE

S 
12

 M
IN

U
TE

S
00

 S
EC

O
N

D
S 

EA
ST

 A
N

D
 A

 D
IS

TA
N

C
E 

O
F 

68
.8

1 
FE

ET
; T

H
EN

C
E 

N
O

R
TH

EA
ST

 1
00

.6
5 

FE
ET

 O
N

 A
 C

U
R

VE
 T

O
 T

H
E 

R
IG

H
T 

H
AV

IN
G

 A
R

AD
IU

S 
O

F 
33

0.
00

 F
EE

T 
BE

IN
G

 S
U

BT
EN

D
ED

 B
Y 

A 
LO

N
G

 C
H

O
R

D
 B

EA
R

IN
G

 N
O

R
TH

 8
1 

D
EG

R
EE

S 
37

 M
IN

U
TE

S 
01

 S
EC

O
N

D
S

EA
ST

 A
N

D
 A

 D
IS

TA
N

C
E 

O
F 

10
0.

26
 F

EE
T;

 T
H

EN
C

E 
SO

U
TH

 8
9 

D
EG

R
EE

S 
38

 M
IN

U
TE

S 
43

 S
EC

O
N

D
S 

EA
ST

 2
47

.4
7 

FE
ET

; T
H

EN
C

E
SO

U
TH

 0
1 

D
EG

R
EE

S 
05

 M
IN

U
TE

S 
10

 S
EC

O
N

D
S 

EA
ST

 6
0.

02
 F

EE
T;

TH
EN

C
E 

N
O

R
TH

 8
9 

D
EG

R
EE

S 
38

 M
IN

U
TE

S 
43

 S
EC

O
N

D
S

W
ES

T 
24

8.
98

 F
EE

T;
  T

H
EN

C
E 

SO
U

TH
W

ES
T 

82
.3

5 
FE

ET
 O

N
 A

 C
U

R
VE

 T
O

 T
H

E 
LE

FT
 H

AV
IN

G
 A

 R
AD

IU
S 

O
F 

27
0.

00
 F

EE
T 

BE
IN

G
SU

BT
EN

D
ED

 B
Y 

A 
LO

N
G

 C
H

O
R

D
 B

EA
R

IN
G

 S
O

U
TH

 8
1 

D
EG

R
EE

S 
39

 M
IN

U
TE

S 
01

 S
EC

O
N

D
S 

W
ES

T 
AN

D
 A

 D
IS

TA
N

C
E 

O
F 

82
.0

3
FE

ET
;  

TH
EN

C
E 

SO
U

TH
W

ES
T 

76
.5

5 
FE

ET
 A

LO
N

G
 A

 C
U

R
VE

 T
O

 T
H

E 
R

IG
H

T 
H

AV
IN

G
 A

 R
AD

IU
S 

O
F 

33
0.

00
 F

EE
T 

BE
IN

G
SU

BT
EN

D
ED

 B
Y 

A 
LO

N
G

 C
H

O
R

D
 B

EA
R

IN
G

 S
O

U
TH

 7
9 

D
EG

R
EE

S 
32

 M
IN

U
TE

S 
21

 S
EC

O
N

D
S 

W
ES

T 
AN

D
 A

 D
IS

TA
N

C
E 

O
F 

76
.5

5
FE

ET
; T

H
EN

C
E 

SO
U

TH
 0

2 
D

EG
R

EE
S 

28
 M

IN
U

TE
S 

44
 S

EC
O

N
D

S 
EA

ST
 3

84
.1

5 
FE

ET
; T

H
EN

C
E 

N
O

R
TH

 8
7 

D
EG

R
EE

S 
31

 M
IN

U
TE

S
16

 S
EC

O
N

D
S 

EA
ST

 2
1.

19
 F

EE
T;

 T
H

EN
C

E 
SO

U
TH

 0
2 

D
EG

R
EE

S 
28

 M
IN

U
TE

S 
44

 S
EC

O
N

D
S 

EA
ST

 4
4.

00
 F

EE
T;

  T
H

EN
C

E 
SO

U
TH

 8
7

D
EG

R
EE

S 
31

 M
IN

U
TE

S 
16

 S
EC

O
N

D
S 

W
ES

T 
21

.1
9 

FE
ET

; T
H

EN
C

E 
SO

U
TH

 0
2 

D
EG

R
EE

S 
28

 M
IN

U
TE

S 
44

 S
EC

O
N

D
S 

EA
ST

 2
10

.0
0

FE
ET

; T
H

EN
C

E 
N

O
R

TH
 8

7 
D

EG
R

EE
S 

31
 M

IN
U

TE
S 

16
 S

EC
O

N
D

S 
EA

ST
 1

24
.7

4 
FE

ET
; T

H
EN

C
E 

SO
U

TH
EA

ST
 1

17
.9

3 
FE

ET
 W

IT
H

 A
C

U
R

VE
 T

O
 T

H
E 

LE
FT

 H
AV

IN
G

 A
 R

AD
IU

S 
O

F 
18

0.
00

 F
EE

T 
BE

IN
G

 S
U

BT
EN

D
ED

 B
Y 

A 
LO

N
G

 C
H

O
R

D
 B

EA
R

IN
G

 S
O

U
TH

 5
1

D
EG

R
EE

S 
38

 M
IN

U
TE

S 
45

 S
EC

O
N

D
S 

EA
ST

 A
N

D
 A

 D
IS

TA
N

C
E 

O
F 

11
5.

83
 F

EE
T 

TO
 T

H
E 

N
O

R
TH

 L
IN

E 
O

F 
TH

E 
AF

O
R

ES
AI

D
AU

TU
M

N
 V

IE
W

; T
H

EN
C

E 
N

O
R

TH
 8

8 
D

EG
R

EE
S 

00
 M

IN
U

TE
S 

31
 S

EC
O

N
D

S 
W

ES
T 

AL
O

N
G

 S
AI

D
 N

O
R

TH
 L

IN
E 

51
7.

98
 F

EE
T 

TO
 T

H
E

PO
IN

T 
O

F 
BE

G
IN

N
IN

G
, C

O
N

TA
IN

IN
G

 5
.3

44
 A

C
R

ES
, M

O
R

E 
O

R
 L

ES
S.

. SU
R

VE
YO

R
'S

 C
ER

TI
FI

C
A

TE
TH

IS
 S

U
R

VE
Y 

W
AS

 P
ER

FO
R

M
ED

 U
N

D
ER

 T
H

E 
D

IR
EC

TI
O

N
 O

F 
TH

E 
U

N
D

ER
SI

G
N

ED
, A

N
D

 T
O

 T
H

E 
BE

ST
 O

F 
TH

IS
 S

U
R

VE
YO

R
'S

KN
O

W
LE

D
G

E 
AN

D
 B

EL
IE

F 
W

AS
 E

XE
C

U
TE

D
 A

C
C

O
R

D
IN

G
 T

O
 S

U
R

VE
Y 

R
EQ

U
IR

EM
EN

TS
 IN

 8
65

 IA
C

 1
.1

2 
FO

R
 T

H
E 

ST
AT

E 
O

F
IN

D
IA

N
A.

D
AT

ED
 O

C
TO

BE
R

 1
, 2

02
1

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
_

TO
D

D
 M

. B
O

R
G

M
AN

R
EG

IS
TE

R
ED

 L
AN

D
 S

U
R

VE
YO

R
 N

O
. 2

12
00

02
1

ST
AT

E 
O

F 
IN

D
IA

N
A

I A
FF

IR
M

, U
N

D
ER

 T
H

E 
PE

N
AL

TI
ES

 F
O

R
 P

ER
JU

R
Y,

 T
H

AT
 I 

H
AV

E 
TA

KE
N

 R
EA

SO
N

AB
LE

 C
AR

E 
TO

 R
ED

AC
T 

EA
C

H
 S

O
C

IA
L

SE
C

U
R

IT
Y 

N
U

M
BE

R
 IN

 T
H

IS
 D

O
C

U
M

EN
T,

 U
N

LE
SS

 R
EQ

U
IR

ED
 B

Y 
LA

W
. (

TO
D

D
 B

O
R

G
M

AN
)

O
W

N
ER

'S
 C

ER
TI

FI
C

A
TE

TH
E 

U
N

D
ER

SI
G

N
ED

, H
AB

IT
AT

 F
O

R
 H

U
M

AN
IT

Y 
O

F 
M

O
N

R
O

E 
C

O
U

N
TY

 IN
C

  B
EI

N
G

 T
H

E 
O

W
N

ER
S 

O
F 

TH
E

AB
O

VE
 D

ES
C

R
IB

ED
 R

EA
L 

ES
TA

TE
, D

O
 H

ER
EB

Y 
LA

YO
FF

 A
N

D
 P

LA
T 

TH
E 

SA
M

E 
IN

TO
 L

O
TS

 A
N

D
 S

TR
EE

TS
 IN

AC
C

O
R

D
AN

C
E 

W
IT

H
 T

H
E 

PL
AT

 A
N

D
 C

ER
TI

FI
C

AT
E.

TH
IS

 P
LA

T 
SH

AL
L 

BE
 K

N
O

W
N

 A
N

D
 D

ES
IG

N
AT

ED
 A

S 
O

SA
G

E 
PL

AC
E 

SU
BD

IV
IS

IO
N

 P
H

AS
E 

1.

ST
R

EE
TS

 A
N

D
 R

IG
H

TS
-O

F-
W

AY
 A

R
E 

TO
 H

ER
EB

Y 
BE

 D
ED

IC
AT

ED
 T

O
 T

H
E 

PU
BL

IC
.

IN
 W

IT
N

ES
S 

W
H

ER
EO

F,
 W

EN
D

I G
O

O
D

LE
TT

 H
AS

 E
XE

C
U

TE
D

 T
H

IS
 IN

ST
R

U
M

EN
T 

AN
D

 C
AU

SE
D

 H
ER

 N
AM

E
TO

 B
E 

SU
BS

C
R

IB
ED

 T
H

ER
EO

N
 T

H
IS

 _
__

__
_ 

D
AY

 O
F 

__
__

__
__

__
__

, 2
02

1.

W
EN

D
I G

O
O

D
LE

TT
PR

ES
ID

EN
T 

& 
C

H
IE

F 
EX

EC
U

TI
VE

 O
FF

IC
ER

ST
AT

E 
O

F 
IN

D
IA

N
A 

  )
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

  )
SS

:
C

O
U

N
TY

 O
F 

__
__

__
__

__
_ 

)

BE
FO

R
E 

M
E,

 A
 N

O
TA

R
Y 

PU
BL

IC
 IN

 A
N

D
 F

O
R

 T
H

E 
ST

AT
E 

O
F 

IN
D

IA
N

A 
AN

D
 M

O
N

R
O

E 
C

O
U

N
TY

, P
ER

SO
N

AL
LY

AP
PE

AR
ED

 W
EN

D
I G

O
O

D
LE

TT
, A

C
KN

O
W

LE
D

G
ED

 T
H

E 
EX

EC
U

TI
O

N
 O

F 
TH

E 
AB

O
VE

 R
EF

ER
EN

C
ED

 P
LA

T,
 A

S
H

ER
 V

O
LU

N
TA

R
Y 

AC
T 

AN
D

 D
EE

D
 F

O
R

 T
H

E 
U

SE
S 

AN
D

 P
U

R
PO

SE
S 

TH
ER

EI
N

 E
XP

R
ES

SE
D

.

W
IT

N
ES

S 
M

Y 
H

AN
D

 A
N

D
 N

O
TA

R
IA

L 
SE

AL
 T

H
IS

 _
__

__
__

__
_ 

D
AY

 O
F 

__
__

__
__

__
__

__
__

__
_,

 2
02

1.

M
Y 

C
O

M
M

IS
SI

O
N

 E
XP

IR
ES

: _
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

_

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

_

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

_

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

_

PL
A

N
N

IN
G

 A
N

D
 T

R
A

N
SP

O
R

TA
TI

O
N

U
N

D
ER

 T
H

E 
AU

TH
O

R
IT

Y 
IN

D
IA

N
A 

C
O

D
E 

36
-7

-4
 7

00
 S

ER
IE

S,
EN

AC
TE

D
 B

Y 
TH

E 
G

EN
ER

AL
 A

SS
EM

BL
Y 

O
F 

TH
E 

ST
AT

E 
O

F
IN

D
IA

N
A 

AN
D

 O
R

D
IN

AN
C

E 
AD

O
PT

ED
 B

Y 
TH

E 
C

O
M

M
O

N
 C

O
U

N
C

IL
O

F 
TH

E 
C

IT
Y 

O
F 

BL
O

O
M

IN
G

TO
N

, I
N

D
IA

N
A,

 T
H

IS
 P

LA
T 

W
AS

 G
IV

EN
AP

PR
O

VA
L 

BY
 T

H
E 

C
IT

Y 
O

F 
BL

O
O

M
IN

G
TO

N
 A

S 
FO

LL
O

W
S:

AP
PR

O
VE

D
 B

Y 
TH

E 
C

IT
Y 

PL
AN

N
IN

G
 A

N
D

 T
R

AN
SP

O
R

TA
TI

O
N

 A
T 

A

M
EE

TI
N

G
 H

EL
D

 _
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
_,

 2
02

1.

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

_

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

__
__

_
SC

O
TT

 R
O

BI
N

SO
N

, D
IR

EC
TO

R

EA
SE

M
EN

T,
 U

TI
LI

TY
AN

 E
AS

EM
EN

T 
TH

AT
 A

LL
O

W
S 

BO
TH

 P
R

IV
AT

E 
AN

D
 P

U
BL

IC
 U

TI
LI

TY
 P

R
O

VI
D

ER
S 

AC
C

ES
S 

AS
SO

C
IA

TE
D

 W
IT

H
 T

H
E

IN
ST

AL
LA

TI
O

N
, M

AI
N

TE
N

AN
C

E,
 R

EP
AI

R
, O

R
 R

EM
O

VA
L 

O
F 

U
TI

LI
TY

 F
AC

IL
IT

IE
S.

EA
SE

M
EN

T,
 P

ED
ES

TR
IA

N
AN

 E
AS

EM
EN

T 
TH

AT
 P

ER
M

IT
S 

TH
E 

G
EN

ER
AL

 P
U

BL
IC

 T
H

E 
R

IG
H

T 
TO

 A
C

C
ES

S 
TH

E 
EA

SE
M

EN
T 

FO
R

 P
U

R
PO

SE
S 

O
F

W
AL

KI
N

G
, R

U
N

N
IN

G
, B

IC
YC

LI
N

G
, S

KA
TI

N
G

, O
R

 U
TI

LI
ZI

N
G

 C
ER

TA
IN

 C
LA

SS
ES

 O
F 

N
O

N
M

O
TO

R
IZ

ED
 V

EH
IC

LE
S,

 A
N

D
G

R
AN

TS
 T

H
E 

C
IT

Y 
TH

E 
R

IG
H

T 
TO

 C
O

N
ST

R
U

C
T,

 A
LT

ER
, R

EP
AI

R
, M

AI
N

TA
IN

, O
R

 R
EM

O
VE

 IM
PR

O
VE

M
EN

TS
 W

IT
H

IN
TH

E 
EA

SE
M

EN
T 

AR
EA

.

EA
SE

M
EN

T,
 C

O
N

SE
R

VA
N

C
Y

AN
 E

AS
EM

EN
T 

TH
AT

 R
ES

TR
IC

TS
 A

N
Y 

LA
N

D
-D

IS
TU

R
BI

N
G

 A
C

TI
VI

TI
ES

 W
IT

H
IN

 A
 D

EF
IN

ED
 A

R
EA

. T
H

E 
PU

R
PO

SE
 O

F 
A

C
O

N
SE

R
VA

N
C

Y 
EA

SE
M

EN
T 

IN
C

LU
D

ES
 R

ET
AI

N
IN

G
 O

R
 P

R
O

TE
C

TI
N

G
 N

AT
U

R
AL

, S
C

EN
IC

, O
R

 O
PE

N
 S

PA
C

E 
VA

LU
ES

O
F 

R
EA

L 
PR

O
PE

R
TY

; A
SS

U
R

IN
G

 IT
S 

AV
AI

LA
BI

LI
TY

 F
O

R
 F

O
R

ES
T,

 R
EC

R
EA

TI
O

N
AL

 O
R

 O
PE

N
 S

PA
C

E 
U

SE
, A

N
D

PR
O

TE
C

TI
N

G
 N

AT
U

R
AL

 R
ES

O
U

R
C

ES
.

EA
SE

M
EN

T,
 D

R
A

IN
A

G
E

AN
 E

AS
EM

EN
T 

TH
AT

 P
ER

M
IT

S 
TH

E 
U

N
O

BS
TR

U
C

TE
D

 F
LO

W
 O

F 
U

PS
TR

EA
M

 S
TO

R
M

W
AT

ER
 R

U
N

O
FF

. A
 D

R
AI

N
AG

E
EA

SE
M

EN
T 

M
AY

 IN
C

LU
D

E 
D

ET
EN

TI
O

N
 O

R
 R

ET
EN

TI
O

N
 P

O
N

D
S,

 S
W

AL
ES

, W
ET

LA
N

D
S 

O
R

 U
N

D
ER

G
R

O
U

N
D

 P
IP

ES
,

AN
D

 T
H

AT
 A

LL
O

W
S 

TH
E 

C
IT

Y 
U

TI
LI

TI
ES

 D
EP

AR
TM

EN
T 

AC
C

ES
S 

FO
R

 IN
ST

AL
LA

TI
O

N
, M

AI
N

TE
N

AN
C

E,
 R

EP
AI

R
 O

R
R

EM
O

VA
L 

O
F 

D
R

AI
N

AG
E 

FA
C

IL
IT

IE
S.

87



FACILITIES PLAN 
 

FOR 
 

Osage Place 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 

Prepared by: 
Smith Design Group, Inc 

2755 E Canada Drive, Ste 101 
Bloomington, IN 47401 

 
 

88



FACILITIES PLAN 
Osage Place 

 

2 
 

Table of Contents 
Maintenance Responsibility ............................................................................................. 3 

Common Area Facilities ................................................................................................. 3 
Open Lawn Area Maintenance ....................................................................................... 3 

Storm Water Facilities ...................................................................................................... 3 
Storm Water Detention ................................................................................................... 3 
Basin Maintenance .......................................................................................................... 4  
Storm Sewer Inlet ........................................................................................................... 4 

Changes in Management .................................................................................................. 4 
Right-of Entry ................................................................................................................... 5 
Technical Questions .......................................................................................................... 5 
Additional comments or actions to be taken     Time Frame ........................................... 6 
Exhibits .............................................................................................................................. 7 
 

89



FACILITIES PLAN 

Osage Place 
 

3 
 

Project Description 
 

The project consists of 12.90 acres of property located at the north end of Bernard Road.  
The development will consist of a single-family residential development as well as 
Common Area lots.  This project will be built in phases.  This facilities plan includes all 
sections of the Osage Place neighborhood. Exhibit A shows the location of the site. 
 
Maintenance Responsibility  
 
The Home Owners Association (HOA) shall be solely responsible for the maintenance of 
the Common Area Lots and storm water facilities outside of public right of way within 
the Osage Place neighborhood as described in this Facilities Plan.   
 
Common Area Facilities 
 
Common Areas are located throughout the Osage Place neighborhood as shown in 
Exhibit B.  Within these areas are open lawn area, wooded conservation area, stormwater 
facilities and multi-use path.   Common Area Lots are Lot 31, 71, 72, 73, 74 & 76 
 
Open Lawn Area Maintenance 
 
The open lawn areas within the Common Area lots shall be mowed on a regular basis 
during the growing season.  Leaves shall be collected in a timely manner during the fall 
to prevent them from being carried downstream and clogging storm sewer inlets.  Any 
litter or refuse shall be removed and disposed of properly. 
 
Conservancy Easement Area Maintenance 
All conservancy easement areas are delineated with signs.  Land disturbance activities 
including mowing are prohibited.  The removal of dead or diseased trees is permitted or 
trees that pose a safety risk or impede drainage are allowed to be removed only after first 
seeking written approval from City of Bloomington Planning Department.  Invasive 
species may be removed and restored with native plantings with the written approval 
from City of Bloomington Planning Department.  
 
Storm Water Facilities 
 
Storm Water Detention 
 
Storm water detention facilities are provided in 2 above ground detention basins. Basin 1 
is located within the south portion of the property on Lot 31.  Basin 2 is located within 
the eastern portion of the property on Lot 71.  Exhibit B shows the location of the 
detention basins.  These facilities are located within the common areas of the 
development and are the responsibility of the HOA. 
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 Basin 1 
This above ground basin provides both water quality treatment and water quantity 
release rate control. The bottom of the basin contains a mix of amended soils and 
pea gravel with an underdrain and is designed to promote storm water infiltration 
and water filtration. The outlet control structure is designed to provide for 
extended detention times, forcing storm water infiltration and release through an 
under drain system within the pea gravel layer. The location of the basin is shown 
on Exhibit B.  Details of the outlet control structure and amended soils are shown 
on Exhibit C. 

 
Basin 2 

This above ground basin provides both water quality treatment and water quantity 
release rate control. The bottom of the basin contains a mix of amended soils and 
pea gravel with an underdrain and is designed to promote storm water infiltration 
and water filtration. The outlet control structure is designed to provide for 
extended detention times, forcing storm water infiltration and release through an 
under drain system within the pea gravel layer. The location of the basin is shown 
on Exhibit B.  Details of the outlet control structure and amended soils are shown 
on Exhibit D 
 

 
Basin Maintenance 
 
Maintenance and periodic inspection of the detention basins will be required. 
The basins should be inspected on a quarterly basis. The basins should be kept 
clean of trash and debris that could clog the outlet control structure.  
Accumulated sediment 6 in. depth or more should be promptly removed from the 
basin and the outlet control structures.  The side slopes of the basin shall be 
mowed on a regular basis during the mowing season.   
 
Storm Sewer Inlet 
 
Maintenance and periodic inspection of all common area storm sewer inlets as 
well as the storm sewer located with the drainage easements on Lots 1, 12, 13, 
57, 59 will be required. The inlets should be kept clean of trash and debris that 
could clog the storm sewer system.  Accumulated sediment 6 in. depth or more 
should be promptly removed from the inlets to prevent the storm sewer system 
from not operating as designed. 
 

Changes in Management 
 
The operation and maintenance requirements described in this Facilities Plan shall run 
with the land.  The HOA shall be responsible for notifying the City of Bloomington of 
any change in management or third party property management company.  Any change in 
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management or third party property management company shall be documented in the 
Facilities Plan.   
 
Right-of Entry 
 
The HOA hereby gives the City of Bloomington the right-of-entry over and across the 
property to inspect the facilities described in this Facilities Plan.  
 
Technical Questions 
 
Any questions regarding the appropriate maintenance or repairs should be directed to 
Smith Design Group, Inc. 812-336-6536. 
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APPENDIX A 
 

Stormwater 
Inspection Report 

 
Date of Inspection _________________ 
 
Company Name __________________________________________________________ 
Street Address ___________________________________________________________ 
City, State, ZIP ___________________________________________________________ 
Phone _______________________ 
Inspector ___________________________ 
 
 
Detention Basin 
 Erosion Present  Y  N 
 Sediment Present Y  N 
 Sediment Removed Y  N 

Describe Nature and Repair Required___________________________________ 
_________________________________________________________________ 

 
Outlet Structure 

Sediment Present Y  N 
Sediment Removed Y  N 
Damage   Y  N 

 Describe Nature and Repair Required ___________________________________ 
            __________________________________________________________________        
 
Storm Sewer Structures 

Sediment Present Y  N 
Sediment Removed Y  N 
Damage   Y  N 

 Describe Nature and Repair Required ___________________________________ 
  _________________________________________________________________ 

      
Rip Rap Aprons 
 Erosion Present  Y  N 
 Debris Present  Y  N 
 Repairs Made  ________________________________________________ 
    ________________________________________________ 
 
Drainage Swales 
 Sediment Present Y  N 
 Erosion Present  Y  N 
 Repairs Made  ________________________________________________ 
    ________________________________________________ 
 
Additional comments or actions to be taken     Time Frame 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
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