
 

 

 

1. CALL TO ORDER 

2. ROLL CALL 

3. PUBLIC COMMENT 

4. MINUTES Review the minutes of the December 11, 2019, regular meeting of the 
Bloomington Planning Commission. 

5. REGULAR AGENDA 

A. PR-01-20 Public Hearing, review and action on a site plan review application 
submitted by Hardees 1500579 and Hardees 0579 Tristar Ventures, LLC, for 
construction of a new car wash at 2702 E. Oakland Ave. Bloomington, IL (Ward 
1). 

B. PS-01-20 Public Hearing, review and action on a preliminary plan submitted by 
Core Bloomington Commons, LLC and Southern Centers at Hialeah for the 
Bloomington Commons Subdivision commonly located at 1701 E. Empire Street 
Bloomington IL (Ward 5).  

C. PR-02-20 Public Hearing, review and action on a site plan review application 
submitted by Core Bloomington Commons, LLC and Southern Centers at Hialeah 
for new construction of a restaurant at 1701 E. Empire Street Bloomington IL 
(Ward 5).  

6. OLD BUSINESS  

7. NEW BUSINESS 

8. ADJOURNMENT 

 

 
 AGENDA 

BLOOMINGTON PLANNING COMMISSION 
REGULAR MEETING 

COUNCIL CHAMBERS 
109 EAST OLIVE STREET 

BLOOMINGTON, IL 
WEDNESDAY, JANUARY 8, 2020 4:00 P.M. 
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DRAFT 
MINUTES  

BLOOMINGTON PLANNING COMMISSION 
REGULAR MEETING 

WEDNESDAY, DECEMBER 11, 2019 4:00 P.M. 
COUNCIL CHAMBERS, CITY HALL 

109 EAST OLIVE STREET 
BLOOMINGTON, ILLINOIS 

 
MEMBERS PRESENT: Mr. David Stanczak; Mr. John Protzman; Mr. Justin Boyd; Mr. Tyson 
Mohr; Mr. Thomas Kreiger; Chairperson Megan Headean. 
 
MEMBERS ABSENT:  Mr. Kevin Suess; Mr. Mark Muehleck; Mr. Eric Penn; Ms. Megan 
McCann.  
 
OTHERS PRESENT: Mr. Bob Mahrt, Community Development Director; Ms. Casey Weeks, 
Assistant City Planner; Mr. George Boyle, Assistant Corporate Council.  
  
CALL TO ORDER: Chairperson Headean called the meeting to order at 4:18 PM. Mr. Mahrt 
called roll. With six members present, the Commission established a quorum.  
 
PUBLIC COMMENT: None   
 
MINUTES: Review the minutes of the November 13, 2019, regular meeting of the Bloomington 
Planning Commission. Mr. Boyd made a motion to approve. Mr. Stanczak seconded the motion. 
Approved by voice vote (6-0-0). 
 
REGULAR AGENDA:  
 

A. PR-03-19 Public Hearing, review and action on a site plan review application 
submitted by SSB Properties LLC requesting a site plan review for the property 
located at 1 Audie Murphy Drive in Bloomington, IL (Ward 5). 

Ms. Weeks, Assistant City Planner, gave the staff report. Staff recommends 
approval for an auto body shop at 1 Audie Murphy Drive. The curb cut is on the 
private drive leading to the cul-de-sac of Audie Murphy Drive. There is one 
variance requesting to exceed the maximum allowed parking to accommodate 
employees. The project is compliant with the comprehensive plan. Scott Martin, 
President of Bloomington Collision Repair, owner of third body shop looking 
forward to expanding and being a part of the community. Paul Scharnett is the 
architect of the project. Mr. Scharnett asked for a variance in the height 
restriction. The height needs to be 26 feet to accommodate box trucks to enter the 
bay and allow for the 14 feet door height to be tall enough, so the height variance 
would be for an increase in the total building height by 6 feet. 
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Standards for the variance shall not be granted by the Commission unless and 
until findings of fact are submitted demonstrating all the following factors are 
met: 

 That the property has physical characteristics that pose unreasonable challenges 
which make strict adherence to the Code difficult. In order to increase the door height on 
the bay to accommodate box bed trucks, they need to increase the overall building height. 

 That the variance would be the minimum action necessary to afford relief to the 
applicant. In order to accommodate and service a large vehicle adjusting the building 
height would be the minimum action necessary to afford relief. 

 That the special conditions and circumstances were not created by any action of 
the applicant.  

 That granting the variation requested will not give the applicant any special 
privilege that is denied to others by the Code.  

 That the granting of the variation will not be detrimental to the public welfare, 
alter the essential character of the neighborhood, nor unreasonably impair the use or 
development of adjoining properties. The 6 feet increase would not be detrimental to the 
neighborhood or adjoining properties. 

Chair Headan asked whether there was anyone who wants to speak in favor or opposition 
to the petition, no one replied. Mr. Boyd made a motion to approve staff findings and the 
site plan, special use permit allowing for an auto body shop, variance to exceed the 
maximum allowed parking spaces, and a variance allowing an increased building height 
by 6 feet. Seconded by Mr. John Protzman. Approved by roll call vote (6-0-0):  Mr. 
Stanczak - Yes; Mr. Protzman - Yes; Mr. Boyd - Yes; Mr. Mohr - Yes; Mr. Kreiger - 
Yes; Chairperson Headean – Yes.   

B. Z-11-19 Public Hearing, review and action on a petition submitted by, Robert J. 
Lenz on behalf of Trust 2315, to rezone property in the seventh addition to 
Southgate Commercial Plaza Subdivision from B-1 (General Commercial 
District) to B-2 (Local Commercial District) classification. The property is 
located south of Southgate Drive and Greyhound Road, east of US51/Main Street, 
and west of Cardinal Ridge Mobile Home (Ward 2). 

Ms. Weeks, Assistant City Planner, gave the staff report. Staff recommends 
approval of the rezoning of the property near the SE corner of Southgate Drive 
and S. Main Street from B-1 General Commercial District to B-2 Local 
Commercial District. Mr. Robert Luntz, attorney representing the petitioner, was 
sworn in and spoke for the approval of the petition. Mr. Lutz said the seven acre 
parcel has not been developed in twenty-five years. The B-2 zoning may allow for 
the parcel to be developed.  

Mr. Boyd made a motion to approve the staff findings and approve the petition for 
recommendation to City Council. Mr. Protzman seconded the motion. Approved 
by roll call vote (6-0-0):  Mr. Stanczak - Yes; Mr. Protzman - Yes; Mr. Boyd - 
Yes; Mr. Mohr - Yes; Mr. Kreiger - Yes; Chairperson Headean – Yes.   
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OLD BUSINESS: None 
 
 
NEW BUSINESS: Mr. Mohr suggested staff take a look at the 20 feet height restriction in the 
B-1 District because of the variance issued for 1 Audie Murphy Drive. Mr. Bob Mahrt made note 
that the principal purpose of the meeting was to issue the special use permit and decide whether 
the use was compatible to the neighborhood. Chair Headean made the comment that most auto 
body shops are located in the M-1 District which would allow for the increased height of the 
building. Mr. Mohr agreed to wait to see if there is a pattern of variances for increased height 
before exploring changes to the City Code. 
 
ADJOURNMENT: The meeting was adjourned at 5:03 pm by voice vote, motioned by Mr. 
Boyd and seconded by Mr. Protzman.  
 
Respectfully submitted,  
Casey Weeks 
Assistant City Planner 
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CITY OF BLOOMINGTON 
REPORT FOR THE PLANNING COMMISSION 

JANUARY 8, 2020 
 

CASE 
NUMBER: 

SUBJECT 
PROPERTY: 

TYPE: SUBMITTED 
BY: 

 
PR-01-20 

 
2702 E. Oakland Ave. Legislative Site Plan 

Review  Planning Division 

PETITIONER’S 
REQUEST: 

Site Plan review for new construction of a car wash at 2702 E. Oakland 
Ave.  

 
Staff finds that the application meet the Zoning Ordinance’s guidelines for site plan review.
 

STAFF RECOMMENDATION: Approval 
Staff recommends the Planning Commission pass the following motion recommending: 
That the City Council approve the Site Plan for new construction of a car wash at 2702 E. 
Oakland Ave, case PR-01-20.  
 

 

 
Figure 1 The subject property, 2702 E. Oakland Ave., is outlined in black. It is located on the NE corner of Veterans Parkway 
and E. Oakland Ave. 
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NOTICE 
The application has been filed in conformance with applicable procedural requirements. Notice 
of the hearing was published in The Pantagraph on Monday, December 23, 2019.   
 
GENERAL INFORMATION 
Owner and Applicant: Hardees 1500579 and Hardees 0579 Tristar Ventures, LLC 
 
PROPERTY INFORMATION 
Existing Zoning: B-1 General Commercial District    
Existing Land Use: Vacant, formerly Hardees  
Proposed Use:  Car wash 
Legal Description:  OAKLAND SUBURBAN HEIGHTS 1ST SUB PT LT 1 BLK 2 (See 

attached)  
PIN:   21-02-451-035; 21-02-451-036 
 
Surrounding Zoning and Land Uses 
Zoning        Land Uses 
North: B-1 General Commercial District    North: Insurance Agent 
South: B-1 General Commercial District   South: Restaurant  
East: B-1 General Commercial District    East: Electricity substation 
East: R-1A Single-Family Residence District   East: Single-family residences 
West: C-1 Office District     West: State Farm office park  
 
PROJECT DESCRIPTION 
2702 E. Oakland Ave., the subject property, is located on the northeast corner of Veterans 
Parkway and E. Oakland Ave. Veterans Parkway/IL Hwy 55 is an arterial road with 36,000 
vehicles a day. Oakland Ave. has an average of 14,700 vehicles traveling daily. The Purple Bus 
Line also runs along Oakland Ave. The average daily vehicle count on S. Prospect Road is 4,500. 
The trend in development for the area is commercial and the property is zoned B-1 General 
Commercial District. The property is adjacent to other commercially zoned properties, and 
residential zoning exists west of Prospect Road, approximately 290 ft from the lot line, and south 
of Oakland Ave., approximately 140 ft.    
 
The subject property consists of two parcels: a former restaurant and a vacant parcel. To 
facilitate the project, the two parcels will be combined into one parcel and considered one zoning 
lot. The site plan review is for new construction of a car wash.  
 
From the site plan, there is an ingress/egress from the north on Eldorado Road accessed from S. 
Prospect Road. Three aisles to enter the car wash have been created which allow for queuing. 
The existing curb cut from the south side of the parking lot accessing Oakland Avenue will be 
removed. A different ingress/egress is created about 25 feet to the east of the existing access on 
Oakland Ave. There is a median on Oakland Avenue located at this access which would not 
allow left hand turns in the lot from Oakland. The access would essentially be right in and right 
out since the median would also prevent left hand turns onto E. Oakland Ave. The bays of the car 
wash are facing east to west with the entrance into the west facing bay. Vacuum bays are located 
on the south side of the building. Five employee parking spaces are located on the west end of 
the lot. 
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The application and site plan are attached to this report. The Planning Commission is charged 
with reviewing the application submitted. The legislative site plan review gauges the general 
layout, location, and design of the project. It does not substitute as an approval of administrative 
site plan review by city staff prior to issuing building permits. All projects must obtain approvals 
from the Engineering and Building Safety divisions prior to construction. If there are major 
changes to a site plan previously approved by City Council, the changes will require a new 
legislative review.  
 
ANALYSIS 
Submittals 
This report is based on the following documents, which are on file at the Community 
Development Department: 

1. Application 
2. Site Plan 
3. Aerial photographs 
4. Site Visit  

 
The table below illustrates the zoning requirements and provided elements. Bold illustrates areas 
where the site plan is not compliant with the regulations, and where a variance/relief is needed.  

Site Area 50,546 square feet (1.16 acres)  
Building Area 5,671 square feet
Requirement Allowed/Required Provided Deviance 

Max. FAR 0.8 0.11 Compliant
Min. Lot Width 70 Met Compliant
Min. Lot Area 10,000 50,546 Complaint

Front yard setbacks 40ft 40/40/40ft Compliant
Side yard building setbacks 15ft NA Compliant
Rear yard building setbacks 20ft 64ft Compliant

Building Height 20ft 25.4ft +5.4ft 
Parking spaces 1 space per 200 sqft 

GFA office, sales, etc. 
6 (1 ADA) Compliant 

Bicycle Parking NA NA NA
Queuing 7 spaces 145ft (7.5 spaces) Compliant

Minimum aisle widths 24ft 24ft Compliant
Minimum parking stall 

dimensions (width/length) 
8.5/20 8.5/20 0/0 

Parking lot perimeter 
landscaping (front/sides/rear) 

12ft/6ft/6ft 12/6/6 0/0/0 

Building Foundation 
landscaping 

Required Provided (Not of south side of 
building because of 

vacuum stations) 
Landscaping island required 

every 10 parking spaces 
NA NA NA 

5ft pedestrian route to 
sidewalk 

Required Not shown but will 
provide 

 

5ft pedestrian path through 
parking lot to entrance 

Required Not shown but will 
provide

 

Dumpster screening 6ft minimum Provided Compliant
Dumpster location In Rear/Side yard Provided Compliant

Transitional yard landscaping NA NA NA
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Lighting Plan Required Provided
Storm water management Storm water 

requirements apply. 
Provided  

 
Requested Variances: 
Building height, 5.4’ increase:  
The applicant is also requesting a variance in the building height. Chapter 44, Division 10-9, C. 
restricts height to 20 feet or one story. The applicant is requesting an increase in building height 
by five feet and four inches for a total height of 25’-4”. Staff supports the request. The height 
restriction is to discourage taller/bigger vehicles, like semi-trucks and recreational vehicles. 
However the applicant is requesting the deviation from the height of the decorative parapet, not 
the bay. The parapet will help hide mechanical equipment.  
 
5ft pedestrian path from sidewalk to building and 5ft path through the parking lot 
The site plan does not show a connection from the sidewalk on Veterans Parkway or El Dorado 
Road to the primary entrance of the building. The applicant has agreed to provide an 
accommodation.  

 
Compliance with the Comprehensive Plan 2035 
ED 1.2 Leverage community assets in attracting business.  
Tier 1 Infill Redevelopment Priority.  

The legislative site plan review process is intended to protect the public interest in safety, 
economy, and from adverse site development that may be detrimental to neighboring property 
owners and the surrounding area. The following standards and objectives shall guide the review 
of City staff, the Planning Commission, and the City Council in deciding on the proposed site 
plan (44.17-9): 
 

A. The extent to which potential incompatibilities between the proposed development and 
surrounding existing development and/or zoning is minimized by such design features as 
placement of buildings, parking areas, access driveways and existing or proposed 
topography. Relocating the ingress/egress on Oakland Ave facilitates safer access and 
improves traffic circulation onto Oakland Ave, a busy street. The primary entrance is on 
El Dorado Road which also allows for safer traffic circulation and longer queuing. The 
standard is met.  
 

B. The extent to which the proposal minimizes any adverse impact of the development upon 
adjoining land, including the hours of use and operation and the type and intensity of 
activities which may be conducted. The business use is compatible with surrounding 
business uses like the offices, restaurants, grocery and retail uses. The standard is met.  
 

 
C. The extent to which adequately improved streets connected to the improved arterial street 

system are available or can be reasonably supplied to serve the uses proposed in the 
development. The design of the ingress/egress and the location of the median on Oakland 
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will facilitate better circulation and reduce congestion onto Oakland Ave. The standard is 
met.  
 

D. The extent to which the proposed development will favorably or adversely affect other 
persons or property and, if so, whether because of circumstances peculiar to the location 
the effect is likely to be greater than is ordinarily associated with the development of the 
type proposed. The orientation of the building will facilitate east to west traffic flow 
reducing headlights shinning into neighboring residential windows.  The perimeter 
landscaping on the north, west and south sides will provide a screen that will also block 
headlights and improve the appearance of the property. The standard is met.  
 

STAFF RECOMMENDATION:  
Staff recommends the Planning Commission pass the following motion recommending: 
That the City Council approve the Site Plan for new construction of a car wash at 2702 E. 
Oakland Ave, case PR-01-20.  
 

Attachments:  

1. Draft Ordinance  
2. Exhibit A-“Legal Description” 
3. Exhibit B- Site Plan  
4. Petition for site plan review  
5. Zoning Map 
6. Aerial Map 
7. Newspaper publication and neighborhood 

notice 
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Figure 2 Looking east down Eldorado Road. 
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Figure 4 This is a photo of Oakland Ave. showing the median which will not allow left hand turns onto the subject 
property. 

Figure 3 The west end of the lot along Veterans Parkway.



 

 

DRAFT 
ORDINANCE NO 2020-____ 

 
AN ORDINANCE APPROVING AN APPLICATION SUBMITTED BY HARDEES 1500579 
AND HARDEES 0579 TRISTAR VENTURES, LLC REQUESTING APPROVAL OF A SITE 
PLAN FOR A CAR WASH AT THE PROPERTY LOCATED AT 2702 E. OAKLAND AVE 

BLOOMINGTON, IL 61701 
 
WHEREAS, there was heretofore filed with the Community Development Department of the 
City of Bloomington, McLean County, Illinois, an application requesting approval of a 
legislative site plan review for construction of a car wash t in the B-1 General Commercial 
District for the land described in Exhibit “A”, attached hereto and made a part hereof by this 
reference; and, 
 
WHEREAS, after proper notice, the City of Bloomington Planning Commission held a public 
hearing and determined said site plan represented in Exhibit “B” attached hereto and made a part 
hereby of this reference, with the purposes of the zoning ordinance, and the standards and 
objectives for which the Code is designed upon; and 
 
WHEREAS, the Planning Commission found the site plan application to align with the goals of 
the Comprehensive Plan;  
 
WHEREAS, the Planning Commission, after finding the property to have physical hardship that 
make strict adherence to the ordinance difficult, recommended approval of a variance increasing 
the allowed height from 20’ to 25.4’; and,  
 
WHEREAS, the Planning Commission recommended the City Council of the City of 
Bloomington approve said site plan; and 
 
NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Bloomington, 
McLean County, Illinois: 

 
1. That the site plan represented in Exhibit “B” is hereby approved.  

 
2. A variance increase the height from 20ft to 25.4ft is approved  

 
3. A variance to exceed the maximum amount of parking on Lots 4 and Lots 5.  

 
4. That this Ordinance shall be in full force and effective as the time of its passage.  

 
Passed on this ____________ day of ____________, 20_____. 
 
Approved on this __________ day of __________, 20____.  
 
APPROVED:       ATTEST:  
 



 

 

__________________     _________________ 
 
Mayor Tari Renner      City Clerk Leslie Yocum 



 

 

Exhibit “A” 

Legal Description  

2702 E. Oakland Ave 

PINS: 21-02-451-035; 21-02-451-036 

 
(PER FI RST A MER ICAN TITLE INSURANCE COMPANY TITLE COMMITMENT NO. 
NCS-973492-PH X I , REVISION DATE OCTOBER 14, 2019) 

 
TRACT NO. I : 
LOTS I AND 24 EXCEPT THE EAST 175 FEET OF LOT 24 IN BLOCK 2 IN FIRST 
SUBDIVISION OF OAKLAND SUBURBAN HEIGHTS, MCLEAN COUNTY, ILLINOIS 
PER PLAT RECORDED MAY 3, 1955 IN BOOK 13 OF PLATS AT PAGE 236. 

 
LESS AND EXCEPT THAT PART OF THE ABOVE DESCRIBED TRACT CONVEYED TO 
THE STATE OF I LLINOIS ON JANUARY 3, 1957 AND MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 

 
A STRIP OF LAND ACROSS A PORTION OF LOT I IN BLOCK 2 IN FIRST 
SUBDIVISION OF OAKLAND SUBURBAN HEIGHTS, MCLEAN COUNTY, ILLINOIS, 
THE SAID STRIP COMMENCING AT THE SOUTHWEST CORNER OF SAID LOT I ; 
THENCE IN AN EASTERLY DIRECTION ALONG THE SOUTH LINE OF SAID LOT 81.12 
FEET EAST OF THE SOUTHWEST CORNER; THENCE IN A NORTHWESTERLY 
DIRECTION A DISTANCE OF 135.41 FEET TO A POINT ON THE WEST LINE OF SAID 
LOT I ; THENCE IN A SOUTHERLY DIRECTION ALONG SAID WEST LINE A 
DISTANCE OF 104.00 FEET NORTH OF THE SOUTHWEST CORNER OF SAID LOT I , IN 
MCLEAN COUNTY, ILLINOIS. 

 
AND 

 
A PART OF LOT I , IN BLOCK 2, IN THE FIRST SUBDIVISION OF OAKLAND 
SUBURBAN HEIGHTS, CITY OF BLOOMINGTON, MCLEAN COUNTY, ILLINOIS 
MORE PARTICULARLY  DESCRIBED AS FOLLOWS: 

 
COMMENCING AT THE SOUTHWEST CORNER OF SAID LOT I ; THENCE SOUTH 89 
DEGREES 38 MINUTES 00 SECONDS EAST, ASSUMED BEARING, ALONG THE 
SOUTH LINE OF SAID LOT I FOR A DISTANCE OF 81.12 FEET; THENCE NORTH 39 
DEGREES 29 MINUTES  10 SECONDS WEST 13.03 FEET TO A POINT WHICH IS 10 
FEET NORTH OF THE SOUTH LINE OF SAID LOT I , SAID POINT BEING THE TRUE 
POINT OF BEGINNING OF THE TRACT HEREIN DESCRIBED; THENCE CONTINUING 
NORTH 39 DEGREES 29 MINUTES 10 SECONDS WEST 122.38 FEET TO A POINT ON 
THE WEST LINE OF SAID LOT I ; THENCE SOUTH 02 DEGREES 44 MINUTES 46 
SECONDS EAST A LONG THE WEST LINE OF SAID  LOT I FOR A DISTANCE OF 52.03 
FEET; THENCE SOUTH 51 DEGREES 33 MINUTES 07 SECONDS EAST 
67.65 FEET TO A POINT WHICH IS J O FEET NORTH OF THE SOUTH LINE OF SAID 
LOT I ; THENCE SOUTH 89 DEGREES 38 MIN UTES 00 SECONDS EAST 22.33 FEET TO 
THE TRUE POINT OF BEGINNING. 

 
TRACT NO. 2: 



 

 

VACATED ELDORADO ROAD LYING WEST OF AND ADJACENT TO SAID LOT I  IN 
BLOCK 2 IN FIRST SUBDIVISION OF OAKLAND SUBURBAN HEIGHTS, MCLEAN 
COUNTY, ILLINOIS PER PLAT RECORDED MAY 3, 1955 IN BOOK 13 OF PLATS AT 
PAGE 236, IN MCL EAN COUNTY, ILLINOIS AS VACATED BY ORDINANCE NO. 1979-1 
18 ADOPTED NOVEMBER  13, 1979 AN D RECORDED 
NOVEMBER  30, 1979 AS DOCUMENT NO. 79-15477. 

 
EXCEPTING THEREFROM THE A BOVE TRACTS THE PART OF THE LAND TAKEN 
BY THE STATE OF I LLINOIS DEPA RTMENT OF TR ANSPORTATION IN CASE NO. 
2000 ED 03. 

 



Exhibit B
Site Plan

Photometric Plan
Landscape Plan

Building Renderings
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Luminaire Schedule
Symbol Qty Label Arrangement Lum. Watts Total Watts LLF Description

2 F1 SINGLE 59 118 1.000 GLEON-AF-01-LED-E1-SLL
1 F4 SINGLE 59 59 1.000 GLEON-AF-01-LED-E1-SLR
3 F5 SINGLE 113 339 1.000 GLEON-AF-02-LED-E1-SL4-HSS
5 WP SINGLE 25.5 127.5 1.000 XTOR3B-W
5 WP2 SINGLE 59 295 1.000 GWC-AF-01-LED-E1-T4FT

Calculation Summary
Label CalcType Units Avg Max Min Avg/Min Max/Min
PROPERTY LINE Illuminance Fc 0.28 0.9 0.0 N.A. N.A.
SITE Illuminance Fc 1.87 5.9 0.3 6.23 19.67

DESIGN IS BASED ON CURRENT INFORMATION PROVIDED AT THE TIME OF REQUEST.
ANY CHANGES IN MOUNTING HEIGHT OR LOCATION, LAMP WATTAGE, LAMP TYPE, AND
EXISTING FIELD CONDITIONS, THAT EFFECT ANY OF THE PREVIOUSLY MENTIONED, WILL
VOID CURRENT LAYOUT AND REQUIRE A CHANGE REQUEST AND RECALCULATION.

POLE FIXTURES MOUNTED ON 20' POLE & 2.5' BASE
LIGHT LEVEL CALCUALTED ON THE GROUND
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CITY OF BLOOMINGTON 
PUBLIC HEARING NOTICE 
PLANNING COMMISSION 

JANUARY 8, 2020 

Notice is hereby given that the Planning Commission of the City of Bloomington, Illinois, 
will hold a public hearing on Wednesday, January 8, 2020 at 4:00 p.m. in the Council 
Chambers of the City Hall Building, 109 E. Olive St., Bloomington, Illinois, on a petition 
for: 

Site plan review for new construction of a car wash on the property located at 2702 E. 
Oakland, Bloomington, Illinois, PIN # 21-02-451-035; 21-02-451-036 (hereinafter, “the 
subject property”).  The petition was submitted by Hardees 1500579, 2702 E. Oakland 
Ave., Bloomington, Illinois and Hardees 0579 Tristar Ventures, LLC, 7490 Clubhouse 
Rd., Boulder, CO.  The property owners are Hardees 1500579 and Hardees 0579 Tristar 
Ventures, LLC.  The site plan review is intended to facilitate comprehensive development 
of an area by reducing impacts or conflicts on surrounding properties and is regulated by 
Chapter 44, Section 17-9 of the Bloomington City Code.   

All interested persons may attend and provide testimony and other evidence. Copies of the 
submitted petition is available for public review at the Department of Community 
Development, 115 E. Washington Street, Suite 201, Bloomington, 309-434-2226.  

In compliance with the Americans with Disabilities Act and other applicable federal and 
state laws, the hearing will be accessible to individuals with disabilities.  Persons requiring 
auxiliary aids and services should contact the City Clerk, preferably no later than five days 
before the hearing. 

The City Clerk may be contacted either by letter at 109 E. Olive St., Bloomington, IL 
61701, by telephone at 309-434-2240, or by email cityclerk@cityblm.org  The City Hall is 
equipped with a text telephone (TTY) that may also be reached by dialing 309-829-5115. 

Published: December 23, 2019 



Department of Community Development 
115 E Washington St, Ste 201 

Bloomington IL  61701 

December 19, 2019 

Dear Property Owner or Occupant: 

The Planning Commission of the City of Bloomington, Illinois, will hold a public hearing on 
January 8, 2020, at 4:00 P.M. in the City Council Chambers, 109 E. Olive Street, Bloomington, 
Illinois on a petition for a site plan review for new construction of a car wash on the property 
located at 2702 E. Oakland, Bloomington, Illinois, PIN # 21-02-451-035; 21-02-451-036 
(hereinafter, “the subject property”).  The petition was submitted by Hardees 1500579, 2702 E. 
Oakland Ave., Bloomington, Illinois and Hardees 0579 Tristar Ventures, LLC, 7490 Clubhouse 
Rd., Boulder, CO.  The property owners are  Hardees 1500579 and Hardees 0579 Tristar Ventures, 
LLC.  The site plan review is intended to facilitate comprehensive development of an area by reducing 
impacts or conflicts on surrounding properties and is regulated by Chapter 44, Section 17-9 of the 
Bloomington City Code.   

You are receiving this notice because you own or occupy property within a 500 foot radius of the 
subject property (refer to attached map).  All interested persons may present their evidence or 
testimony regarding said petition, or ask questions related to the petitioner’s request at the 
scheduled public hearing.  Copies of the submitted petition are available for public review at the 
Department of Community Development, 115 E. Washington St. Bloomington, IL 61701.   

In compliance with the Americans with Disabilities Act and other applicable federal and state laws, 
the hearing will be accessible to individuals with disabilities.  Persons requiring auxiliary aids and 
services should contact the City Clerk at (309) 434-2240, preferably no later than five days before 
the hearing.   

The agenda and packet for the hearing will be available prior to the hearing on the City of 
Bloomington website at www.cityblm.org. If you desire more information regarding the 
proposed petition or have any questions you may email planning@cityblm.org or call (309) 434-
2226.  

Sincerely, 

Planning Division Staff 

Attachments:  
Map of notified properties within 500 ft of subject property 

http://www.cityblm.org/
mailto:planning@cityblm.org


Public Hearing on January 8, 2020, For a Site Plan Review and Preliminary Plat - 2702 E. Oakland Ave. 
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CITY OF BLOOMINGTON 
REPORT FOR THE PLANNING COMMISSION 

January 8, 2019 
 

CASE 
NUMBER: 

SUBJECT 
PROPERTY: 

TYPE: SUBMITTED 
BY: 

PS-01-20 1701 E. Empire Street Preliminary Plan Planning Division 

 
PR-02-20 

 
1701 E. Empire St Legislative Site Plan 

Review—New Restaurant  Planning Division 

REQUEST: 
The applicant would like to subdivide the property into five lots and 
improve two of the lots with a new restaurant and a remodeled retail 
building.  

 
Staff finds that the application meet the Zoning Ordinance’s guidelines for preliminary plan.
Staff finds that the application meet the Zoning Ordinance’s guidelines for site plan review.
 

STAFF RECOMMENDATION: Approval 
Staff recommends the Planning Commission pass the following motions recommending: 

1. The City Council approve a preliminary plan for Bloomington Commons subdivision 
with the condition that the plan is revised to include staff comments. 

2. That City Council approve a site plan for a new restaurant with the condition that the 
site plan is revised to comply with the attached staff comments. 
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NOTICE 
The application has been filed in conformance with applicable procedural requirements. Notice 
of the hearing was published in The Pantagraph on December 23, 2019.  
 
GENERAL INFORMATION 
Applicant: Core Bloomington Commons, LLC and Southern Centers at Hialeah  
Owner: Adam Firsel 
 
PROPERTY INFORMATION 
Existing Zoning: B-1 General Commercial District w/P-3 Airport Noise Impact Overlay  
Existing Land Use:  Retail/Entertainment  
Proposed Use: Retail/Entertainment  
Legal Description:  PT NW NE - BEG NW COR BELTLINE SUB 5TH ADD, N396.53', 

NE311.3', NE628.85', E305.65', S42', E TO W LN PROSPECT RD, S921.54', W145', 
S200', W TO POB (EX PT FOR RD AS IN 97/2858) 2-23-2E.  
APPROX. 17.96 ACRES 

PIN: 21-02-201-002     
 
Surrounding Zoning and Land Uses 
Zoning        Land Uses 
North: B-1 General Commercial District, w P-3   North: Auto Repair, Offices 
North: R-1C Single Family Residential w/P-3   North: Single family homes 
South: B-1 General Commercial District w/P-3   South: Bank, Retail 
East: B-1 General Commercial District  w/P-3   East: Retail, Restaurants 
East: B-2, Local Commercial District w/P-3   East: Retail, Offices, Apartments 
West: B-1 General Commercial District w/P-3  West: Retail 
Southwest: C-1 Office District    Southwest: Hospital 
 
PROJECT DESCRIPTION 
Background: 
1701 E. Empire St, the subject property, is located at the southeast corner of Veterans 
Parkway/US 55 and E. Empire Street/Route 9. The subject property is approximately 17.96 acres 
and is improved with a retail/shopping center, Olive Garden Restaurant, and former Toys “R” Us 
store. Veterans Parkway and Route 9/Empire St. are arterial roads with roughly 36,000 and 
20,000 vehicles a day, respectively. The property is zoned B-1 General Commercial District. The 
district contemplates retail uses and larger regional commercial destinations. The trend in 
development for the surrounding properties is also towards retail. The subject property is 
adjacent to other retail centers (east, south) and Bloomington’s Eastland Mall (west). North of 
the subject property, on the north side of Route 9/Empire Street, is an auto repair center, 
restaurant, car dealership, and vacant bowling alley. A neighborhood of single-family homes is 
also north of Route 9/E. Empire St.   
  
The property was first developed in 1970 as Zayre Department Store, and has since been 
remodeled into a retail complex anchored by Schnuck’s Grocery Store, Barnes & Noble, and 
JoAnne Fabrics. The Toys “R” Us building opened in 1988, and Olive Garden opened in 1993. 
Originally, the property took access from north El Dorado frontage road that paralleled Veterans 
Parkway, and connected to Prospect Road. The City vacated the frontage road after constructing 
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Eastland Drive, in the early 1990s, and the frontage road was incorporated into the site as an 
access aisle. All buildings are located on the same parcel and share parking. Most of the site is 
developed and was improved prior to adoption of the revised zoning ordinance in March 2019. 
The applicant is proposing a new restaurant, which is subject to following the zoning ordinance 
regulations. The other buildings are considered existing. If these are not compliant with the 
revised zoning ordinance, then they are also considered legal non-conforming, or more 
commonly, “grandfathered”.  
 
Project Summary: 
PS-01-20 Preliminary Plan 
The applicant is requesting approval of a preliminary plan for subdividing the property into five 
lots. Chapter 24 of the City Code outlines the subdivision requirements. A preliminary plan is a 
conceptual layout for the lots and utilities serving a piece of property. It is required before final 
platting land. Once land is final platted, it can be sold to a new owner. The preliminary plan will 
allow the property owner to formally subdivide and sell or lease the lots to a different owner. 
Each lot must have frontage and access to a public or private street. Access to public utilities is 
also a prerequisite for development and improvements.  
 
A table of the proposed lots and their proposed uses is below.  

Lot # Size (square feet) Zoning Designation Use 
Lot 1 445,960 B-1 Grocery Store/Retail Center
Lot 2 106,256 B-1 Parking Lot 
Lot 3 63,690 B-1 Restaurant 
Lot 4 67,247 B-1 Restaurant 
Lot 5 114,474 B-1 Retail 

 
A blanket cross-access and shared parking easement that covers the entire property would be 
platted to facilitate access across the lots. Lot 2, a parking lot will provide additional parking for 
both Lots 3, 4, and 5. A list staff comments is attached to this report. These comments should be 
addressed on the preliminary plan before the plan is approved by Council. An approved 
preliminary plan is valid for three years.  
 
PR-02-20 Site Plan Review 
The application and site plan are attached to this report. The Planning Commission is charged 
with reviewing the application submitted. The legislative site plan review gauges the general 
layout, location, and design of the project. It does not substitute as an approval of administrative 
site plan review by city staff prior to issuing building permits. All projects must obtain approvals 
from the Engineering and Building Safety divisions prior to construction. If there are major 
changes to a site plan previously approved by City Council, the changes will require a new 
legislative review.  
 
The applicant would like to build a new restaurant on Lot 4 and redevelop and remodel the 
former Toys “R” Us building on Lot 5. The project will use much of the existing parking and 
impervious surface area. The applicant is proposing to retain the exiting landscaping on Lots 2 
and the perimeter of Lots 5 and 4. New landscaping and landscaping islands are proposed for the 
parking lot of the restaurant and the new retail facility. The proposed landscaping complies with 
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the new code. The area outlined in 
blue on the landscaping plan shows 
the area where improvements are 
proposed. The new ordinance 
requires a landscaped parking 
island every 10 parking spaces. 
The existing landscaping complies 
with the previous code. This area is 
outside of the area enclosed by the 
blue lines on the landscaping plan. 
The applicant is requesting a 
variance to be allowed to retain the 
existing landscaping and parking 
configuration which conformed to 
the previous ordinance.  
 
ANALYSIS 
Submittals 
This report is based on the following documents, which are on file at the Community 
Development Department: 

1. Application 
2. Preliminary Plan 
3. Site Plan 
4. Aerial photographs 
5. Site Visit  

 
The site plan review only applies to Lots 4 and 5. The applicant is proposing to demolish a 
portion of the former Toys R Us building to create space to build a new 7,693 square foot 
restaurant just east of the existing Olive Garde restaurant.  
 
The table below illustrates the zoning requirements and provided elements. Bold illustrates areas 
where the site plan is not compliant with the regulations, and where a variance/relief is needed.  
 

Site Area 67,247 square feet (Lot 4) Restaurant 
Building Area 7,693 square feet
Requirement Allowed/Required Provided Deviance 

Floor Area Ratio (FAR) 0.8 0.11 Compliant
Front yard setbacks 0ft 89ft Compliant

Side yard building setbacks 5ft 45; 51ft Compliant
Rear yard building setbacks 5ft 34ft Compliant

Parking spaces 96 103 (6 ADA) Exceeds maximum 
parking by 7 spaces 

Bicycle parking 5 4 -1 
Minimum aisle widths 24ft 25ft +1ft
Minimum parking stall 

dimensions (width/length) 
8.5/17 9/18 +0.5/+1 

Parking lot perimeter 
landscaping (front/sides/rear) 

12ft/6ft/6ft  +6ft/+4/+4ft 
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Building Foundation 
landscaping 

Required Provided Compliant 

Landscaping island required 
every 10 parking spaces 

Required Provided for new 
development, not 

provided for existing 
parking  

Variance requested 
from having to 

provide for existing lot 

5ft pedestrian route to sidewalk Required Provided Provided
5ft pedestrian path through 

parking lot to entrance 
Required Provided Provided 

Dumpster screening 6ft minimum Provided Compliant
Dumpster location In Rear/Side yard Provided Compliant

Transitional yard landscaping NA NA NA
Lighting Plan Provided Complaint Compliant

Storm water management Storm water 
requirements apply.  

Provided, maintained 
agreement needed 

Compliant, 
maintenance agreement 

needed, see staff 
comments.

 
 

Site Area 114, 474 square feet (Lot 5) Retail  
Building Area 22,099 square feet
Requirement Allowed/Required Provided Deviance 

Floor Area Ratio (FAR) 0.8 0.19 Compliant
Front yard setbacks 0ft 127.66ft Compliant

Side yard building setbacks 5ft 31ft Compliant
Rear yard building setbacks 5ft 20ft Compliant

Parking spaces 110 129 Exceeds maximum 
parking by 19 spaces 

Bicycle parking 5 5 0
Minimum aisle widths 24ft 25 +1ft
Minimum parking stall 

dimensions (width/length) 
8.5/17 9/18 +0.5/+1 

Parking lot perimeter 
landscaping (front/sides/rear) 

12ft/6ft/6ft 30ft/6ft/NA +18/0/NA 

Building Foundation 
landscaping 

Required Provided Compliant 

Landscaping island required 
every 10 parking spaces 

Required Provided for new 
development, not 

provided for existing 
parking  

Variance requested 
from having to 

provide for existing lot 

5ft pedestrian route to sidewalk Required Provided Provided
5ft pedestrian path through 

parking lot to entrance 
Required Provided Provided 

Dumpster screening 6ft minimum Provided Compliant
Dumpster location In Rear/Side yard Provided Compliant

Transitional yard landscaping NA NA NA
Lighting Plan Provided Complaint Compliant

Storm water management Storm water 
requirements apply.  

Provided, maintained 
agreement needed 

Compliant, 
maintenance agreement 

needed, see staff 
comments.
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Requested variances: 

1. To allow existing parking lot design for a portion of the redeveloped property, Lots 
4 and Lots 5, and not require a landscaping island every 10 spaces, provided that 
proposed improvements will not increase the net impervious area.  
 
The applicant is proposing improvements on a portion of the property, the proposed Lots 
4 and 5. The ordinance states that buildings and structures lawfully existing prior to 
adoption of the new ordinance may be repaired and maintained without providing or 
modifying landscaping. The construction of the new building and the modification of the 
existing Toys “R” Us building triggers the need to comply with the landscaping 
requirements of the code. The proposed improvements comply with the landscaping 
requirements including adding a pedestrian access to the building from the parking lot 
and the sidewalk. The additional landscaping will improve the character of the 
development and investment will also support surrounding property values. Additionally, 
the applicant is attempting to maintain the existing circulation patterns and is working 
within the constraints of existing utilities, infrastructure, and traffic designs. The 
constraints of infill redevelopment associated with this location, and the proposed lot 
configurations create a physical hardship that makes unreasonable adherence difficult.    
 

2. To exceed the maximum amount of parking allowed on Lots 4 and 5.  
 
The applicant is retaining the existing parking, which exceeds the code since it was 
established prior to the adoption of the revised ordinance. The project is an infill 
redevelopment project at two of Bloomington’s major arterial roads. Staff supports the 
additional parking since the redevelopment, reduces the size of an existing parking lot, 
and makes use of an expansive parking lot. Additionally, since the businesses do not have 
staggered operational schedules (i.e the restaurants will be open at the same times as the 
retail), there is less of an opportunity for shared parking. Furthermore, since this location 
is at the intersection of two state roads, it is also likely that the majority of patrons will be 
traveling by car and the additional parking will be necessary.  
 

3. Reduction in the amount of bicycle parking.  
The proposed restaurant site plan is short one bicycle parking space. Staff does not 
support a variance for this and requests an additional space is added.  

 
Compliance with the Comprehensive Plan 2035 

 ED-4.2 Prioritize infill and development to spur growth and reinvestment in the City. 
 ED-4.2f. Improve the appearance of the City’s primary entrances.  
 ED-4.4a. Evaluate the existing commercial areas and sites for adaptive reuse, particularly 

in the context of changing demands. Ex. Closed malls and expansive parking lots.  
 Tier 1 Infill Redevelopment priority. 
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Findings of Fact:  

PS-01-20 Section 24.2.3 of the City’s Code outlines the following guidelines to be used to 
evaluate a proposed subdivision within the jurisdiction:  

1. To protect, provide and promote the public health, safety and general welfare of the City; 
the proposed preliminary plan recognizes the standard and does not conflict with this 
guideline. The standard is met.  
 

2. To guide the future growth and development of the City, in accordance with the 
Comprehensive Plan; the allowed uses, office/retail, promotes “creating a destination for 
residents and employees from the community and the surrounding area.”  The standard 
is met.  
 

3. To provide for adequate light, air, and privacy, to secure safety from fire, flood, and 
other danger, and to prevent overcrowding of the land and undue congestion of 
population: the proposed preliminary plan provides adequate fire hydrants and 
circulation. The lots are large enough to encourage building separations, which allow for 
light and air circulation. Storm water management is provided, and the Engineering 
Department reviews final construction plans of any public improvements. The standard 
is met.  
 

4. To protect the character and the social and economic stability of all parts of the City and 
to encourage the orderly and beneficial development of all parts of the community; the 
preliminary plan allows the property owner to subdivide land, and sell or lease some of 
the smaller lots to other entities. The development of the lots 3,4,5 provides 
complementary uses that synergize with the retail strip center and grocery tenants. The 
standard is met.  
 

5. To protect and conserve the value of land throughout the City and the value of buildings 
and improvements upon the land, and to minimize the conflicts among the uses of land 
and buildings; The standard is met. 
 

6. To guide public and private policy and action in order to provide adequate and efficient 
transportation, water, sewerage, schools, parks, playgrounds, recreation and other 
public requirements and facilities; The City’s Engineering, Building Safety, Community 
Development and Water Departments reviewed the plan. Their comments are 
incorporated into this report. Once these comments are addressed, the standard will 
be met.  
 

7. To provide the most beneficial relationship between the uses of land and buildings and 
the circulation of traffic throughout the City, having particular regard to the avoidance 
of congestion in the streets and highways, and the pedestrian traffic movements 
appropriate to the various uses of land and buildings, and to provide for the property 
location and width of streets and buildings setback lines; The proposed preliminary plan 
meets the City Code’s set back requirements for the B-1 District. No access is allowed on 
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Veterans Parkway and Route 9 so the blanket cross access easements facilitates on site 
circulation, shared parking, and reduces congestion onto the public roads. The standard 
is met.  
 

8. To establish reasonable standards of design and procedures for subdivision codes and 
re-subdivisions, in order to further the orderly layout and use of land, and to insure 
property legal descriptions and monumenting of subdivided land; the preliminary plan 
will be in agreement with the Manual of Practice and Design once the staff comments are 
addressed.  The standard will be met.  
 
 

9. To insure that public facilities are available and will have a sufficient capacity to serve 
the proposed subdivision code and area reasonably anticipated to be served by such 
facilities; the capacity of public facilities is adequate including water for fire suppression, 
police, and streets.  The standard is met.  
 

10. To prevent the pollution of air, streams, and ponds; to assure the adequacy of drainage 
facilities; to safeguard the water table; and to encourage the wise use and management 
of natural resources throughout the City in order to preserve the integrity, stability and 
beauty of the community and the value of the land; detention is  provided on site. The 
development of the restaurant necessitates new landscaping that will help provide shade, 
reduce impervious areas, filter water runoff and beautify the site. The standard is met.  
 

11. To preserve the natural beauty and topography of the City and to insure appropriate 
development with regard to these natural features; the standard is met. 
 

12. To provide for open spaces through the most efficient design and layout of the land, 
including the use of average density in providing for minimum width and area of lots, 
while preserving the density of land as established in the City’s zoning ordinance 
(Ordinance No. 1998-42). The standard is met.    

PR-02-20 The legislative site plan review process is intended to protect the public interest in 
safety, economy, and from adverse site development that may be detrimental to neighboring 
property owners and the surrounding area. The following standards and objectives shall guide the 
review of City staff, the Planning Commission, and the City Council in deciding on the proposed 
site plan (44.17-9): 
 

A. The extent to which potential incompatibilities between the proposed development and 
surrounding existing development and/or zoning is minimized by such design features as 
placement of buildings, parking areas, access driveways and existing or proposed 
topography. The proposed uses are compatible with the surrounding uses. The building 
facades are also architecturally compatible. Parking lot circulation is maintained and 
appropriate. The proposed development has a pedestrian connection from Prospect Road 
which will allow patrons to access the bus stop on the corner of Prospect Rd and Eastland 
Drive. The standard is met.  
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B. The extent to which the proposal minimizes any adverse impact of the development upon 

adjoining land, including the hours of use and operation and the type and intensity of 
activities which may be conducted. The redeveloped parking area maintains safe 
circulation and provides safe pedestrian accommodations. Maintaining the existing 
parking will also reduce adverse impacts and congestion on the site. The standard is met.  
 

C. The extent to which adequately improved streets connected to the improved arterial street 
system are available or can be reasonably supplied to serve the uses proposed in the 
development. The standard is met.  

 
D. The extent to which the proposed development will favorably or adversely affect other 

persons or property and, if so, whether because of circumstances peculiar to the location 
the effect is likely to be greater than is ordinarily associated with the development of the 
type proposed. The proposed use is compatible with the trend in development. The 
investment will support existing property values. The standard is met.  
 

STAFF RECOMMENDATION:  
Staff recommends the Planning Commission pass the following motions recommending: 

1. The City Council approve a preliminary plan for Bloomington Commons subdivision 
with the condition that the plan is revised to include staff comments. 

2. That City Council approve a site plan for a new restaurant with the condition that the site 
plan is revised to comply with the attached staff comments.   

 

Attachments:  

1. Draft Ordinance approving the preliminary 
plan and site plan 

2. Exhibit A-“Legal Description” 
3. Exhibit B-Preliminary plan 
4. Exhibit C-Site Plans 
5. Petition for preliminary plan  
6. Petition for site plan review  
7. Zoning Map 
8. Aerial Map 
9. Newspaper publication and neighborhood 

notice 



Staff Comments  
1701 E. Emerson  

Subdivision 
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1. Revise the title of the document from “Preliminary Plat” to “Preliminary Plan” 
2. Review City Code (Ch. 24) and the Manual of Practice (Section 1.05A) for items required on a Preliminary 

Plan. 
3. Include Planning Commission and City Council approval blocks and signature lines on cover page.  
4. - Identify benchmarks and vertical control points. 
5. Include grades /elevations 
6. Show the 100-year flood route. 
7. Clearly identify whether public utilities shown on the plans are public or private. 
8. Include a legend for symbols and lines on plan. 
9. The zoning on the property is B-1 not C-3, amend the zoning map on the front page. 
10. Include easements for any public utilities, existing or proposed. 
11. Extend the pedestrian path to Olive Garden 
12. Show a no-access strip for Lots 1, 3, 4, and 5 along Veterans Parkway and Route 9/E. Empire St.  
13. Remove the mid-block crossing for Prospect and relocate the crossing to the signalized crossing at Empire 

St. Show side walk on the west side of Prospect from the cross walk to the pedestrian path.  
14. Clarify future ownership of Lot 2 
15. Amend the proposed access easement to include a shared parking easement as well, between lot 2, and lot 

4, 5, and 3.  
16. Provide private easements for storm sewers and a storm water management agreement to clarify which 

party is responsible for management of the storm water and detention for this site.  
17. Include detention information on the preliminary plan (e.g. detention is provided on lot 1 for the benefits of 

lots 2-5) 
18. Add a pedestrian access across to give pedestrian access to connect Lot 1 strip center to Prospect Road.  
19. Add an additional bicycle parking space to the restaurant.  



 

 

DRAFT 
ORDINANCE NO 2020-____ 

 
AN ORDINANCE APPROVING AN APPLICATION SUBMITTED BY CORE 

BLOOMINGTON COMMONS, LLC AND SOUTHERN CENTERS AT HIALEAH 
REQUESTING APPROVAL OF A PRELIMINARY PLAN AND SITE PLAN FOR THE 
BLOOMINGTON COMMONS SUBDIVISION COMMONLY LOCATED AT 1701 E. 

EMPIRE STREET BLOOMINGTON, IL 61701 
 
WHEREAS, there was heretofore filed with the Community Development Department of the 
City of Bloomington, McLean County, Illinois, an application requesting approval of a 
preliminary plan for the Bloomington Commons Subdivision and legislative site plan review for 
construction of a new restaurant in the B-1 General Commercial District for the land described in 
Exhibit “A”, attached hereto and made a part hereof by this reference; and, 
 
WHEREAS, after proper notice, the City of Bloomington Planning Commission held a public 
hearing and determined said preliminary represented in Exhibit “B” attached hereto and made a 
part hereby of this reference and said site plan, represented in Exhibit “C” attached hereto and 
made a part hereof by this reference, with the purposes of the zoning ordinance, subdivision 
ordinance, and the standards and objectives for which the Code is designed upon; and 
 
WHEREAS, the Planning Commission found the preliminary plan and site plan application to 
align with the goals of the Comprehensive Plan;  
 
WHEREAS, the Planning Commission, after finding the property to have physical hardship that 
make strict adherence to the ordinance difficult, recommended approval of a variance increasing 
the allowed height from 20’ to 26’ and allowing for 10 parking spaces beyond the maximum 
amount; and,  
 
WHEREAS, the Planning Commission recommended the City Council of the City of 
Bloomington approve said site plan and special use permit; and 
 
NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Bloomington, 
McLean County, Illinois: 

 
1. That the preliminary plan for Bloomington Commons Subdivision represented in Exhibit 

“B” is hereby approved. 
 

2. That the site plan represented in Exhibit “C” is hereby approved.  
 

3. A variance To allow existing parking lot design for a portion of the redeveloped property, 
Lots 4 and Lots 5, and not require a landscaping island every 10 spaces, provided that 
proposed improvements will not increase the net impervious area.  
 

4. A variance to exceed the maximum amount of parking on Lots 4 and Lots 5.  
 



 

 

5. That this Ordinance shall be in full force and effective as the time of its passage.  
 

Passed on this ____________ day of ____________, 20_____. 
 
Approved on this __________ day of __________, 20____.  
 
APPROVED:       ATTEST:  
 
__________________     _________________ 
 
Mayor Tari Renner      City Clerk Leslie Yocum 



 

 

Exhibit “A” 

Legal Description  

1701 E Empire St. PIN: 21-02-201-002 

PT NW NE - BEG NW COR BELTLINE SUB 
5TH ADD, N396.53', NE311.3', NE628.85', 

E305.65', S42', E TO W LN PROSPECT RD, 
S921.54', W145', S200', W TO POB (EX PT 

FOR RD AS IN 97/2858)  2-23-2E 
17.96 ACRES 



Exhibit B
Preliminary Plan
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Exhibit C
Site Plan

Renderings
Landscaping Plan
Photometric Plan
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21 South Evergreen Avenue, Suite 200
Arlington Heights, Illinois 60005
t: 847.788.9200  f: 847.788.9536

®

TEXAS ROADHOUSE
BLOOMINGTON, IL

7,693 SF
20191259.0

MATERIAL BOARD

MB1.0

11/27/2019

EXTERIOR FINISH SCHEDULE

1 WOOD SIDING, TRIM, 
& WOOD SHUTTERS

PRE-STAINED CEDAR, HENRY POOR LUMBER
CEDARTONE TWP #1501 STAIN FORMULA

2 TRIM, METAL 
FLASHING & GUTTERS

PAINT #1: 
SHERWIN WILLIAMS PAINTS, GREEN

3 DOWNSPOUTS & 
SPLIT-FACE CMU

 PAINT #2:
SHERWIN WILLIAMS PAINTS, #2195 “ROADSIDE”
FINISH COLOR TO MATCH PRE-STAINED CEDAR

4
METAL DOORS & 

FRAMES, DUMPSTER 
GATES & BOLLARDS

PAINT #3: 
SHERWIN WILLIAMS PAINTS, GLOSS BLACK

5 BRICK VENEER CLAYMEX
OLD DENVER

6 METAL ROOF METAL SALES
5V-CRIMP, GALVALUME

3

5 64

1 2

1 2

3

54

3

FRONT ELEVATION RIGHT ELEVATION

6



21 South Evergreen Avenue, Suite 200
Arlington Heights, Illinois 60005
t: 847.788.9200  f: 847.788.9536

®

BLOOMINGTON, IL
7,693 SF

 20191259.0

TEXAS ROADHOUSE
SCALE: 1/8” = 1’-0”
EXTERIOR ELEVATIONS

A2.0

12/06/19

EXTERIOR FINISH SCHEDULE
WOOD SIDING, TRIM, & WOOD SHUTTERS PRE-STAINED CEDAR, HENRY POOR LUMBER

CEDARTONE TWP #1501 STAIN FORMULA

FRONT ENTRANCE DOORS METAL DOORS (FAUX WOOD)
STEELCRAFT "GRAIN-TECH" (MAPLE FINISH)

TRIM, METAL FLASHING & GUTTERS PAINT #1:
SHERWIN WILLIAMS PAINTS, GREEN

DOWNSPOUTS & SPLIT-FACE CMU
PAINT #2:
SHERWIN WILLIAMS PAINTS, #2195 "ROADSIDE"
FINISH COLOR TO MATCH PRE-STAINED CEDAR

METAL DOORS & FRAMES, 
DUMPSTER GATES & BOLLARDS

PAINT #3:
SHERWIN WILLIAMS PAINTS, GLOSS BLACK

BRICK VENEER CLAYMEX
OLD DENVER

BRICK VENEER (ALTERNATE) GENERAL SHALE
PHOENIX C652

METAL ROOF METAL SALES
5V-CRIMP, GALVALUME

DISCLAIMER NOTE:
THE COLORS DEPICTED ON THESE ELEVATIONS ARE FOR GRAPHIC REPRESENTATION PURPOSES ONLY. 

PLEASE REFER TO MATERIAL BOARD FOR ACTUAL SAMPLE OF COLORS AND TEXTURES

REAR ELEVATION

FRONT ELEVATION RIGHT ELEVATION

LEFT ELEVATION

5V-CRIMP METAL ROOF

8” LAP CEDAR SIDING

FIXED PRE-STAINED 
CEDAR SHUTTER

WHITE LED AROUND 
WOOD TRIM

METAL GUTTER, 
PAINT #1

METAL DOWNSPOUT
PAINT #2

BRICK PILASTER BRICK WAINSCOT METAL DOOR & 
FRAME, PAINT #3

SPLIT FACE CMU WALL

ILLUMINATED SIGN

WHITE LED AROUND 
WOOD TRIM

WHITE LED AROUND 
WOOD TRIM

ILLUMINATED SIGN ABOVE DOOR

SPLIT FACE CMU 
WALL, BEYOND

METAL DOOR & 
FRAME, PAINT #3

STEEL BOLLARDS WITH METAL 
WALL PANEL, PAINT #3

METAL DOORS (FAUX 
WOOD) & GLASS TRANSOM

WHITE LED AROUND 
WOOD TRIM

OVERFLOW SCUPPER, TYP. 

STAINED WOOD AND 
GLASS WINDOWS

METAL CAP FLASHING, 
PAINT #1

ILLUMINATED SIGN

ILLUMINATED SIGN

T.O. ROOF
15’-8”

B.O. FASCIA
9’-0”

T.O. WALL
8’-8”

T.O. WALL
8’-8”

T.O. FLOOR SLAB
0’-0”

T.O. FLOOR SLAB
0’-0”

T.O. FLOOR SLAB
0’-0”

T.O. FLOOR SLAB
0’-0”

T.O. WALL
22’-6”

T.O. ROOF
15’-0”

T.O. TOWER ROOF
28’-10”

T.O. WALL
22’-6”

T.O. WALL
22’-6”

T.O. TOWER ROOF
28’-10”

T.O. FLAG POLE
40’-10”

B.O. TOWER FASCIA
22’-10”
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James Matthew Nelson, ASLA, PLA, LEED
Illinois Registered Landscape Architect
# 157-001644
Expires 08/31/2021

LIC
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JAMES
MATTHEW
NELSON

157-001644

Date: 12/11/19

Ball Dia. + 24"

Note:  The root collar/flair shall be 0 to 1 inch above
ground level and not planted under ground level.
Note that the root collar is typically 1 to 3 inches
below top of root ball.  No synthetic burlap will be
accepted.

DECIDUOUS TREE PLANTING
1/4" = 1'-0"

Do not cut leader.

Tree wrap as required.  See specs.

4" Layer of mulch. 3' Dia. Mulch ring.

Top of root ball shall be 3" above
finish grade before backfilling.

Remove burlap & rope from top
 13 of ball.

4" Soil saucer around tree

Existing grade.

Planting mixture.  See specs.

6" Compacted planting mixture.

Loosen hardpan (24" min.)

1
32 9343.33-20

6' Min. Dia.

2-5x Root Ball Dia.

8" Ty
p.

CONIFER TREE PLANTING
1/4" = 1'-0"

2 -Ply rubber hose 23 up tree height.

Guying cables @ 3 guys per tree.

Galvanized turnbuckle.  See specs.

Top of root ball shall be 3" above
finish grade before backfilling.

White guy wire flag.

4" Layer of mulch. 3' Dia. Mulch
ring.

Remove burlap from top 13 of root
ball; cut and remove as much wire
basket as possible from the root
ball.

Existing grade.

Steel guying stake- auger type.
18" min. set top of stake at grade.

Planting mixture.

Compacted planting mixture.
See specs.

Loosen hardpan (min. 24")

Note:  Remove all stakes
and wires after one year of
growth.

32 9343.46-01
2

SHRUB PLANTING DETAIL
3/4" = 1'-0"

6"
8"

Ball Dia. ±12"

Top of root ball shall be 2" above
finish grade before backfilling.

Cut and remove burlap, twine,
and/or wire from top 13 of rootball.

4" layer of mulch.

6" saucer around pit.

Trench.  Vertically cut edge.
Planting mixture.  See specs.

Existing grade

Compacted planted mixture.
See specs.

Loosen hardpan (8" min.).

45° or Less

32 9333.16-05
3

8"
 M

in

See
Planting

Plan

ORNAMENTAL GRASS PLANTING
1" = 1'-0"

Ornamental grassOrnamental grass.

2" Layer of mushroom compost.

Finish grade.

Planting mixture:  13 Mushroom compost,
1
3 Sand, 13 Topsoil

Triangulate in mass plantings
unless otherwise specified

Note:
1. Spacing varies depending on

plant species, see plant list.
2. Remove plastic planting

container before planting.
Use care to keep the root
system intact.

32 9313-01
4

8"
 M

in

See
Planting

Plan

PERENNIAL / ANNUAL PLANTING
1" = 1'-0"

PerennialsPerennials

2" Layer of mushroom compost.

Finish grade.

Planting mixture:  13 Mushroom compost,
1
3 Sand, 13 Topsoil

Triangulate in mass plantings
unless otherwise specified

Note:
1. Spacing varies depending on

plant species, see plant list.
2. Remove plastic planting

container before planting.
Use care to keep the root
system intact.

8"
 M

in

32 9313-02
5

4"
 M

in
.

4" 3"

Note:  All mulch beds for mass planting
areas shall be installed in a uniform
curvilinear fashion as indicated.  Mulch
shall extend a minimum of 12" beyond the
outside edge of the root ball and installed
according to the contract specifications.

Example Bed Layout

CONTINUOUS MULCH EDGING
1" = 1'-0"

Lawn/ Sod area

Spade cut edge
Amended soil
Hardwood mulch

32 9113.26-01
6

Landscape Notes:
1. Seed/ Sod limit line is approximate.  Seed/ Sod to limits of grading and disturbance.  Contractor responsible for restoration of any

unauthorized disruption outside of designated construction area.
2. Contractor responsible for erosion control in all seeded/ sodded areas.
3. Tree mulch rings in turf areas are 5' diameter.  Contractor shall provide a mulch ring around all existing trees within the limits of

work.  Remove all existing grass from area to be mulched and provide a typical spade cut edge. Landscape Fabric shall not be
installed under mulch.

4. Bedlines are to be spade cut to a minimum depth of 3".  Curved bedlines are to be smooth and not segmented.
5. All planting, beds shall receive top dressing of mulch.  Landscape fabric shall not be installed under mulch.
6. Do not locate plants within 10' of utility structures or within 5' horizontally of underground utility lines unless otherwise shown on

plans.  Consult with Landscape Architect if these conditions exist.
7. For Lump Sum Contracts, plants and other materials are quantified and summarized for the convenience of the Owner and

jurisdictional agencies only.  Confirm and install sufficient quantities to complete the work as drawn and specified.  No additional
payments will be made for materials required to complete the work as drawn and specified.

8. For Unit Price Contracts, payments will be made based on actual quantities installed as measured in place by the Owner's
Representative.

9. It is the responsibility of the contractor to locate and provide plant material as specified on this plan. The contractor may submit a
request to provide substitutions for the specified plant material under the following conditions:

a. Any substitutions proposed shall be submitted to the project owner's representative within two weeks of the award of contract.
Substitutions must meet equivalent design and functional goals of the original materials as determined by the owner's
representative. Any changes must have the approval of the owner's representative,

b. The request will be accompanied by at least three notices from plant material suppliers that the plant material specified is not
available and will not be available prior to construction.

10. Verify site conditions and information on drawings.  Promptly report any concealed conditions, mistakes, discrepancies or deviations
from the information shown in the Contract Documents.  The Owner is not responsible for unauthorized changes or extra work
required to correct unreported discrepancies. Commencement of work shall constitute acceptance of conditions and responsibility
for corrections

11. A minimum of two working days before performing any digging, call underground service alert for information on the location of
natural gas lines, electric cables, telephone cables, etc. The contractor shall be responsible for location and protection of all utilities,
and repair of any damage resulting from his work at no additional cost to the owner.

12. Contractor shall promptly repair all damages to existing site at no cost to owner.
13. Refer to landscape specifications for additional conditions, standards, and notes.

City of Bloomington Required
Landscaping

FOUNDATION PLANTING REQUIREMENT

Requirement: Foundation plantings shall be
installed across 60% of the length of the facade of
the building.  A minimum 4' wide hedge row shall
be planted w/ 1 shrub every 3' O.C.

298 LF West and South, 373 LF North and East

North and East Existing conditions, only West and
South Calculated

298 LF Foundation / 60 = 179 LF required

179 LF Foundation / 3 = 60 shrubs required

Required-  179 LF & 60 Shrubs
On Plan - 236 LF & 79 Shrubs

Note-Texas Roadhouse Planting Plan to be
provided by others

TRANSITION YARD REQUIREMENT

Not Required

PARKING LOT PERIMETER LANDSCAPING
Requirement: Edge of parking lot shall have a 6'
landscape bed for interior areas and 12' bed
adjoining a ROW.  One shrub shall be planted for
every 3' of landscape area length.

On Plan - Not Applicable, Existing perimeter
undisturbed

PARKING LOT INTERIOR LANDSCAPING
Requirement: One island between every 10 parking
spaces and terminating rows.  One shade tree per
island and two per double island.  75% of every
island shall be planted with salt tolerant turf or live
groundcover

Total New Parking Lot Islands  =22 Trees Required
Existing Islands to maintain existing trees.

Required - 22 trees
On Plan - 22 trees

SCREENING AREA REQUIREMENTS

Requirement: Loading Docks, service areas, trash
collection areas shall be screened from off-site
view.  Loading docks shall be screened from view
of public ROW's with a screening wall, opaque
fence or combination of plantings equal to 50 plant
units per 100' of screening area.  Trash collection
areas shall be screened with a 6' ht enclosure on all
sides.

PARKING LOT INTERIOR TREES 18
-

EXISTING TREE 39
-
-
-

FOUNDATION SHRUBS 75
-

TURF AREA 6,643 sf
Disturbed areas to be restored.
-

LANDSCAPE AREA BY OTHERS 3,962 sf
-

CONCEPT PLANT SCHEDULE
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TEXAS
ROADHOUSE

7,693 SF

PROPOSED 

22,099 SF
ANCHOR

F.F.=859.00

F.F.=859.84±
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James Matthew Nelson, ASLA, PLA, LEED
Illinois Registered Landscape Architect
# 157-001644
Expires 08/31/2021
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PARKING LOT INTERIOR TREES 18
-

EXISTING TREE 39
-
-
-

FOUNDATION SHRUBS 75
-

TURF AREA 6,643 sf
Disturbed areas to be restored.
-

LANDSCAPE AREA BY OTHERS 3,962 sf
-

CONCEPT PLANT SCHEDULE

Texas Roadhouse Landscaping
by others

Existing parking lot perimeter landscaping
to remain as-is.
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PART 1 - GENERAL

1-01 DESCRIPTION:

A. Provide trees, shrubs, perennials and groundcovers as shown and specified.  This work includes:
1. Spreading of topsoil or soil preparation
2. Trees, shrubs, perennials and groundcovers
3. Planting mixes
4. Mulch and planting accessories
5. Fertilizer and herbicide
6. Maintenance
7. Warranty of plant material

B. The Contractor shall verify all existing conditions and dimensions in the field prior to bidding and report
any discrepancies to the Owner or his/her representative.

1-02 QUALITY ASSURANCE:

A. Comply with site work requirements

B. Plant names indicated must comply with 'Standardized Plant Names' as adopted by the latest edition of
the American Joint Committee of Horticultural Nomenclature. Names of varieties which are not listed
should conform with those generally accepted by the nursery trade.  Stock should be legibly tagged.

C. All plant materials shall conform to the 'American Standards for Nursery Stock' (ASNS), latest edition,
published by the American Association of Nurserymen, Washington, D.C.

D. All plant material shall be grown and supplied within a 50 mile radius of the project for a minimum of two
full growing seasons.

E. Adhere to sizing requirements as listed in the plant list and/or bid form for the  project.  A plant shall be
measured in its natural standing position.

F. Stock that is furnished shall be at least the minimum size shown. With permission of the landscape
architect, substitution from the specified plant list will be accepted only when satisfactory evidence in
writing is submitted to the landscape architect, showing that the plant specified is not available.
Requests for approval of substitute plant material shall include common and botanical names and size
of substitute material. Only those substitutions of at least equivalent size and character to that of the
specified material will be approved. Stock which is larger than that which is specified is acceptable with
permission of the landscape architect, providing there is no additional cost and that the larger plant
material will not be cut down in order to conform to the size indicated.

G. All shrubs shall be dense in form. Shrub liners do not meet these specifications. Shrubs specified by
height shall have a spread that is equal to the height measurement. Shrubs which are specified by
spread shall exhibit the natural growth habit of the plant by having a greater spread than height.

H. All plant materials are subject to inspection and approval. The landscape architect and Owner reserve
the right to select and tag all plant material at the nursery prior to planting. The landscape architect and
Owner reserve the right to inspect plant material for size and condition of root systems, the presence of
insects and diseases, injuries and latent defects (due to Contractor negligence or otherwise), and to
reject unacceptable plant material at any time during progress of the project.

I. Container grown deciduous and/or evergreen shrubs will be acceptable in lieu of balled and burlapped
shrubs subject to specified limitations for container grown stock.  Size of container grown material must
conform to size/height requirements of plant list.

1-03 DELIVERY, STORAGE & HANDLING:

A. Fertilizer shall be delivered in original, unopened and undamaged packaging. Containers shall display
weight, analysis and manufacturer's name. Store fertilizer in a manner that will prevent wetting and
deterioration.

B. Take all precautions customary concerning proper trade practice in preparing plants for transport.
Plants shall be dug, packed and transported with care to ensure protection against injury. Inspection
certificates required by law shall accompany each shipment invoice or order to stock and on arrival, the
certificate shall be filed with the landscape architect . All plants must be protected from drying out. If
plant material cannot be planted immediately upon delivery, said material should be properly protected
in a manner that is acceptable to the landscape architect . Heeled-in plants must be watered daily. No
plant shall be bound with rope or wire in a manner that could strip bark or break or shear branches.

C. Plant material transported on open vehicles should be covered with a protective covering to prevent
wind burn.

D. Dry, loose topsoil shall be provided for planting bed mixes. Muddy or frozen topsoil is unacceptable as
working with medium in this condition will destroy its structure, making root development more difficult.

1-04 PROJECT CONDITIONS:

A.  Notify landscape architect at least seven (7) working days prior to installation of plant material.

B.  It shall be the Contractor's responsibility to locate and protect all existing above and below ground
utilities. Utilities can be located and marked (in Illinois) by calling J.U.L.I.E. at (800)892-0123.

C.  The Contractor shall provide, at his/her own expense, protection against trespassing and damage to
seeded areas, planted areas, and other construction areas until the preliminary acceptance. The
Contractor shall provide barricades, temporary fencing, signs, and written warning or policing as may be
required to protect such areas. The Contractor shall not be responsible for any damage caused by the
Owner after such warning has been issued.

D.  The Contractor shall be responsible for the protection of crowns, trunks and roots of existing trees, plus
shrubs, lawns, paved areas and other landscaped areas that are to remain intact. Existing trees, which
may be subject to construction damage, shall be boxed, fenced or otherwise protected before any work
is started. The Owner desires to preserve those trees within and adjacent to the limits of construction
except those specifically indicated to be removed on the Drawings. The contractor shall erect protective
tree fencing and tree armor at locations indicated on the drawings and around all trees on site which are
to be preserved. Protective fencing shall be erected between the limits of construction and any tree
preservation areas shown on the Drawings.

E.  A complete list of plants including a schedule of sizes, quantities and other requirements is shown on
the Drawings and on the bid form. In the event that quantity discrepancies or material omissions occur
in the plant materials list, the planting plans shall govern.

1-05 PRELIMINARY ACCEPTANCE:

A. All plantings shall be maintained by the Contractor for a period of 90 days after preliminary acceptance
by the Owner or his/her representative. Maintenance shall include, but is not limited to: mowing and
edging turf, pulling weeds, watering turf and plant material and annual flower maintenance.

1-06 WARRANTY:

A. All plant material (excluding annual color), shall be warranteed for one (1) year after the end of the 90
day maintenance period. The end of the maintenance period is marked by the final acceptance of the
Contractor's work by the Owner or his/her representative. Plant materials will be warranteed against
defects including death and unsatisfactory growth, except for defects resulting from abuse or damage
by others, or unusual phenomena or incidents which are beyond the control of the Contractor. The
warranty covers a maximum of one replacement per item.

PART 2 - PRODUCTS

2-01 PLANT MATERIALS:

A. Plants: Provide typical of their species or variety, with normal, densely developed branches and
vigorous, fibrous root systems. Only sound, healthy, vigorous plants which are free from sunscald
injuries, disfiguring knots, frost cracks, abrasions of the bark, plant diseases, insect eggs, borers, and all
forms of infestation shall be provided. All plants shall have a fully developed form without voids and
open patches.

1. Balled and burlapped plants shall have a firm natural ball of earth of sufficient diameter and depth
to encompass a root system necessary for a full recovery of the plant. Root ball sizes shall
comply with the latest edition of the 'American Standards for Nursery Stock' (ASNS). Root balls
that are cracked or mushroomed are unacceptable.

2. Container grown stock should be grown for an amount of time that is of sufficient length for the
root system to have developed enough to hold its soil togehter, firm and whole. Plants will not be
loose in their containers, nor shall they be pot-bound and all container grown stock will comply
with the sizes stated on the plant list.

3. No evidence of wounds or pruning cuts shall be allowed unless approved by the Landscape
Architect.

4. Evergreen trees shall be branched to the ground. The height of evergreen trees are determined
by measuring from the ground to the first lateral branch closest to the top. Height and/or width of
other trees are measured by the mass of the plant not the very tip of the branches.

5. Shrubs and small plants shall meet the requirements for spread and/or height indicated in the
plant list. The height measurement shall be taken from ground level to the average height of the
top of the plant, not the longest branch.  Single stem or thin plants will not be accepted. Side
branches shall be flushed with growth and have good form to the ground. Plants shall be in a
moist, vigorous condition, free from dead wood, bruises or other root or branch injuries.

2-02 ACCESSORIES:

A. Topsoil:
1. Topsoil shall be fertile, natural topsoil of a loamy character, without admixture of subsoil material.

Topsoil shall be reasonably free from clay, lumps, coarse sand, stones, plants, roots, sticks and
other foreign materials with a pH between 6.5 to 7.0.

B.  Topsoil for seed areas shall be a minimum of 6".

C.  Soil amendments shall be as follows:
1. For trees and shrubs the plant pit will be backfilled with pulverized black dirt.

2. For perennials and ornamental grasses the soil mixture will be as follows: CM-63 General
Purpose Peat Based Mix as supplied by Midwest Trading. Top beds with 8" of CM-63 and till into
existing beds to a depth of 8". Soil mixtures are available from Midwest Trading.  Midwest
Trading, St. Charles, IL 60174  (630) 365-1990

D.  Fertilizer:
1. For trees and shrubs use: 14-4-6 briquettes 17 g or equivalent available from Arthur Clesen, Inc.

Follow manufacturer's recommendation for application.   Arthur Clesen, Inc. 543 Diens Drive,
Wheeling, IL 60090  (847)537-2177

2.  For turf areas use 6-24-16 Clesen Fairway with micronutrients with minor elements 3.0 % S,
.02% B, .05% Cu, 1.0% Fe, .0006% Mo, .10% Mn available from Arthur Clesen or approved
equal.

E. Herbicide:
1. Round-Up or approved equal

F. Mulch:
1. Bark mulch shall be finely shredded hardwood bark which has been screened and is free of any

green foliage, twigs, rocks, sawdust, wood shavings, growth or germination inhibiting ingredients,
or other foreign materials. Bark mulch is available from Midwest Trading.

2. Mushroom compost as available from Midwest Trading.

G. Water:
1. Water service will be available on the site, with the cost of water being paid by the Owner.

Transporting of the water from the source to the work areas shall be the responsibility of the
Landscape Contractor. All necessary hose, piping, tank truck, etc. shall be supplied by the
Landscape Contractor.

H. Guying:
1.  Stakes: 5/8" x 40" steel eye anchor with 4" helix

2.  Cable:
a.  Trees under 5": flexible 1/8" galvanized aircraft cable, 7x7 strand or approved equal
b.   Trees 5" and over: flexible 3/16" galvanized aircraft cable, 7x7 strand or approved equal.

3.  Turnbuckles: 5/16", eye and eye, with 4" takeup.

4.  Hose: new two-ply reinforced rubber hose, minimum 1/2" I.D.

I. Tree wrap: Burlap tree wrap 4" wide.

J. Twine: Soft nursery jute.

PART 3 - INSTALLATION OF PLANT MATERIAL

3-01 FIELD VERIFICATION:

A. Examine proposed planting areas and conditions of installation. Do not start planting work until
unsatisfactory conditions are corrected.

3-02 PREPARATION:

A. All planting techniques and methods shall be consistent with the latest edition of 'Horticulture Standards
of Nurserymen, Inc.' and as detailed on these Drawings.

B. Planting shall be performed by experienced workmen familiar with planting procedures under the
supervision of a qualified supervisor.

C. All underground utilities must be located and marked clearly.

D. Apply Round-Up or approved equivalent to kill any existing vegetation in all areas to be planted.
Confirm length of waiting period between chemical application and plant installation with manufacturer.
Do not begin planting operations until prescribed post-application waiting period has elapsed. Take
extreme care to avoid chemical drift to adjoining properties of landscape plantings.

E. Prior to all planting, rototill all areas to be landscaped to prepare for plant installation to a minimum
depth of 12". Eliminate uneven areas and low spots. Maintain lines, levels, profiles and contour.
Changes in grade are to be gradual. Blend slopes into level areas. Remove all debris, weeds and
undesirable plants and their roots from areas to be planted. Remove all concrete slag larger than 2" in
diameter.

F. Topsoil shall be spread over the site at a minimum depth of 6".  Those areas which are indicated as
prairie or natural areas on the Drawings shall have a minimum topsoil depth of 18".

G. It shall be the responsibility of the landscape contractor to prepare all seeded areas by disking and
raking prior to planting seed. Soil shall be loosened and scarified to a minimum depth of 6". Fine
grading of all seeded areas is required. Maximum size of stone or topsoil lump is 1".

H. Locate all plant material as indicated or as approved in the field by the Landscape Architect. If
obstructions are encountered which are not shown on the drawings, then do not proceed with planting
operations until alternate plant locations have been selected.

I. Planting holes shall be constructed as shown on the planting details.  Holes shall be hand dug or
machine dug. Great care will be taken to not excavate the hole deeper than the root ball and the
diameter shall be a minimum of two times the root ball width. Remove any materials encountered in
excavation that may be injurious to plant growth, including stones larger than 2"  in diameter or other
debris. Soil to be used as backfill should be pulverized.

J. Provide pre-mixed planting mixture for use around root systems and root balls of the plants. The
mixtures are outlined in section B of part 2-02.

K. Prior to planting, provide additional topsoil to all planting beds to bring the finish grade of the bed to 2"
above lawn grade and to finish grade of adjacent hard surface grades.

L. Add 2" thickness of mushroom compost to all annual, perennial and groundcover beds. Finish grade
bed and install plants.

3-03 PLANTING PROCEDURES:

A. Set plant material in the planting hole to proper grade and alignment. Set plants upright and plumb. Set
plant material 2" above the adjacent finish grade. Remove burlap from top 1/3 of root ball. Remove
treated burlap (green). Cut and remove or cut and fold down upper half of wire basket, dependent upon
tree size. Backfill hole by firmly tamping soil to avoid any air pockets or voids.

B. Set balled and burlapped plants in the planting hole and compact 8" of soil around the base of the ball.
Backfill remaining space with planting mixture. Water plants immediately after planting to eliminate all
voids and thoroughly soak the plant root ball.

C. Space groundcover plants according to dimensions given on the plans. Adjust spacing as necessary to
evenly fill planting bed with indicated number of plants. Plant to within 18" of the trunks of trees and
shrubs or at the edge of the plant ball, whichever is closest. Plant to within 12" of edge of bed.

D. Mulching:
1. Install 4" depth of mulch around all tree and shrub beds as indicated on drawings or planting

details. Mulch shrub planting areas as continuous beds. Do not place mulch directly against tree
trunk; form mulch to create an inverted cone around trunk.

2. Mulch perennial, groundcover and annual planting beds with 2" mushroom compost. Water
mulched areas thoroughly after placing mulch.

E. Tree wrapping is not required, unless the Contractor feels it is necessary due to characteristics of a
particular species or past experience with the species. The landscape architect will be notified as to
which trees are to be wrapped and shall inspect the trunk(s) before wrapping. Tree wrap will not be
used to cover damage or defects.  When wrapping is done, trunks will be wrapped spirally with
approved tree wrapping tape that is not less than 4" wide, and securely tied with suitable cord at the top,
bottom and 2" intervals along the trunk. Wrap from ground to the height of the first branch.

F. Staking and guying of trees is optional. If the Contractor chooses to stake all or part of the trees, he/she
shall use the method specified in the planting details. One (1) stake is to be used on trees of 1" caliper
and under, or 4' height and under. Two (2) stakes are to be used on trees of 1" to 2 3/4" caliper. Guy
trees of 3" caliper or larger at three (3) per tree. The root ball will not be pierced with a stake. Stakes are
to be driven at least eighteen (18) inches into subsoil below the planting hole. Stakes and wire
attachments shall be removed after three months for spring planted material and by the following May
for fall planted stock by the Contractor. Staking and guying should be done immediately after lawn
seeding or sodding operations.

G. Seeding of specified lawn areas on plans will be treated as follows:
1. Topsoil shall be spread over all areas to be seeded to a minimum depth of 6" when compacted

(to be performed by others).

2. Seed mixture and application rate - use Premium seed mix as supplied by Arthur Clesen, Inc.
Apply at a rate of 5 lbs./1000 s.f.

3. Apply fertilizers and conditioners at the rate specified per soil test findings. In lieu of soil test
results, apply two (2) tons of ground agricultural limestone and 1000 lbs. 10-10-10 or equivalent
analysis fertilizer per acre. At least 40% of the fertilizer nitrogen shall be of an organic origin.

4. Soil preparation areas where vehicular traffic has compacted the soil shall be loosened/scarified
to a minimum depth of 6" before fertilizing and seeding. Fine grading of all seeded areas is
required. Maximum size of stone or topsoil lump is 1".

5. Watering seeded areas shall be done to ensure proper germination. Once seeds have
germinated, watering may be decreased but the seedlings must never be allowed to dry out
completely. Frequent watering should be continued approximately four (4) weeks after
germination or until grass has become sufficiently established to warrant watering on an 'as
needed' basis.

6. Turf is being established on a variety of slope conditions. It shall be the Contractor's responsibility
to determine and implement whatever procedures he/she deems necessary to establish the turf
as part of his/her work. Seeded areas will be accepted when all areas show a uniform stand of
the specified grass in healthy condition and at least 90 days have elapsed since the completion
of this work. The Contractor shall submit with his/her bid a description of the methods and
procedures he/she intends to use.

H. Erosion Control Blanket
1. Erosion Control Blanket shall be installed per manufacturer's recommendation in all areas shown

on the plan.

2. Install S-75 Erosion Control Blanket as manufactured by North American Green or approved
equal.

3. Blanket should be premarked with staple pattern.

4. Staples should be 8" wire staples, applied at two (2) per square yard minimum.

5. Suitable erosion control practices shall be maintained by the CONTRACTOR in accordance with
Illinois Urban Manual and all applicable Soil Erosion and Sedimentation Control ordinances and
the PLANS.

I. Sodding of specified lawn areas on plans will be completed as follows:
1. Rake soil surface to receive sod to completely remove any soil crust no more than one day prior

to laying sod.

2. Moisten prepared surface immediately prior to laying sod. Water thoroughly and allow surface
moisture to dry before planting lawns. Do not create a muddy soil condition.

3. Sod shall be laid within 24 hours from the time of stripping. Do not plant dormant sod or if the
ground is frozen.

4. Lay sod to form a solid mass with tightly fitted joints. Butt ends and sides of sod strips; do not
overlap. Stagger strips to offset joints in adjacent courses. Work from boards to avoid damage to
subgrade or sod. Work sifted soil into minor cracks between pieces of sod; remove excess to
avoid smothering of adjacent sod.

5. Place top elevation of sod 1/2 inch below adjoining edging or paving.

6. Water sod thoroughly with a fine spray immediately after planting.

7. After sod and soil have dried, roll seeded areas to ensure a good bond between the sod and soil,
and to remove minor depressions and irregularities.

8. Sodded slopes 3:1 or greater shall be staked to prevent erosion and washout.

9. Warranty sodding for a period of one (1) year from the end of the 90 day maintenance period. If
sod fails or lacks vigor and full growth as determined by the Landscape Architect, the Contractor
will repeat site preparation operations and re-sod affected areas at the Contractor's expense.

10.Note: Sod shall be a premium Kentucky Bluegrass blend, and is required in all areas indicated on
the plans as well as areas which have been affected by construction. Sod can be placed as long
as water is available and the ground surface can be properly prepared. Sod shall not be laid on
frozen or snow-covered ground. Sod shall be strongly rooted, not less than two (2) years old and
free of weeds and undesirable native grasses. Sod should be machine cut to pad thickness of
3/4" (plus or minus 1/4"), excluding top growth and thatch. Provide only sod capable of vigorous
growth and development when planted (viable, not dormant). Provide sod of uniform pad sizes
with maximum 5% deviation in either length or width. Broken pads or pads with uneven ends will
not be acceptable. Sod pads incapable of supporting their own weight when suspended vertically
with a firm grasp on the upper 10% of pad will not be accepted.

J. Timing of plant material and seeding operations:
1. Seeding of specified areas shall occur when the soil temperature is above 55° F. No seed shall

be sown during periods of high winds, or when the ground is not in proper condition for seeding
(see section 3-02 (G)). Seeding operations for the specified mixes shall occur in the spring time
frame of April 15 through June 30 and in the summer time frame of August 15 through December
1. The mixes containing bluegrass and fescue seed must have six weeks to harden off for winter
survival.

2. Sod shall be installed when the ground is not frozen or snow covered and temperatures are less
than 80° F. It shall not be placed during a period of extended drought.

3. Herbaceous ornamental plants shall be planted between May 1 and June 15 or between August
15 and December 1.

4. Spring planting of woody ornamental plants shall be performed from the time the soil can be
easily worked until June 1, except that evergreen planting shall end on May 15. Oak, hawthorn
and red maple species will only be planted during this spring planting period. Fall planting will
begin August 15 and will continue until the ground cannot be worked satisfactorily, except that
evergreen planting shall be performed between August 15 and December 1.

3-04 MAINTENANCE:

A. All plantings shall be maintained by the Contractor for a period of 90 days after preliminary acceptance
by the Owner or his/her representative. Maintenance shall include but is not limited to: mowing and
edging turf, pulling weeds, watering turf areas and plant material plus annual flower maintenance. The
Contractor will reset settled plants to proper grade and position. Dead material will be removed. Stakes
and guy wires will be tightened and repaired as required.

3-04 ACCEPTANCE:

A. All plant material (excluding annual color), shall be warranteed for one (1) year after the end of the 90
day maintenance period. The end of the maintenance period is marked by the final acceptance of the
Contractor's work by the Owner or his/her representative.

3-06 SITE CLEAN-UP:

A. The Contractor shall protect the property of the Owner and the work of other contractors. The
Contractor shall also be directly responsible for all damage caused by the activities and for the daily
removal of all trash and debris from his/her work area to the satisfaction of the landscape architect .

GENERAL PLANTING SPECIFICATIONS:
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QUALITY CONTROL

PROJECT NUMBER

PROJECT NAME

SHEET NUMBER

SHEET TITLE

PROJECT MANAGER

ISSUE/REVISION RECORD

PROFESSIONAL SEAL

PROFESSIONAL IN CHARGE

21 South Evergreen Avenue
Suite 200
Arlington Heights, IL 60005
t:  847 788 9200  f: 847 788 9537

DRAWN BY

PROJECT TEAM

TEXAS
ROUDHOUSE

BLOOMINGTON
ILLINOIS
1701 E. EMPIRE STREET
CITY OF BLOOMINGTON
ILLINOIS

LANDSCAPE PLAN

L1.0

DENNIS JARRARD

COA#:

TREES CODE QTY BOTANICAL NAME COMMON NAME CONT CAL

TR 4 TILIA AMERICANA `REDMOND` REDMOND AMERICAN LINDEN B & B 2.5"CAL

SHRUBS CODE QTY BOTANICAL NAME COMMON NAME CONT HEIGHT

IL 20 ILEX GLABRA `SHAMROCK` INKBERRY CONT. 36" HT. MIN.

JF 19 JUNIPERUS CHINENSIS `FAIRVIEW`FAIRVIEW JUNIPER B & B 7` MIN. HT.

TD 20 TAXUS X MEDIA `DENSIFORMIS` DENSE YEW B & B 36" HT. MIN.

TH 7 TAXUS X MEDIA `HICKSII` HICKS YEW B & B 36" HT. MIN.

TC 7 THUJA OCCIDENTALIS `SMARAGD` EMERALD GREEN ARBORVITAE B & B 7` MIN. HT.

GROUND COVERS CODE QTY BOTANICAL NAME COMMON NAME CONT

PP 1,476 SF LAWN GRASSES KENTUCKY BLUEGRASS BLEND SEED

PLANT SCHEDULE

SYMBOL DESCRIPTION

INSTALL RIVER ROCK MULCH 5"-7" DIAMETER ON WEED BARRIER IN
PLANT BED ADJACENT TO BUILDING FOUNDATION AND WHERE
INDICATED ON PLAN.  RIVER ROCK MULCH TO BE INSTALLED FLUSH
WITH TOP OF SIDEWALK.

4", SCHEDULE 40 PVC IRRIGATION SLEEVE.

ANY DAMAGE TO ADJACENT PROPERTY OR AREAS OF WORK BY
OTHERS IS TO BE REPAIRED TO ITS ORIGINAL CONDITION WITH NO
ADDITIONAL COST TO OWNER.

SEED LAWNS WITH A KENTUCKY BLUEGRASS BLEND

1

2

3

4

REFERENCE NOTES SCHEDULE

THE OWNER, TENANT, OR AGENT, IF ANY, SHALL BE RESPONSIBLE FOR PROVIDING, PROTECTING AND MAINTAINING ALL LANDSCAPING IN
HEALTHY GROWING CONDITIONS, REPLACING IT WHEN NECESSARY TO ENSURE CONTINUOUS CONFORMANCE WITH THESE GUIDELINES AND
KEEPING IT FREE FROM REFUSE AND DEBRIS. MAINTENANCE SHALL INCLUDE THE REPLACEMENT OF ALL DEAD PLANT MATERIAL WITHIN
THE GUARANTEED CONTRACT PERIOD.

MAINTENANCE OF LANDSCAPING:

GENERAL NOTES:
1. GRAPHIC SYMBOLS TAKE PRECEDENCE OVER WRITTEN QUANTITIES AND KEYS ON PLAN.

2. CONTRACTOR TO REPAIR AND REPLACE ANY PLANT MATERIAL DAMAGED BY THIS CONSTRUCTION OUTSIDE PROJECT LIMITS. ANY
EXISTING PLANT MATERIAL DAMAGED BY CONTRACTOR DURING CONSTRUCTION SHALL BE REPLACED WITH LIKE MATERIAL OF SIMILAR
SPECIES AND SIZE AT THE CONTRACTOR'S EXPENSE WITH NO ADDITIONAL COST TO OWNER OR TENANT.

3. TWO WEEKS PRIOR TO PLANTING, THE CONTRACTOR SHALL SUBMIT TO THE OWNER / OWNER'S REPRESENTATIVE A PLANT PHOTO
SUBMITTAL FOR APPROVAL. IF REQUESTED, BY THE OWNER, THE LANDSCAPE ARCHITECT WILL TAG THE MATERIAL.

4. EACH PHOTO SHALL CLEARLY SHOW THE SIZE, FORM, AND BRANCHING STRUCTURE AND QUALITY  OF THE PLANT.

5. EACH PHOTO SHALL HAVE THE PLANT NAME, SIZE AND SPECIFICATIONS LABELED ON THE PHOTO.

6. ANY PHOTO SHOWING A GROUP OF PLANTS CLOSE TOGETHER WILL NOT BE ACCEPTED.

7. NO PARTIAL OR INCOMPLETE SUBMITTAL WILL BE ACCEPTED FOR REVIEW.  ANY REJECTED SPECIES WILL BE SUBJECT TO RESUBMITTAL.

8. SAMPLES OF RIVER ROCK COBBLESTONE ARE TO BE PROVIDED TO OWNER/TENANT FOR REVIEW AND APPROVAL TWO (2) WEEKS PRIOR
TO CONSTRUCTION. NO COBBLESTONE IS TO BE INSTALLED WITHOUT PRIOR APPROVAL FROM TEXAS ROADHOUSE.

9. REFER TO THE LATEST CIVIL PLANS FOR DISTURBED AREAS TO BE RESTORED. ADDITIONAL RESTORATION MAY BE NEEDED DUE TO
FIELD CONDITIONS. SEE CIVIL SITE PLAN.

10. CONTRACTOR TO PROVIDE SITE IRRIGATION FOR LANDSCAPE AREAS AROUND BUILDING PERIMETER ONLY. IRRIGATION FOR THIS AREA
TO PROVIDE 100% COVERAGE OF ALL PLANTED AREAS. SHRUB BEDS TO BE WATERED WITH SUBSURFACE IRRIGATION. LAWN AREAS TO
BE KEPT ON SEPARATE ZONES FROM SHRUB BEDS, DO NOT SPRAY ONTO BUILDING. IRRIGATION SYSTEM TO BE DESIGNED INSTALLED
PER ALL LOCAL, STATE AND FEDERAL CODES.

11. REFER TO PLUMBING PLANS FOR BACKFLOW PREVENTER INFORMATION (IF LOCATED WITHIN THE BUILDING).  IF BACKFLOW PREVENTOR
IS LOCATED OUTSIDE, REFER TO SHEET L2.1 IRRIGATION NOTES AND DETAILS.
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LANDSCAPE PLANTING 1. THE LANDSCAPE CONTRACTOR SHALL FAMILIARIZE HIMSELF WITH THE SITE CONDITIONS AND VERIFY THEM TO HIS THE LANDSCAPE CONTRACTOR SHALL FAMILIARIZE HIMSELF WITH THE SITE CONDITIONS AND VERIFY THEM TO HIS SATISFACTION. THE LANDSCAPE CONTRACTOR SHALL ACCEPT THE SITE CONDITIONS AND DO THE WORK SPECIFIED WITHOUT ADDITIONAL COMPENSATION FOR POSSIBLE VARIATION FROM GRADES AND CONDITIONS SHOWN. 2. PRIOR TO CONSTRUCTION THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING ALL  PRIOR TO CONSTRUCTION THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING ALL  UNDERGROUND UTILITIES AND SHALL AVOID DAMAGE TO ALL UTILITIES DURING CONSTRUCTION. SHOULD THE LANDSCAPE CONTRACTOR CAUSE DAMAGE TO ANY UTILITIES HE SHALL MAKE NECESSARY REPAIRS AS  QUICKLY AS QUICKLY AS POSSIBLE WITHOUT ADDITIONAL COMPENSATION. 3. ALL PLANT MATERIAL SIZES AND MEASUREMENTS, INCLUDING TRUNK, HEAD, AND SPREAD SIZES, CONTAINER AND ALL PLANT MATERIAL SIZES AND MEASUREMENTS, INCLUDING TRUNK, HEAD, AND SPREAD SIZES, CONTAINER AND ROOTBALL SIZES, QUALITY AND CONDITION SHALL CONFORM TO THE STANDARDS SET FORTH IN THE CURRENT ISSUE OF, "AMERICAN STANDARDS FOR NURSERY STOCK" (ANSI.Z60.1). 4. ALL PLANT MATERIAL ARE SUBJECT TO THE APPROVAL BY THE OWNER, AND MAY BE INSPECTED AT THE PLACE OF ALL PLANT MATERIAL ARE SUBJECT TO THE APPROVAL BY THE OWNER, AND MAY BE INSPECTED AT THE PLACE OF GROWTH OR ON SITE PRIOR TO PLANTING. LANDSCAPE ARCHITECT RETAINS THE RIGHT TO REJECT ANY PLANT MATERIAL WHICH IS NOT TO HIS SATISFACTION. 5. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING, IN FULL, ALL LANDSCAPE PLANTING WORK THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING, IN FULL, ALL LANDSCAPE PLANTING WORK (INCLUDING WATERING, SPRAYING FOR INSECTS AND DISEASE, MULCHING, MOWING, FERTILIZING,  CULTIVATING, EDGING CULTIVATING, EDGING AND WEEDING) FOR A PERIOD OF 90 DAYS AFTER ACCEPTANCE BY THE OWNER. 6. THE LANDSCAPE CONTRACTOR SHALL COMPLETELY GUARANTEE ALL LANDSCAPE PLANTING WORK AND  MATERIALS THE LANDSCAPE CONTRACTOR SHALL COMPLETELY GUARANTEE ALL LANDSCAPE PLANTING WORK AND  MATERIALS MATERIALS FOR A PERIOD OF ONE (1) FULL YEAR FROM THE DATE THE WORK HAS BEEN APPROVED BY THE OWNER AS INSTALLED. ALL PLANT MATERIAL NOT HEALTHY GROWING CONDITION SHALL BE REMOVED IMMEDIATELY AND REPLACED AS SOON AS POSSIBLE WITH LIKE KIND AND SIZE AT NO CHARGE TO THE OWNER. 7. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING SOIL SAMPLES FROM SOIL AND NATIVE OR THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING SOIL SAMPLES FROM SOIL AND NATIVE OR FILL SOILS AT THE SITE AND SUBMITTING THEM TO AN APPROVED SOIL TESTING LABORATORY, AND OBTAIN ANALYSES AND RECOMMENDATIONS FOR AMENDING THESE SOILS AND FERTILIZATION OF SPECIFIED PLANT MATERIAL AT A MINIMUM ALL PLANTING AREAS SHALL BE FERTILIZED WITH 12 LBS. /1000 SF OF 10-10-10 FERTILIZER. 8. ALL PLANTING AREAS, SHRUB BEDS AND TREES SHALL BE MULCHED WITH A MINIMUM COMPACTED DEPTH OF THREE ALL PLANTING AREAS, SHRUB BEDS AND TREES SHALL BE MULCHED WITH A MINIMUM COMPACTED DEPTH OF THREE (3) INCHES OF MULCH AS SPECIFIED. PRIOR TO MULCHING APPLY A PRE-EMERGENT HERBICIDE (APPROVED BY OWNER) AS RECOMMENDED BY THE MANUFACTURER, TO PREVENT RECURRING WEED AND GRASS GROWTH. 9. PLANT BEDS ADJACENT TO TEXAS ROADHOUSE BUILDING ARE TO HAVE 5-7" LENGTH COBBLESTONE INSTALLED ON PLANT BEDS ADJACENT TO TEXAS ROADHOUSE BUILDING ARE TO HAVE 5-7" LENGTH COBBLESTONE INSTALLED ON WEED BARRIER. STONES TO BE HAND PLACED SO AS NOT TO DAMAGE PLANT MATERIAL DURING INSTALLATION. 10. CONTRACTOR IS TO TAKE SPECIAL CARE WHEN INSTALLING NEW PLANT MATERIAL SO AS NOT TO DISTURB ANY CONTRACTOR IS TO TAKE SPECIAL CARE WHEN INSTALLING NEW PLANT MATERIAL SO AS NOT TO DISTURB ANY EXISTING PLANTINGS DESIGNATED TO REMAIN. ANY EXISTING PLANT MATERIAL DAMAGED BY CONTRACTOR DURING CONSTRUCTION SHALL BE REPLACED WITH LIKE MATERIAL OF SIMILAR SPECIES AND SIZE AT THE CONTRACTOR'S EXPENSE AND NO ADDITIONAL COST TO OWNER.  TURF AND LAWNS 11. ALL DISTURBED AREAS SHALL RECEIVE 4" MINIMUM OF TOPSOIL (COMPACTED) AND GRASSED WITH SOD OR SEED ALL DISTURBED AREAS SHALL RECEIVE 4" MINIMUM OF TOPSOIL (COMPACTED) AND GRASSED WITH SOD OR SEED AS INDICATED ON PLAN. LANDSCAPE CONTRACTOR TO COORDINATE HIS/HER WORK WITH OTHER TRADES REGARDING FINISH GRADING. IF AVAILABLE CONTRACTOR IS TO USE STOCKPILED TOPSOIL ONSITE. IF NOT AVAILABLE THE LANDSCAPE CONTRACTOR WILL BE RESPONSIBLE FOR IMPORTING THE TOPSOIL NECESSARY TO MEET FINISH GRADE. 12. TOPSOIL, SHALL BE FERTILE, FRIABLE AND REPRESENTATIVE OF LOCAL PRODUCTIVE SOIL, CAPABLE OF SUSTAINING TOPSOIL, SHALL BE FERTILE, FRIABLE AND REPRESENTATIVE OF LOCAL PRODUCTIVE SOIL, CAPABLE OF SUSTAINING VIGOROUS PLANT GROWTH AND FREE OF CLAY LUMPS, SUBSOIL, NOXIOUS WEEDS OR OTHER FOREIGN MATTER SUCH AS STONES, ROOTS, STICKS AND OTHER EXTRANEOUS MATERIALS: NOT FROZEN OR MUDDY. PH OF TOPSOIL TO RANGE BETWEEN 5.5 AND 7.5. 13. SODDED AREAS SHALL BE GRASSED WITH SPECIES PER THE PLANT SCHEDULE. SOD SHALL BE LAID WITH CLOSE, SODDED AREAS SHALL BE GRASSED WITH SPECIES PER THE PLANT SCHEDULE. SOD SHALL BE LAID WITH CLOSE, TIGHT FITTING JOINTS, WHICH SHALL BE LAID IN ROWS PARALLEL TO THE CONTOUR LINES. ALL SODDED AREAS SHALL BE ROLLED TO ACHIEVE A SMOOTH, UNIFORM LAWN. 14. SEEDED AREAS SHALL BE GRASSED WITH SPECIES PER THE PLANT SCHEDULE AT A RATE OF (5) POUNDS PER SEEDED AREAS SHALL BE GRASSED WITH SPECIES PER THE PLANT SCHEDULE AT A RATE OF (5) POUNDS PER 1000 SQ. FT. OF GRASSED AREA. SEED MAY BE APPLIED EITHER BY A MECHANICAL SPREADER OR HYDROSEEDING. WHICHEVER METHOD IS CHOSEN A THICK STAND OF GRASS SHALL BE ACHIEVED WITHIN 21 DAYS OR A SECOND OVERSEEDING WILL BE REQUIRED. 15. FERTILIZATION AND SOIL AMENDMENTS FOR ALL GRASSED AREAS SHALL BE AS PER LABORATORY ANALYSIS. FERTILIZATION AND SOIL AMENDMENTS FOR ALL GRASSED AREAS SHALL BE AS PER LABORATORY ANALYSIS. HYDROSEEDING MAY BE SUBSTITUTED FOR MECHANICAL SEEDING BY MIXING SEED, FERTILIZER AND  PULVERIZED PULVERIZED MULCH IN WATER, USING EQUIPMENT SPECIFICALLY DESIGNED FOR HYDROSEED APPLICATION.  MIX UNTIL UNIFORMLY BLENDED INTO HOMOGENEOUS SLURRY SUITABLE FOR HYDRAULIC APPLICATION.  APPLY UNIFORMLY AT A RATE AS REQUIRED TO OBTAIN SPECIFIED SEEDING RATE. 16. ANY EXISTING LAWN AREA DISTURBED BY CONSTRUCTION IS TO BE REPAIRED TO ITS ORIGINAL CONDITION BY ANY EXISTING LAWN AREA DISTURBED BY CONSTRUCTION IS TO BE REPAIRED TO ITS ORIGINAL CONDITION BY SEEDING AT NO ADDITIONAL COST TO THE OWNER. 17. REFER TO THE LATEST CIVIL PLANS FOR DISTURBED AREAS TO BE RESTORED. ADDITIONAL RESTORATION MAY BE REFER TO THE LATEST CIVIL PLANS FOR DISTURBED AREAS TO BE RESTORED. ADDITIONAL RESTORATION MAY BE NEEDED DUE TO FIELD CONDITIONS. SEE CIVIL SITE PLAN. TREES AND SHRUBS 18. ALL TREES LOCATED IN GRASSED AREAS SHALL BE PLANTED AS PER DETAIL AND MULCHED WITH AT LEAST FOUR ALL TREES LOCATED IN GRASSED AREAS SHALL BE PLANTED AS PER DETAIL AND MULCHED WITH AT LEAST FOUR (4) FOOT DIAMETER OF SHREDDED BARK MULCH, TO A MINIMUM 3" DEPTH. 19. SHRUB BEDS SHALL BE MOUNDED WITH TOPSOIL A MINIMUM OF 6" ABOVE TOP OF CURB AND SHALL BE MULCHED SHRUB BEDS SHALL BE MOUNDED WITH TOPSOIL A MINIMUM OF 6" ABOVE TOP OF CURB AND SHALL BE MULCHED WITH A 3" DEPTH OF SHREDDED BARK MULCH. 20. TREES SHALL BE PLANTED NO CLOSER THAN FIVE (5) FEET FROM BACK OF SIDEWALK OR BUILDING  STRUCTURE. TREES SHALL BE PLANTED NO CLOSER THAN FIVE (5) FEET FROM BACK OF SIDEWALK OR BUILDING  STRUCTURE. STRUCTURE. 21. LOCATION AND LAYOUT OF ALL SHRUBS AND TREES SHALL BE APPROVED BY LANDSCAPE ARCHITECT. LOCATION AND LAYOUT OF ALL SHRUBS AND TREES SHALL BE APPROVED BY LANDSCAPE ARCHITECT. 22. ALL TREE PROTECTION DEVICES ARE TO BE INSTALLED PRIOR TO START OF LAND DISTURBANCE AND  MAINTAINED ALL TREE PROTECTION DEVICES ARE TO BE INSTALLED PRIOR TO START OF LAND DISTURBANCE AND  MAINTAINED MAINTAINED UNTIL FINAL LANDSCAPING IS INSTALLED. 23. ALL TREES ARE TO BE STAKED AND GUYED PER PLANTING DETAILS.  ALL TREES ARE TO BE STAKED AND GUYED PER PLANTING DETAILS.  



QUALITY CONTROL

PROJECT NUMBER

PROJECT NAME

SHEET NUMBER

SHEET TITLE

PROJECT MANAGER

ISSUE/REVISION RECORD

PROFESSIONAL SEAL

PROFESSIONAL IN CHARGE

21 South Evergreen Avenue
Suite 200
Arlington Heights, IL 60005
t:  847 788 9200  f: 847 788 9537

DRAWN BY

PROJECT TEAM

TEXAS
ROUDHOUSE

BLOOMINGTON
ILLINOIS
1701 E. EMPIRE STREET
CITY OF BLOOMINGTON
ILLINOIS

IRRIGATION NOTES
AND DETAILS

L2.1

DENNIS JARRARD

COA#:NOTES
IRRIGATION

TURF SPRAY MARLEX ASSEMBLY1 ELECTRIC REMOTE CONTROL VALVE3

QUICK COUPLING VALVE IN BOX4 TRENCH DETAIL AT ASPHALT PAVING6

CENTER FEED EXAMPLE

LATERAL FLOW PER 100 FT (GPM)

END FEED EXAMPLE

GRID PRECIPITATION RATES (IN/HR) MAXIMUM FLOW PER ZONE

MAXIMUM LATERAL LENGTH (FEET)

DOGBONE SHAPED CORNER SHAPED CURVED POLYGON HOURGLASS SHAPED

POLYGON SHAPED "C" SHAPED ODD SHAPED

TYPICAL RAIN BIRD DRIPLINE REQUIREMENTS7

SHRUB SPRAY HIGHPOP W/FLEX ASSEMBLY2

WALL MOUNT CONTROLLER5

MANUAL CONTROL VALVE IN BOX8

AutoCAD SHX Text
COPYRIGHT NOTICE

AutoCAD SHX Text
express written permission from the Professional

AutoCAD SHX Text
be reproduced in any manner without the

AutoCAD SHX Text
project and site named herein, and cannot

AutoCAD SHX Text
for any purpose other than the specific

AutoCAD SHX Text
referenced Professional and is not to be used

AutoCAD SHX Text
This drawing is the property of the above

AutoCAD SHX Text
DESCRIPTION

AutoCAD SHX Text
DATE

AutoCAD SHX Text
LICENSE NO.

AutoCAD SHX Text
20191259.0

AutoCAD SHX Text
12/11/19

AutoCAD SHX Text
SITE PLAN REVIEW SUBMITTAL

AutoCAD SHX Text
D. JARRARD

AutoCAD SHX Text
J. SHI

AutoCAD SHX Text
PROFESSIONAL LANDSCAPE ARCHITECT

AutoCAD SHX Text
3" = 1'-0"

AutoCAD SHX Text
3"

AutoCAD SHX Text
APPLICABLE.

AutoCAD SHX Text
HARDSCAPE WHERE

AutoCAD SHX Text
CLEAR TO FENCE OR

AutoCAD SHX Text
FINISHED GRADE.

AutoCAD SHX Text
45 DEGREE ANGLE.

AutoCAD SHX Text
NIPPLE, SET AT

AutoCAD SHX Text
SCHEDULE 80 PVC

AutoCAD SHX Text
1/2" MARLEX STREET ELLS.

AutoCAD SHX Text
TURF POP UP HEAD.

AutoCAD SHX Text
12" MINIMUM BELOW GRADE

AutoCAD SHX Text
LATERAL LINE AND PVC TEE.

AutoCAD SHX Text
328403.13-01

AutoCAD SHX Text
1 1/2" = 1'-0"

AutoCAD SHX Text
2"-4"

AutoCAD SHX Text
2" ABOVE FINISH

AutoCAD SHX Text
GRADE AT SHRUBS.

AutoCAD SHX Text
3/4" ABOVE FINISH

AutoCAD SHX Text
GRADE AT LAWN.

AutoCAD SHX Text
OUTLET PIPE SAME SIZE

AutoCAD SHX Text
ON 30" LOOPED WIRES.

AutoCAD SHX Text
WATER PROOF WIRE CONNECTORS

AutoCAD SHX Text
10X15 RECTANGULAR VALVE BOX.

AutoCAD SHX Text
BELOW TOP OF BOX.

AutoCAD SHX Text
2" MINIMUM, 4" MAXIMUM 

AutoCAD SHX Text
PLASTIC I.D. TAG AT EACH VALVE.

AutoCAD SHX Text
REMOTE CONTROL VALVE, ONE PER BOX.

AutoCAD SHX Text
CLR

AutoCAD SHX Text
4"

AutoCAD SHX Text
GRAVEL.

AutoCAD SHX Text
CLR

AutoCAD SHX Text
6" THICK LAYER OF PEA

AutoCAD SHX Text
45 DOWN AS

AutoCAD SHX Text
REQ. TO

AutoCAD SHX Text
PIPE

AutoCAD SHX Text
DEPTH.

AutoCAD SHX Text
LATERAL 

AutoCAD SHX Text
LINE AS PER

AutoCAD SHX Text
INCREASE LATERAL

AutoCAD SHX Text
IRRIGATION PLAN.

AutoCAD SHX Text
CONCRETE BRICK SUPPORT,

AutoCAD SHX Text
SCHEDULE 80 RISER.

AutoCAD SHX Text
TWO ON EACH SIDE.

AutoCAD SHX Text
TO FIRST FITTING.

AutoCAD SHX Text
MAIN LINE.

AutoCAD SHX Text
AS VALVE, 24" MIN.

AutoCAD SHX Text
12" BELOW GRADE

AutoCAD SHX Text
2"

AutoCAD SHX Text
328406.13-01

AutoCAD SHX Text
1 1/2" = 1'-0"

AutoCAD SHX Text
FLUSH IN LAWN AREAS.

AutoCAD SHX Text
2" IN SHRUB AREAS.

AutoCAD SHX Text
NIPPLE.

AutoCAD SHX Text
12" PVC SCHEDULE 80

AutoCAD SHX Text
12" MAX

AutoCAD SHX Text
QCV

AutoCAD SHX Text
2" MAX.

AutoCAD SHX Text
1" MIN.

AutoCAD SHX Text
6" MIN.

AutoCAD SHX Text
STEEL CLAMPS.

AutoCAD SHX Text
TWO STAINLESS

AutoCAD SHX Text
THREE PVC SCH 80

AutoCAD SHX Text
ELLS.

AutoCAD SHX Text
STEEL PIPE.

AutoCAD SHX Text
1/2" X 36" GALV

AutoCAD SHX Text
NIPPLE.

AutoCAD SHX Text
3" PVC SCHEDULE 80 

AutoCAD SHX Text
GALV. NIPPLE, LENGTH AS REQ.

AutoCAD SHX Text
CRUSHED ROCK.

AutoCAD SHX Text
6" DEEP LAYER OF 3/4"

AutoCAD SHX Text
SPECIFIED.

AutoCAD SHX Text
QUICK COUPLING VALVE AS

AutoCAD SHX Text
FINISHED GRADE.

AutoCAD SHX Text
WITH 2" HIGH CHARACTERS.

AutoCAD SHX Text
HEAD BRAND "QVC" ON LID

AutoCAD SHX Text
10" DIAMETER VALVE BOX.

AutoCAD SHX Text
328406.43-02

AutoCAD SHX Text
1 1/2" = 1'-0"

AutoCAD SHX Text
WIDTH VARIES

AutoCAD SHX Text
SAWCUT 1 1/2" MINIMUM.

AutoCAD SHX Text
EXISTING PAVMENT.

AutoCAD SHX Text
OPTIMUM DENSITY.

AutoCAD SHX Text
NO LESS THAN 5" THICK.

AutoCAD SHX Text
SEAL COATS.

AutoCAD SHX Text
REPLACEMENT PAVING:

AutoCAD SHX Text
COARSE SAND, COMPACTED TO 90%%%

AutoCAD SHX Text
SUBSEQUENT BACKFILL WITH 100%

AutoCAD SHX Text
2" THICKER THAN THE EXISTING, AND

AutoCAD SHX Text
NEW ASPHALT PAVING SHALL BE

AutoCAD SHX Text
SHALL BE "IN KIND", INCLUDING

AutoCAD SHX Text
4" MIN.

AutoCAD SHX Text
4" MIN.

AutoCAD SHX Text
BEDDING

AutoCAD SHX Text
HAUNCHING

AutoCAD SHX Text
4" MIN.

AutoCAD SHX Text
COMPLETING SUBSEQUENT BACKFILL.

AutoCAD SHX Text
AND COMPACTED TO 90% PRIOR TO

AutoCAD SHX Text
BE BACKFILLED TO THE HAUNCHING

AutoCAD SHX Text
WHEN PVC PIPE IS USED, PIPE SHALL

AutoCAD SHX Text
DEPTH AS PER SPECIFICATIONS

AutoCAD SHX Text
328409.76-02

AutoCAD SHX Text
PVC SCH 40 TEE OR ELL.

AutoCAD SHX Text
EASY FIT COMPRESSION ADAPTER.

AutoCAD SHX Text
EASY FIT COMPRESSION COUPLING: RAIN BIRD MDCFCOUP.

AutoCAD SHX Text
DRIPLINE SPACING AS NOTED. EMITTERS OFFSET FOR TRIANGULAR SPACING.

AutoCAD SHX Text
POLYETHYLENE OR PVC HEADER MANIFOLD, SIZE AS PER "MAXIMUM FLOW PER ZONE" CHART.

AutoCAD SHX Text
MAXIMUM LENGTH OF SINGLE

AutoCAD SHX Text
LATERAL, SEE CHART.

AutoCAD SHX Text
MAXIMUM LENGTH OF SINGLE

AutoCAD SHX Text
LATERAL, SEE CHART.

AutoCAD SHX Text
SLOPED CONDITION NOTE:

AutoCAD SHX Text
1.  DRIPLINE LATERALS SHOULD FOLLOW THE CONTOURS OF THE SLOPE

AutoCAD SHX Text
WHENEVER POSSIBLE.

AutoCAD SHX Text
2. INSTALL AIR RELIEF VALVE AT HIGHEST POINT.

AutoCAD SHX Text
3. NORMAL SPACING WITHIN THE TOP 

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
 OF SLOPE,

AutoCAD SHX Text
4. INSTALL DRIPLINE AT 25%%% GREATER SPACING AT THE BOTTOM 

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
 OF

AutoCAD SHX Text
THE SLOPE.

AutoCAD SHX Text
5. WHEN ELEVATION CHANGE IS 10 FT OR MORE, ZONE THE BOTTOM 

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
ON A SEPARATE VALVE.

AutoCAD SHX Text
PVC MAINLINE.

AutoCAD SHX Text
PIPE.

AutoCAD SHX Text
3/4" PVC LATERAL

AutoCAD SHX Text
TYPICAL COMPRESSION FITTING.

AutoCAD SHX Text
AIR RELIEF VALVE AT HIGH POINT, AS INDICATED.

AutoCAD SHX Text
A

AutoCAD SHX Text
EMITTER    12"      18"       24" FLOW     SPACING  SPACING   SPACING 0.6 GPH  1.0 GPM  0.67 GPM  0.50 GPM 0.9 GPH  1.5 GPM  1.0 GPM   0.75 GPM 

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
F

AutoCAD SHX Text
FLUSH VALVE OR CAP AT LOW END, AS NOTED.

AutoCAD SHX Text
TYPICAL DRIP LINE WITH EMITTER SPACING AS NOTED.  TIE DOWN STAKE AT ALL TEES, ELLS, AND AT 4' O.C. AT CLAY, 3' O.C. AT LOAM, OR 2' O.C. AT SAND.

AutoCAD SHX Text
                  EMITTER FLOW RATE EMITTER  LATERAL SPACING  SPACING      0.6    0.9   12       12       0.96    1.44   18       18       0.69    1.03   24       24       0.28    0.41

AutoCAD SHX Text
         MAX GPM   PSI LOSS SCHEDULE 40 PVC HEADER SIZE 1/2"     4.7 GPM    7.7 PSI 3/4"     8.3 GPM    5.6 PSI 1"      13.5 GPM    4.2 PSI 1-1/2"  33.9 GPM    2.9 PSI 2"      52.4 GPM    1.9 PSI POLY PIPE HEADER SIZE 1/2"     4.7 GPM    8.8 PSI 3/4"     8.3 GPM    6.3 PSI 1"      13.5 GPM    4.8 PSI 1-1/2"  31.8 GPM    2.9 PSI 2"      52.4 GPM    2.2 PSI

AutoCAD SHX Text
                 EMITTER FLOW RATE GPH         12" SPACING   18" SPACING   24" SPACING PSI     0.6   0.9     0.6   0.9     0.6   0.9 10      125    96     175   135     218   171 20      249   191     350   171     442   340 30      307   236     434   333     550   422 40      350   268     495   380     627   171 50      125    96     175   135     218   171 60      125    96     175   135     218   171 

AutoCAD SHX Text
TYPICAL FPT ADAPTER AND COMPRESSION COUPLER.

AutoCAD SHX Text
DRIP VALVE / FILTER / REGULATOR.

AutoCAD SHX Text
TYPICAL OFFSET 2" FROM HARDSCAPE, 4" FROM PLANTED AREA.

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
A

AutoCAD SHX Text
F

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
A

AutoCAD SHX Text
F

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
F

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
PVC MANIFOLD LINE.

AutoCAD SHX Text
LANDSCAPE

AutoCAD SHX Text
DRIPLINE TUBING.

AutoCAD SHX Text
LANDSCAPE DRIPLINE TUBING.

AutoCAD SHX Text
PVC MANIFOLD LINE

AutoCAD SHX Text
WITH PVC TEE.

AutoCAD SHX Text
WATER SOURCE: DRIP VALVE

AutoCAD SHX Text
OR LATERAL FROM VALVE.

AutoCAD SHX Text
FLUSH CAP:  RAIN BIRD

AutoCAD SHX Text
MDCFCOUP WITH MDCFCAP.

AutoCAD SHX Text
AIR RELIEF VALVE: RAIN BIRD

AutoCAD SHX Text
AR VALVE KIT, INSTALL AT

AutoCAD SHX Text
HIGH POINT OF SYSTEM.

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
TYPICAL OFFSET 2" FROM

AutoCAD SHX Text
HARDSCAPE, 4" FROM

AutoCAD SHX Text
PLANTED AREA.

AutoCAD SHX Text
328413.56-01

AutoCAD SHX Text
3" = 1'-0"

AutoCAD SHX Text
BARB ELL X MIPT.

AutoCAD SHX Text
12" MINIMUM BELOW GRADE

AutoCAD SHX Text
1/2" MARLEX 

AutoCAD SHX Text
STREET ELL.

AutoCAD SHX Text
1/2" POLYETHYLENE FLEXIBLE

AutoCAD SHX Text
TUBING, LENGTH AS REQUIRED.

AutoCAD SHX Text
PVC TEE (SXSXT)

AutoCAD SHX Text
OR ELL.

AutoCAD SHX Text
LATERAL

AutoCAD SHX Text
LINE.

AutoCAD SHX Text
1/2" MARLEX STREET ELL.

AutoCAD SHX Text
INSTALL ASSEMBLY

AutoCAD SHX Text
1" TO 1 1/2"ABOVE

AutoCAD SHX Text
FINISHED GRADE.

AutoCAD SHX Text
DO NOT USE SIDE INLET.

AutoCAD SHX Text
HIGH POP HEAD.

AutoCAD SHX Text
WALK.

AutoCAD SHX Text
TO CURB OR

AutoCAD SHX Text
4"

AutoCAD SHX Text
328403.29-01

AutoCAD SHX Text
1" = 1'-0"

AutoCAD SHX Text
RCV WIRES.

AutoCAD SHX Text
1 1/2" DIAMETER RIGID

AutoCAD SHX Text
STEEL CONDUIT FOR

AutoCAD SHX Text
BELOW GRADE.

AutoCAD SHX Text
USE PVC SCH. 40

AutoCAD SHX Text
TO WALL.  INSTALL BACKUP

AutoCAD SHX Text
BATTERIES AS REQUIRED.

AutoCAD SHX Text
GROUND AS PER MFG.

AutoCAD SHX Text
SPECIFICATIONS.

AutoCAD SHX Text
1/2" DIAMETER RIGID 

AutoCAD SHX Text
STEEL CONDUIT FOR 

AutoCAD SHX Text
110 VAC ELECTRICAL

AutoCAD SHX Text
SOURCE.  INSTALL AS

AutoCAD SHX Text
SET CONTROLLER 60" ABOVE 

AutoCAD SHX Text
FINISHED GRADE UNLESS

AutoCAD SHX Text
OTHERWISE NOTED.

AutoCAD SHX Text
CONTROLLER AS SPECIFIED.

AutoCAD SHX Text
SECURELY BOLT CONTROLLER

AutoCAD SHX Text
18"

AutoCAD SHX Text
CODES.

AutoCAD SHX Text
FINISHED GRADE.

AutoCAD SHX Text
LONG SWEEP ELL.

AutoCAD SHX Text
PER LOCAL ELECTRICAL

AutoCAD SHX Text
328409.13-01

AutoCAD SHX Text
1 1/2" = 1'-0"

AutoCAD SHX Text
GRADE AT LAWN.

AutoCAD SHX Text
FLUSH TO

AutoCAD SHX Text
GRADE AT SHRUBS.

AutoCAD SHX Text
2" ABOVE FINISH

AutoCAD SHX Text
2"

AutoCAD SHX Text
CLR

AutoCAD SHX Text
2"-4"

AutoCAD SHX Text
RISER AND ELL.

AutoCAD SHX Text
MAIN LINE.

AutoCAD SHX Text
SCHEDULE 80

AutoCAD SHX Text
PIPE

AutoCAD SHX Text
REQ. TO

AutoCAD SHX Text
LATERAL 

AutoCAD SHX Text
DEPTH.

AutoCAD SHX Text
45 DOWN AS

AutoCAD SHX Text
12" BELOW GRADE

AutoCAD SHX Text
MANUAL VALVE AS SPECIFIED.

AutoCAD SHX Text
BELOW TOP OF BOX.

AutoCAD SHX Text
2" MINIMUM, 4" MAXIMUM 

AutoCAD SHX Text
10X15 RECTANGULAR VALVE BOX.

AutoCAD SHX Text
BOX.

AutoCAD SHX Text
ON EACH SIDE OF 

AutoCAD SHX Text
TWO 6X2X16 CONC.

AutoCAD SHX Text
BLOCK CAPS, ONE

AutoCAD SHX Text
1/2" WIRE CLOTH GOPHER SCREEN,

AutoCAD SHX Text
WRAP UP SIDES.

AutoCAD SHX Text
TO FIRST FITTING.

AutoCAD SHX Text
IRRIGATION PLAN.

AutoCAD SHX Text
LINE AS PER

AutoCAD SHX Text
OUTLET PIPE SAME SIZE

AutoCAD SHX Text
AS VALVE, 24" MIN.

AutoCAD SHX Text
INCREASE LATERAL

AutoCAD SHX Text
328406.19-02

AutoCAD SHX Text
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Illumination results shown on this lighting design
are based on project parameters provided to
Cree Lighting used inconjunction with luminaire
test procedures conducted under laboratory
conditions.  Actual project conditions differing
from these design parameters may affect field
results. The customer is responsible for
verifying dimensional accuracy along with
compliance with any applicable electrical,
lighting,or energy code.
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Pole Schedule
(17) SSS-4-11-27-CW-BS-1D-C-__ (27' X 4" X 11 ga STEEL SQUARE POLE) Drilled Single
(2) SSS-4-11-27-CW-BS-2D18-C-__ (27' X 4" X 11 ga STEEL SQUARE POLE) Drilled Twin@180deg

Proposed poles meet 120MPH sustained winds.

Additional Equipment:
(21) OSQ-DA__ Direct Arm Mount

*** CUSTOMER TO VERIFY ORDERING INFORMATION AND
CATALOGUE NUMBER PRIOR TO PLACING ORDER ***
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Luminaire Schedule

Symbol Qty Label Arrangement LMF Lum. Lumens Lum. Watts

Calculation Summary (Footcandles calculated using predicted lumen values @ 50K hrs of operation)

Part Number

Label Units Avg Max Min Avg/Min Max/Min

CalcPts_1 Fc 1.50 5.9 0.0 N.A. N.A.

LOT Fc 2.27

17 4M-XSPW SINGLE 0.950 2490 19 XSPW-B-WM-3ME-2L-40K-__-__-P

5.9 1.0 2.27 5.90

8 OSQ-3ME SINGLE 0.980 21902 166 OSQ-A-NM-3ME-T-40K-__-__

9 OSQ-5SH SINGLE 1.000 22675 166 OSQ-A-NM-5SH-T-40K-__-__

2 OSQ-5SH-2 2 @ 180° 1.000 22675 166 OSQ-A-NM-5SH-T-40K-__-__
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Public Interest Districts

A      Agricultural

B-1   General Commercial District

B-2  Local Commercial District

Downtown Districts

C-1   Office District

M-1   Restricted Manufacturing District

M-2   General Manufacturing District

R-1A Low Density Single-Family Residence District

R-1B Medium Density Single-Family Residence District

R-1C High Density Single-Family Residence District

R-1H Single-Family Manufactured Home Residence District
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GAP-1 Estate House, Manor
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GAP-3 Iconic, House, Manor, Apt on corners
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GAP-5 Commercial, Cottage Commercial, Iconic, Apt

GAP-6 Warehouse

P-1    University District

P-2    Public Lands and institutions District
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W-1   Warehouse District
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Aerial Map Bloomington Commons

McG IS  does not guarantee the accuracy  of the in formation disp layed.  Only on-s ite
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ac curac y.  Use for  d isp lay and refer nc e purpos es  only.



CITY OF BLOOMINGTON 
PUBLIC HEARING NOTICE 
PLANNING COMMISSION 

JANUARY 8, 2020 

Notice is hereby given that the Planning Commission of the City of Bloomington, Illinois, 
will hold a public hearings on Wednesday, January 8, 2020 at 4:00 p.m. in the Council 
Chambers of the City Hall Building, 109 E. Olive St., Bloomington, Illinois, on petitions 
for: 

Site plan review for new construction of a restaurant and public hearing and action on a 
preliminary plan on the property located at 1701 E. Empire Street in Bloomington, Illinois, 
PIN # 21-02-201-002, (hereinafter, “the subject property”).  The petitions were submitted 
by Core Bloomington Commons, LLC and Southern Centers at Hialeah as Tenants in 
Common, 200 Wacker Dr., Suite #1325, Chicago, IL.  The property owner is Adam Firsel, 
200 Wacker Dr., Suite #1325, Chicago, IL. The site plan review is intended to facilitate 
comprehensive development of an area by reducing impacts or conflicts on surrounding 
properties and is regulated by Chapter 44, Section 17-9 of the Bloomington City Code.  
The Planning Commission shall determine at the public hearing on the proposed 
preliminary plan the extent to which the proposed preliminary plan conforms to the 
standards in the City Code.  Ch. 24, Sec. 3.2. 

All interested persons may attend and provide testimony and other evidence. Copies of the 
submitted petitions are available for public review at the Department of Community 
Development, 115 E. Washington Street, Suite 201, Bloomington, 309-434-2226.  In 
compliance with the Americans with Disabilities Act and other applicable federal and state 
laws, the hearing will be accessible to individuals with disabilities.  Persons requiring 
auxiliary aids and services should contact the City Clerk, preferably no later than five days 
before the hearing. 

The City Clerk may be contacted either by letter at 109 E. Olive St., Bloomington, IL 
61701, by telephone at 309-434-2240, or by email cityclerk@cityblm.org  The City Hall is 
equipped with a text telephone (TTY) that may also be reached by dialing 309-829-5115. 

Published: December 23, 2019 



Department of Community Development 
115 E Washington St, Ste 201 

Bloomington IL  61701 
(309)434-2226 

planning@cityblm.org 

December 19, 2019 

Dear Property Owner or Occupant: 

The Planning Commission of the City of Bloomington, Illinois, will hold public hearings on 
January 8, 2020, at 4:00 P.M. in the City Council Chambers, 109 E. Olive Street, Bloomington, 
Illinois on petitions for a site plan review for new construction of a restaurant and public hearing 
and action on a preliminary plan for the property located at 1701 E. Empire Street in 
Bloomington, Illinois, PIN # 21-02-201-002, (hereinafter, “the subject property”).  The petitions 
were submitted by Core Bloomington Commons, LLC and Southern Centers at Hialeah as 
Tenants in Common, 200 Wacker Dr., Suite #1325, Chicago, IL.  The property owner is Adam 
Firsel, 200 Wacker Dr., Suite #1325, Chicago, IL. The site plan review is intended to facilitate 
comprehensive development of an area by reducing impacts or conflicts on surrounding 
properties and is regulated by Chapter 44, Section 17-9 of the Bloomington City Code.  The 
Planning Commission shall determine at the public hearing the extent to which the preliminary 
plan conforms with the standards of the City Code.  Ch. 24, Sec. 3.2. 

You are receiving this notice because you own or occupy property within a 500 foot radius of the 
subject property (refer to attached map).  All interested persons may present evidence or testimony 
regarding said petitions, or ask questions related to the petitioner’s requests at the scheduled public 
hearing.  Copies of the submitted petitions are available for public review at the Department of 
Community Development, 115 E. Washington St. Bloomington, IL 61701.   

In compliance with the Americans with Disabilities Act and other applicable federal and state laws, 
the hearing will be accessible to individuals with disabilities.  Persons requiring auxiliary aids and 
services should contact the City Clerk at (309) 434-2240, preferably no later than five days before 
the hearing.    

The agenda and information packet for the hearings will be available prior to the hearings on the 
City of Bloomington website at www.cityblm.org. If you desire more information regarding the 
proposed petitions or have any questions, you may email planning@cityblm.org or call (309) 
434-2226.  

Sincerely, 

Planning Division staff 

Attachments:  
Map of notified properties within 500 ft of subject property 

http://www.cityblm.org/
mailto:planning@cityblm.org


 

Public Hearing on January 8, 2020, For a Site Plan Review and Preliminary Plat – 1701 E. Empire St. 
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