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A G E N D A 

MONROE COUNTY PLAT COMMITTEE 

Telelink Conference:  

https://monroecounty-

in.zoom.us/j/89815128852?pwd=U1NRZm9tdVdQbUczWHc1RDk5bGFIdz09 

February 18, 2021 

4:00 pm 

REGULAR MEETING 

OLD BUSINESS: None. 

 

NEW BUSINESS: 

1. 2010-SSS-13 Herbertz Sliding Scale Subdivision Preliminary Plat  PAGE 3 

  Road Width Waiver Request.  

  Plat Committee Recommendation. 

Three (3) parcels on 69.38 +/- acres located in Section 13 of Washington 

Township at 4272 E Farr RD. 

  Zoned FR. 

 

2. 2009-SMN-09 Deckard Farms Minor Subdivision Preliminary Plat  PAGE 25 

  Sidewalk Waiver Request.  

  Plat Committee Recommendation. 

Two (2) parcels on 37.08 +/- acres located in Section 23 of Richland 

Township at 3807 W Walcott RD. 

  Zoned AG/RR. 

 

3. 2101-SPP-01 Derby Pines Major Subdivision Preliminary Plat  PAGE 40 

  Plat Committee Recommendation. 

Twenty-three (23) parcels on 5.34 +/- acres located in Section 21 of Perry 

Township at 4214 S Derby Drive. 

  Zoned HR. 

 

4 2101-SPP-02 North Park Area B3 Major Subdivision Preliminary Plat PAGE 63 

  Plat Vacation of Lot 1 in the ‘Ted Worley Addition Lots 1 & 2 Amendment 1’ 

  Plat Committee Recommendation. 

Three (3) parcels on 21.33 +/- acres located in Section 25 of Richland 

Township at 2900 N Stone Carver Drive. 

  Zoned PUD. 

 
Anyone who requires an auxiliary aid or service for effective communication, or a modification of policies 

or procedures to participate in a program, service, or activity of Monroe County, should contact Monroe 

County Title VI Coordinator Angie Purdie, (812)-349-2553, apurdie@co.monroe.in.us, as soon as possible 
but no later than forty-eight (48) hours before the scheduled event. 

 

Individuals requiring special language services should, if possible, contact the Monroe County Government 
Title VI Coordinator at least seventy-two (72) hours prior to the date on which the services will be needed. 

The meeting will be open to the public. 
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MONROE COUNTY PLAT COMMITTEE MEETING         February 18, 2021 

PLANNER             Drew A. Myers 
CASE NUMBER   2010-SSS-13, Herbertz Sliding Scale Subdivision Preliminary Plat. 

   Plat Committee Recommendation. 

PETITIONER  David Herbertz, C/o Eric Deckard, Deckard Land Surveying 

ADDRESS            4270 & 4272 E Farr RD (53-02-13-200-021.000-017; 53-02-13-200-021.010-017) 
REQUEST          Sliding Scale Subdivision Preliminary Plat to subdivide 2 parcels into 3 parcels. 

   Road Width Waiver Requested. Plat Vacation Requested. Waiver of Final Hearing 

Requested. 
ZONE    Forest Reserve (FR) 

ACRES   69.77 +/- acres 

TOWNSHIP    Washington 
SECTION    21 

COMP. PLAN   

DESIGNATION   Farm and Forest 

 

EXHIBITS  

1. Herbertz Sliding Scale Subdivision Preliminary Plat 

2. Petitioner Submitted Findings of Fact – Road Width Waiver 

3. Herbertz Minor Subdivision – to be vacated 

 

RECOMMENDATION 

Staff gives a recommendation of approval of the Sliding Scale Subdivision Preliminary Plat and the Road 

Width Waiver request based on findings of fact and subject to the Monroe County Highway Department, 
Stormwater Engineer, County Surveyor reports, and the following condition: 

 

1. The petitioner illustrate on the plat that proposed Lot 3 meets the 200’ minimum lot width 
requirement throughout the portion of the lot so that it exhibits at least 1-acre of contiguous 

buildable area.   

 

PLAT COMMITTEE – February 18, 2021 

TBD 

 

SUMMARY 
The petition site is one 58.96 +/- acre parcel and a second 10.42 +/- acre parcel located in Washington 

Township and contains an existing ~3,160 sq. ft. residence and a ~1,716 sq. ft. residence, respectively.  

The larger existing parcel also contains a ~5,300 sq. ft. pole barn as well as a ~700 sq. ft. shelter.  The 
petition site maintains frontage along E Farr RD (minor collector). 

 

The site is currently zoned Forest Reserve (FR), which requires a 2.5 acre minimum lot size and a 

minimum lot width of 200’ at building line for sliding scale subdivisions..  The petitioner is proposing to 
vacate the existing Herbertz Minor Subdivision entirely and subdivide the collective 69.77 acres into 

three (3) new parcels that meet the minimum requirements and the lot development standards of Chapter 

862 for Sliding Scale Subdivisions: 
 

Lot 1: 60.70 acres total (60.49 acres after R/W dedication), including 14.31 acres of buildable area; this 

lot is designated as the parent parcel and an existing home site (4272 E Farr RD), an existing barn, 
and an existing shelter. 

 

Lot 2: 4.75 acres total (4.60 acres after R/W dedication), including 3.58 acres of buildable area; this lot 
contains an existing home site (4270 E Farr RD). 

 

Lot 3: 4.32 acres total (4.14 acres after R/W dedication), including ~1.68 acres of buildable area; this lot 

exhibits a proposed septic site. 
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Lot 1 is designated as the Parent Parcel Remainder and shall not be further subdivided for a period of 
twenty-five (25) years from the date of recording of the Final Plat unless connected to a public sewage 

disposal system or further subdivision of the property is authorized by ordinance. 

 

 

INFRASTRUCTURE AND ACCESS 
The parcels maintain frontage along E Farr RD, a 16’ wide minor collector paved with asphalt.  Previous 

right-of-way dedication has been shown on the proposed preliminary plat of 30’.  Proposed Lot 1, Lot 2, 
and Lot 3 will receive shared access off of the existing gravel driveway located within a 50’ 

ingress/egress and utility easement that stems from E Farr RD and travels south through proposed Lot 1. 

 
Septic permits have been submitted to the Planning Department for Lots 1, 2 and 3.  The lots do not need 

to meet the sanitary sewer requirement of Chapter 856-39 because this provision does not apply to a 

Sliding Scale Option Subdivision under Chapter 862.  A capacity letter for electricity service has been 

submitted to the Planning Department for proposed subdivision. 
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LOCATION MAP  
The site is located at 4270 & 4727 E Farr RD in Section 13 of Washington Township (Parcel #: 53-02-13-

200-021.000-017; 53-02-13-200-021.010-017).  
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SITE CONDITIONS  
The site contains a ~3,160 sq. ft. residence and a ~1,716 sq. ft. residence at 4272 E Farr RD and 4270 E 
Farr RD, respectively.  The larger existing parcel also contains a ~5,300 sq. ft. pole barn as well as a ~700 

sq. ft. shelter. 

 

The petition site exhibits a sizeable amount of area greater than 15% slope located mostly within the 
proposed boundaries of Lot 1 and Lot 3.  Areas greater than 15% slope are designated as non-buildable 

area per Chapter 804 of the Monroe County Zoning Ordinance and are displayed on the preliminary plat 

drawing. There are no known karst features on the property.  There is no FEMA floodplain on the 
property.  None of the property is within the Environmental Constraints Overlay.  An existing pond with a 

dock is located on proposed Lot 1.  All three proposed lots will meet the 15% buildable area requirements 

for each newly created lot per Chapter 862. 
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ADJACENT USES / ZONING 

The petition parcels are zoned Forest Reserve (FR). A small portion of one of the petition parcels is split 
zoned with Agriculture/Rural Reserve.  This does not present any issues with the subdivision as this area 

exhibits slopes greater than 15% and is classified as non-buildable area.  The neighboring properties are 

zoned either Forest Reserve (FR), Agriculture/Rural Reserve (AG/RR), or Institutional/Public (IP).  The 

property zoned IP is owned by Hoosier Energy R.E.C., Inc. and contains a wireless communication 
facility.  The proposed use on Lot 1, Lot 2, and Lot 3 is designated as “Single Family Use”. 
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SITE PICTURES  

 
Photo 1. Pictometry view from the south 

 

 
Photo 2. Pictometery view from the west 
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Photo 3. Pictometry view from the north 

 

 
Photo 4. Pictometry view from the east 
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COMPREHENSIVE PLAN DISCUSSION 

 
The petition site is located within the Farm and Forest Comprehensive Plan designation, which states: 

 

Farm and Forest 

Much of Monroe County is still covered by hardwood forests, in no small part because of the presence of 
the Hoosier National Forest, Morgan-Monroe State Forest, Army Corps of Engineers properties, and 

Griffy Nature Preserve. Much of the low lying floodplains and relatively flat uplands have been farmed 

for well over 100 years. These areas are sparsely populated and offer very low density residential 
opportunities because of both adjoining Vulnerable Lands and the lack of infrastructure necessary for 

additional residential density. This category encompasses approximately 148,000 acres including about 

40,000 acres of our best agricultural property located primarily in the Bean-Blossom bottoms and western 
uplands of Richland Township and Indian Creek Township. It includes private holdings within the state 

and federal forests. 

 

Farm and Forest Residential also includes the environmentally sensitive watersheds of Monroe Reservoir, 
Lake Lemon, and Lake Griffy and several other large vulnerable natural features in Monroe County. 

There are approximately 78,000 acres of watershed area in this portion of the Farm and Forest Residential 

category. These natural features provide a low density residential option while protecting the lakes and 
the water supply resources of the County. The Farm and Forest areas comprise most of the Vulnerable 

Land in Monroe County. 

 
A low residential density is necessary in order to protect associated and adjoining Vulnerable Lands and 

to sustain particular “quality of life” and “lifestyle” opportunities for the long-term in a sparsely 

populated, scenic setting. With a few exceptions like The Pointe development on Monroe Reservoir, these 

areas do not have sanitary sewer services and have limited access on narrow, winding roadways. Those 
portions not already used for agriculture are usually heavily forested and have rugged topography. They 

offer unique and sustainable residential opportunities that cannot be replaced. 

 
In reviewing rezoning, subdivision and site development proposals, the County Plan Commission shall 

consider the following: 

- Public services or improvements are not expected for these areas within the horizon of this 

Plan because those improvements require significant investment in roadways, sanitary sewer, 
private utilities, and public services for which County financial resources do not exist. 

- New residential density places additional stress on nearby vulnerable natural features that 

cannot be mitigated by sustainable practices without additional public expense. 
- Low density residential opportunities and their associated lifestyle are scarce resources that 

are sustained only by our willingness to protect that quality of life opportunity for residents 

who have previously made that lifestyle choice and for future residents seeking that lifestyle. 
 

To maintain Farm and Forest property use opportunities an average residential density per survey section 

shall be established by ordinance. This average density shall preserve the rural lifestyle opportunity of this 

area and help protect nearby Vulnerable Lands. The grouping of more than four residential units sharing 
the same ingress/egress onto a County or state roadways shall not occur on rural property in this category. 

All property subdivided in this category must provide for adequate contiguous Resilient Land to support 

either two independent conventional septic fields or one replaceable mound system, sufficient space for 
buildings traditionally associated with this type use must also be available. In addition, public roadways 

shall not experience less than the Monroe County Level of Service standard designation which exists at 

the time this Plan is adopted as a result of subdivision. Roadways classified as state Highways, major 
collectors, or local arterials are exempt from this requirement. 
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FINDINGS OF FACT - Subdivisions 

850-3 PURPOSE OF REGULATIONS  
 

(A) To protect and provide for the public health, safety, and general welfare of the County. 

 

 Findings 

 The property is currently zoned Forest Reserve (FR), with a small portion to the southwest 

that is split zoned into Agriculture/Rural Reserve (AG/RR); 

 Approval of the subdivision would create three (3) lots that meet the design standards for the 

zoning designation Forest Reserve (FR); 

 Approval of the subdivision would result in the following: 

o Lot 1: 60.70 acres total (60.49 acres after R/W dedication), including 14.31 acres of 
buildable area; this lot is designated as the parent parcel and an existing home site 

(4272 E Farr RD), an existing barn, and an existing shelter. 

o Lot 2: 4.75 acres total (4.60 acres after R/W dedication), including 3.58 acres of 
buildable area; this lot contains an existing home site (4270 E Farr RD). 

o Lot 3: 4.32 acres total (4.14 acres after R/W dedication), including 1.68 acres of 

buildable area; this lot exhibits a proposed septic site. 

 The proposed use category for the lots is single family; 

 Per Chapter 862, the parent parcel could not be subdivided for a period of 25 years unless 

access to public sewer became available; 
 

(B) To guide the future development and renewal of the County in accordance with the Comprehensive 

Plan and related policies, objectives and implementation programs. 
 

 Findings  

 The Monroe County Comprehensive Plan designates the site as Farm and Forest which 

supports low density residential development; 

 See findings under Section A; 

 

(C) To provide for the safety, comfort, and soundness of the built environment and related open spaces. 

 

 Findings  

 The surrounding uses are residential, agricultural, or utility in nature; 

 See findings under Section A; 

 

(D) To protect the compatibility, character, economic stability and orderliness of all development 

through reasonable design standards. 
 

Findings 

 The property is currently zoned Forest Reserve (FR); 

 Adjacent properties are zoned Forest Reserve (FR), Agriculture/Rural Reserve (AG/RR), or 

Institutional/Public (IP); 

 The property does not require sidewalks; 

 Approval of the subdivision would create three (3) lots that meet the design standards for the 

zoning designation FR; 

 See findings under Sections A & C; 

 

(E) To guide public and private policy and action to ensure that adequate public and private facilities 

will be provided, in an efficient manner, in conjunction with new development, to promote an 
aesthetically pleasing and beneficial interrelationship between land uses, and to promote the 

conservation of natural resources (e.g., natural beauty, woodlands, open spaces, energy and areas 

subject to environmental constraints, both during and after development). 
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 Findings  

 The preliminary plat designates 100’ drainage easements where applicable to the satisfaction 

of the Monroe County MS4 Coordinator; 

 See findings under Sections A & C & D; 

 

(F) To provide proper land boundary records, i.e.: 

 
(1) to provide for the survey, documentation, and permanent monumentation of land boundaries 

and property; 

  

 Findings: 

 The petitioner has submitted a preliminary plat drawn by a registered surveyor.   

 

(2) to provide for the identification of property; and, 

 

 Findings: 

 The petitioner submitted a survey with correct references, to township, section, and range to 

locate parcel.  Further, the petitioner has provided staff with a copy the recorded deed of the 

petition site. 
 

(3) to provide public access to land boundary records. 

 

 Findings 

 The land boundary records are found at the Monroe County Recorder’s Office and, if approved, 

this petition will be recorded there as a plat. The plat must comply with Chapter 860 - 

Document Specifications to be recorded.   
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FINDINGS OF FACT – Waiver of the Road Width Requirement 

The petitioner has requested a waiver from Chapter 862 Sliding Scale Option Subdivision outlined in 862- 
4(A)5 (General design considerations for Sliding Scale Option). The standard states: 

 

(5) Subdivisions on roads less than 18 feet in width shall be prohibited, unless waived pursuant to 

Chapter 850-12. 
 

Section 850-12 of the Monroe County Subdivision Control Ordinance states: “The Commission may 

authorize and approve modifications from the requirements and standards of these regulations (including 
the waiver of standards or regulations) upon finding that: 

 

1.  Practical difficulties have been demonstrated: 
 

Findings: 

 The site gains access from E Farr RD a designated minor collector; 

 E Farr RD is measured by surveyor as 16 feet wide. Per Chapter 862, the road width is required to 

be 18 feet wide for sliding scale subdivision; 

 The petition site has approximately 518.58’ of frontage along E Farr RD; 

 The existing road serves properties to the east and west of the petition site, as well as the 

proposed petition site; 

 E Farr RD in this location cannot be altered without disturbing existing drainage ditches; 

 The addition of one new lot in this area would not increase vehicle volume in a significant 

manner; 

 Further subdivision of any of the proposed lots is restricted due to buildable area constraints; 

 The costs of widening of E Farr RD two (2) additional feet would likely outweigh the benefit; 

 The existing driveway entrance to the petition site is to be coordinated with the Highway 

Department to meet safety standards; 

 E Farr RD begins in the west at N Old State Road 37 and continues east until it ends at E 

Anderson RD; 
 

2. The requested modifications would not, in any way, contravene the provisions of the Zoning 

Ordinance, the Comprehensive Plan or the Official Map of the County; 

 

Findings: 

 See findings under Section 1; 

 The additional net density of 1 dwelling unit within Section 13 of Washington Township is 

consistent with the Comprehensive Plan’s Farm and Forest designation and the Forest Reserve 

(FR) Zoning District; 
 

3. Granting the modifications waiver would not be detrimental to the public safety, health, or 

welfare and would not adversely affect the delivery of governmental services (e.g. water, 

sewer, fire protection, etc.): 

  

Findings: 

 See findings under Section 1; 

 Result of subdivision would appear to have no substantive impact on Level of Service (LOS) for 

the subject road/area; 

 The Monroe County Department of Highway has yet to provide recommendations with respect to 

driveway permits for each proposed lot; 

 See the findings submitted by the petitioner (Exhibit 2); 

 

4.  Granting the modifications would neither substantially alter the essential character of the 

neighborhood nor result in substantial injury to other nearby properties; 
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Findings: 

 See findings under Section 1; 

 

5.  The conditions of the parcel that give rise to the practical difficulties are unique to the 

parcel and are not applicable generally to other nearby properties; 

Findings: 

 See findings under Section 1; 

 All property owners on E Farr RD would likely face the same practical difficulty pertaining to 

road width in seeking to subdivide via the Sliding Scale Subdivision method; 

 Approximately three (3) miles of the existing road configuration of E Farr RD does not meet the 

18 foot wide sliding scale subdivision standard; 

 

6.  Granting the requested modifications would not contravene the policies and purposes of 

these regulations; 

 

Findings: 

 See findings under Section 1, 2, and 3; 

 

7. The requested modifications are necessary to ensure that substantial justice is done and 

represent the minimum modifications necessary to ensure that substantial justice is done; 

 

Findings: 

 See findings under Section 1; 

 

8.  The practical difficulties were not created by the Developer, Owner, Subdivider or 

Applicant; and, 

 

Findings: 

 See findings under Section 1; 

 E Farr RD is a public road in its current condition maintained by the County; 

 The road was not constructed by the petitioner or as part of a prior subdivision or development; 

 

9. The practical difficulties cannot be overcome through reasonable design alternatives; 

 

Findings: 

 See findings under Section 1; 

 

In approving modifications, the Commission may impose such conditions as will in its judgment 
substantially secure the objectives of these regulations. 
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EXHIBIT 1:  Herbertz Sliding Scale Subdivision Preliminary Plat 
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Zoomed-in: 

 
 

 

 

 

 

 

 

 

 

 

18



 

19



20



EXHIBIT 2: Petitioner Submitted Findings of Fact 
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EXHIBIT 3: Herbertz Minor Subdivision – to be vacated 
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MONROE COUNTY PLAT COMMITTEE             February 18, 2021  
PLANNER             Tammy Behrman 
CASE NUMBER   2009-SMN-09 Deckard Farms Minor Subdivision 

PETITIONER  Mary Elizabeth Deckard Irrevocable Living Trust c/o Deckard Land Surveying 

ADDRESS            3807 W Walcott LN 

REQUEST          Preliminary Plat to Subdivide (1) Parcel into Two (2) Lots  
o Sidewalk Waiver Request 

ZONE    Agriculture/Rural Reserve (AG/RR) 

ACRES   36.89 acres +/- 
TOWNSHIP    Richland 

SECTION    23 

COMP PLAN DESIGNATION MCUA Conservation Residential 
   

EXHIBITS  

1. Preliminary Plat 

2. Petitioner Side Walk Waiver Request 

 

RECOMMENDATION   

Approve the Minor Subdivision Preliminary Plat based on the findings of fact, subject to the Monroe 

County Highway Engineering and Drainage Engineering Reports with the following conditions of 
approval: 

 

1. Submit a Letter of Consent with appropriate documentation. 

2. Provide capacity letters for electric and water. 
3. Submit Grading Permit Application for the shared driveway installation and connect to existing 

driveway that services Lot 1 residence. 

 
Deny the Sidewalk Waiver request based on the findings of fact, specifically Findings 1 & 2, and subject 

to the Monroe County Highway Engineering. 

 

BACKGROUND/DISCUSSION 

The petition site totals 36.89+/- acres and is located in Richland Township. The site is currently zoned 

Agriculture/Rural Reserve (AG/RR). The petitioner is proposing to subdivide one (1) parcel into two (2) 

lots. Each proposed lot meets all design standards within the Monroe County Zoning Ordinance for the 
Agriculture/Rural Reserve (AG/RR) Zoning District. A waiver has been requested from the 5’ wide and 

180 linear feet of sidewalk required. The proposed lots can be served by private septic systems per the 

septic permits on file. The petition has not yet provided capacity letters.   
The proposed acreage for the each lot is as follows: 

 

- Lot 1 = 10 acres with 3.93 acres Buildable 

- Lot 2 = 27.08 acres with 22.07 acres Buildable 
 

The lots will be accessed by a shared driveway per submitted driveway permit applications pending 

Highway Department specifications. The site maintains frontage along N Hartstrait Road, a major 
collector. The current access is a driveway that bisects property adjacent north also owned by the 

petitioner. This access is not in a recorded easement and therefore cannot be used as the primary access 

point for this subdivision as the first draft of this plat depicted. Initially, staff had requested a final plat 
amendment to Lot 2 of John R/Mary E Deckard Minor Subdivision Final Plat from 2008 Plat to establish 

an easement. There was an additional problem with the driveway connecting to W Walcott Lane in that is 

was never confirmed if the driveway access was in or out of a Special Flood Hazard Area which is in 

conflict with 856-43(B) Any new subdivision proposing sole access subject to flooding for substantial 
periods of time that impede the ability of emergency and public services to adequately serve created lots 

is prohibited, and this requirement shall not be waived. 
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The current draft shown in Exhibit 1 shows access for both lots from N Hartstrait Road which has been 
approved by the Highway Department though the sight distance as the other W Walcott LN location was 

more ideal. As a result of the required shared driveway off of N Hartstrait Road the existing address for 

proposed Lot 1 will need to be changed to reflect the approved access point. 

 

LOCATION MAP  
The site is located off 3807 W Walcott 

Lane in Sections 23 of Richland 
Township. The property maintains 

frontage along N Hartstrait RD, which is 

classified as “Major Collector” per the 
Monroe County Thoroughfare Plan. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ZONING 

The site is zoned 

Agriculture/Rural Reserve 

(AG/RR). Adjacent parcels 
are either AG/RR or Estate 

Residential (ER). Nearby 

uses are primarily 
residential and agricultural. 

Some commercial use is to 

the south. 
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SITE CONDITIONS  
The site has a 1595 sf home (ca. 1958) with 1080 sf pole barn (ca. 1992). There many acres of agriculture 
fields and some forested areas. There is no floodplain on the petition site but there is a perennial stream 

that bisects the property. There are karst features on the property in the northeast portion of the property. 

The property has a substantial amount of Buildable Area. There is frontage along N Hartstrait Rd. Current 

access is through the petitioner’s adjacent north property on a driveway the ingress/egresses off of W 
Walcott Lane. 
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SITE PHOTOS  

 
Figure 1: Pictometry view from April 2020 of petition site. 
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Figure 2. Pictometry view from 2020 of east half of petition site. 

 

 
Figure 3. Pictometry view from 2020 of west half of petition site. 

 
Figure 4. View of existing home and pole barn on proposed Lot 2. 
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Figure 4. Facing north: view of N Hartstrait RD and petition site on the right. 

 

 
Figure 5. Facing east: view of the petition site. 
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INFRASTRUCTURE AND ACCESS 

The parcel maintains frontage along N Hartstrait Road, which is classified as “Major Collector” per the 

Monroe County Thoroughfare Plan. Right of Way dedication will be 45’ from centerline. There will be 

one shared driveway to access both Lot 1 and Lot 2 as reviewed by the Highway Department permit 
process. 

 

There is a preservation area for the 5 required street trees.  
 

A note has been added to the plat to underground the existing and future utilities on the petition site. 

 
Each proposed lot in the subdivision can be served by private septic systems. The petitioner has not yet 

submitted proof of capacity letters for the proposed subdivision. Staff has made this a condition of 

approval. 

 
Sidewalks are required, per 856-

40(A)(3) the proposed subdivision 

is within the Urban Service 
boundary as shown in the 

comprehensive plan. They are 

required to be 5’ wide as they are 
within a collector street. 

 

 The Monroe County 

Transportation Alternatives Plan 

shows Hartstrait Road as a High 
Priority Road Improvement on the 

Vision Map. 

 Hartstrait Road is 4.47 miles 

long and there is one property 
along this stretch of road with 

sidewalks. 

  
NOTE: Karst Greenway extension 
is just east of the petition site. 
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COMPREHENSIVE PLAN DISCUSSION 

5.1.3 Conservation Residential 
Conservation communities are master planned developments designed to preserve significant amounts of 

open space as a community amenity. 

In the Urbanizing Area, these communities are likely to be entirely residential, but may incorporate 

mixed-use and commercial development at major intersections, where supported by the market. These 

neighborhoods may include a mixture of housing types, but typically with an emphasis on small lots, 

clustered together in the most suitable areas for development while preserving environmentally sensitive 

and scenic lands. 

While the County currently has zoning provisions for “cluster subdivision development”, the current 

ordinance should be improved or replaced to better achieve the goals of this land use type (refer to 

Chapter 7 for an analysis of this ordinance). Potential expansion of Conservation Residential land use 

types into portions of the Land Use Map currently identified as Rural Transition may also be appropriate, 

and is preferable to expansion of the conventional Suburban Residential land use pattern. 

A. TRANSPORTATION 

Streets 

Streets within Conservation Communities will share similarities in design with suburban residential 

streets. Local streets should be designed to encourage interconnectivity to and through the neighborhood 

and to surrounding subdivisions. Cul-de-sacs should be discouraged unless necessary due to topographic 

or environmental constraints. Streets may be designed with curb and gutter, but opportunities for well-

designed open drainage systems should also be considered, whether through the use of direct surface run- 

off to landscaped swales and rain gardens or notched curbs that direct flow to roadside stormwater 

management areas. Collector streets through and along-side open space areas provide access to residential 

clusters. 

 Due to their more remote locations, automobile travel will remain important for residents of 

Conservation Communities. However, streets should be designed from the outset to calm traffic and 

discourage speeding. 

Bike, pedestrian, and transit modes 

Shared-use/bicycle paths should be provided throughout conservation communities. Residential 

development areas should have sidewalks and/ or shared-use/bicycle paths on both sides of the street. 

Collector streets connecting rural roadways to development clusters should have shared- use/bicycle paths 

along at least one side, using meandering alignments that provide space for landscape features such as 

mounding, fencing, limestone walls and naturalized plantings. Expansion opportunities for Rural Transit 

routes should be explored to provide Conservation Communities with pick- up locations near 

neighborhood entryways. 

B. Utilities 

Sewer 

Many of the areas designated as Conservation Community in the Land Use Plan are located outside of 

existing sewer service areas. Extension of public sewer systems, if approved, will be the responsibility of 

the developer. Sewer extensions should occur only after thorough capacity analysis and consideration of 

long term maintenance capabilities of the service provider. Capacity limitations may limit overall 

development densities. 
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Future development should consider the use of “green” stormwater mitigation techniques such as 

underground detention, bioswales, and dry detention structures. 

Power 

Overhead utility lines should be buried within Conservation Communities, with the exception of high 

tension transmission corridors, which may be integrated into open space networks. 

Communications 

Communications needs will vary within the conservation development areas, but upgrades to 

infrastructure should be a key consideration for future development sites. 

 C. Open space 

Park types 

Open spaces within Conservation Communities should emphasize interconnected greenway systems and 

preservation of environmentally sensitive lands. Shared-use/bicycle paths should be provided to create 

continuous recreational and alternative transportation connections as part of the larger Monroe County 

and Greater Bloomington system. 

Agriculture 

Conservation communities offer a significant opportunity to incorporate small-scale, community-

supported agriculture into new residential developments. Developers should be encouraged to explore 

other successful models of integrated farm-based developments such as Prairie Crossing, IL, Bundoran 

Farm, VA, and Serenbe, GA. 

D. Public realm enhancements 

Lighting 

Lighting needs will vary by street type and width but safety, visibility and security are important. Street 

and site lighting should be provided using cut- off, downcast fixtures to minimize light pollution and 

preserve rural night skies. 

E. Development guidelines 

Open space 

A minimum of 50% of the overall site area should be preserved as open space. Higher proportions of 

open space preservation are encouraged, particularly for larger sites. Development densities should be 

calculated based on gross site acreage, with no limit on net densities in designated development areas. 

Parking ratios 

Parking will typically be handled on a lot by lot basis. Condominium developments may incorporate 

shared parking and visitor parking areas. 

Site design 

Sites should incorporate large scenic landscape setbacks from existing rural roadways. Residential 

buildings should be clustered together and oriented in a manner that encourages community interaction 

among residents. Multiple connections to publicly accessible open spaces should be provided throughout 

the development. 

Building form 

Residential buildings may take a variety of forms. Architectural styles reflecting the traditional Midwest 

vernacular of rural southern Indiana are encouraged; however, contemporary architectural styles may also 

be appropriate. 
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Materials 

High quality materials, such as brick, stone, wood, and cementitious fiber should be encouraged. Vinyl 

and exterior insulated finishing Systems (eifS) may be appropriate as secondary materials, particularly to 

maintain affordability, but special attention should be paid to material specifications and installation 

methods to ensure durability and aesthetic quality. 

Private signs 

Neighborhood entry signs should be of a high quality, and integrated into landscape features coordinated 

with the overall landscape design of the conservation community. 

 
 

 

 

 

FINDINGS OF FACT - Subdivisions 

850-3 PURPOSE OF REGULATIONS  

 

(A) To protect and provide for the public health, safety, and general welfare of the County. 
 

 Findings 

 The site is currently zoned Agriculture/Rural Reserve (AG/RR); 

 Approval of the subdivision would create two (2) lots that exceed the minimum lot size 

requirement for the Agriculture/Rural Reserve (AG/RR) Zoning Designation; 

 Approval of the subdivision would result in Lot 1 = 27.08 acres and Lot 2 = 10 acres; 

 The proposed use in the subdivision is residential and agricultural; 
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 Each lot can be served by a private septic system; 

 Providing capacity letters for electric and water have been made a staff condition of approval; 

 

(B) To guide the future development and renewal of the County in accordance with the Comprehensive 
Plan and related policies, objectives and implementation programs. 

 

 Findings  

 See findings under Section (A); 

 The Comprehensive Plan designates the site as Farm and Forest, which is described in this 
report; 

 The surrounding uses are primarily agricultural and residential in nature; 

 

(C) To provide for the safety, comfort, and soundness of the built environment and related open spaces. 

 

 Findings  

 See findings under Section (A) & (B); 

 The property maintains frontage along N Hartstrait Road;  

 The proposed subdivision is meeting the Monroe County Zoning Ordinance’s Buildable Area 

requirement; 

 
(D) To protect the compatibility, character, economic stability and orderliness of all development 

through reasonable design standards. 

 

Findings 

 See findings under Section (A); 

 The adjoining properties are zoned Agriculture/Rural Reserve (AG/RR); 

 N Hartstrait Road is classified as a “Major Collector” per the Monroe County Thoroughfare 

Plan and 45’ of right of way has been dedicated on the plat; 

 A driveway permit application has been reviewed and a shared driveway off of N Hartstrait 

Road is pending approval; 

  
(E) To guide public and private policy and action to ensure that adequate public and private facilities 

will be provided, in an efficient manner, in conjunction with new development, to promote an 

aesthetically pleasing and beneficial interrelationship between land uses, and to promote the 
conservation of natural resources (e.g., natural beauty, woodlands, open spaces, energy and areas 

subject to environmental constraints, both during and after development). 

 

 Findings  

 See findings under Sections (A), (C), and (D); 

 There a sidewalk waiver being requested with this petition; 

 There are karst features on the property and have been platted with a Sinkhole Conservancy 

Area; 

 There is a perennial stream in the northeast portion of the lot but it is not considered a regulated 

floodplain; 

 Drainage easements have been placed on the plat per recommendation from the MS4 

Coordinator; 

 

(F) To provide proper land boundary records, i.e.: 

 
(1) to provide for the survey, documentation, and permanent monumentation of land boundaries 

and property; 

  

 Findings: 
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 The petitioner has submitted a preliminary plat drawn by a registered surveyor.   

(2) to provide for the identification of property; and, 

  

 Findings: 

 The petitioner submitted a survey with correct references, to township, section, and range to 

locate the parcel. The petitioner has provided staff with a copy the recorded deed of the petition 

site; 

(3) to provide public access to land boundary records. 

  

 Findings 

 The land boundary records are found at the Monroe County Recorder’s Office and, if approved, 

this petition will be recorded there as a plat. The plat must comply with Chapter 860 - 
Document Specifications to be recorded;   

 

FINDINGS OF FACT – WAIVER OF SIDEWALK REQUIREMENT   
The petitioner is requesting a waiver from the Improvement, Reservation and Design Standards outlined in 

856-40 (A) (Sidewalks), which reads: 

 

(A)  Sidewalks shall be included within the dedicated, unpaved portions of the rights-of-way 
when any of the following are applicable: 

(3)  the proposed subdivision is within the Urban Service boundary as shown in the 

comprehensive plan, or; 
 

Section 850-12 of the Monroe County Subdivision Control Ordinance states: “The Commission may 

authorize and approve modifications from the requirements and standards of these regulations (including 
the waiver of standards or regulations) upon finding that: 

 

1. Practical difficulties have been demonstrated: 

 

Findings: 

 The petitioner is requesting a waiver from the N Hartstrait Road required 5’ sidewalks along 
180 linear ft; 

 The sidewalk improvements are required due to the petition site meeting the criteria described 
in 856-40 (A) (3) above; 

 The site gains access from N Hartstrait RD, designated a Major Collector in the Monroe County 
Thoroughfare Plan; 

 Sidewalks do not currently exist adjacent to the petition site in either direction; 

 The requirement is that sidewalks be constructed within the right-of-way along the petition 
site’s frontage of N Hartstrait for 180’, unless the waiver is granted; 

 There are no obvious existing physical constraints, including steep slopes and vegetation, where 
the sidewalk would be required along N Hartstrait Road; 

 The total length of required sidewalk for which the waiver is requested is approximately 180’; 

 Practical difficulties have not been demonstrated; 

 

2. The requested modifications would not, in any way, contravene the provisions of the Zoning 

Ordinance, the Comprehensive Plan or the Official Map of the County; 
 

Findings:  

 See findings under Section (1); 

 The petition site is located in the Monroe County Urbanizing Area as designated by the 

36



Comprehensive Plan; 

 The Comprehensive Plan calls for transportation alternatives throughout Monroe County; 

 The 2018 Monroe County Transportation Alternatives Plan lists N Hartstrait Road as “High 
Priority for Road Improvement Opportunity”;  

 

3. Granting the modifications waiver would not be detrimental to the public safety, health, or 

welfare and would not adversely affect the delivery of governmental services (e.g. water, 

sewer, fire protection, etc.): 
 

Findings:  

 See finding under Sections (1) and (2); 

 The absence of a sidewalk would not have a detrimental relationship to the delivery of 
governmental services (e.g. water, fire protection, etc.) to the proposed subdivision lots; 

 There is one additional property with sidewalks along the 4.43 miles of N Hartstrait Road; 
   

4. Granting the modifications would neither substantially alter the essential character of the 

neighborhood nor result in substantial injury to other nearby properties; 
 

Findings:  

 See findings under Sections (1), (2), and (3); 

 Approval of the waiver would not substantially alter the essential character of the neighborhood., 
as there are no sidewalks that exist near the petition site and the proposed subdivision would only 

create one additional lot; 

 

5. The conditions of the parcel that give rise to the practical difficulties are unique to the parcel 

and are not applicable generally to other nearby properties; 
 

Findings:  

 See findings under Section (1); 

 

6. Granting the requested modifications would not contravene the policies and purposes of these 

regulations; 

 

Findings:  

 See findings under Sections (1), (2), and (3); 

 Granting the requested modification would not contravene the policies and purposes of these 
regulations; 

 

7. The requested modifications are necessary to ensure that substantial justice is done and 

represent the minimum modifications necessary to ensure that substantial justice is done; 

 

Findings:  

 See findings under Sections (1), (2), and (3); 

 The requested modification is necessary to ensure that substantial justice is done and represent 
the minimum modification necessary; 

 

8. The practical difficulties were not created by the Developer, Owner, Subdivider or Applicant; 

and, 

 

Findings:  

 See findings under Sections (1) and (7); 

 The practical difficulties were not created by the Developer, Owner, Subdivider or Applicant; 
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9. The practical difficulties cannot be overcome through reasonable design alternatives; 

 

Findings:  

 See findings under Section (1);  
 

In approving modifications, the Commission may impose such conditions as will in its judgment 
substantially secure the objectives of these regulations. 

 

EXHIBIT 1: Preliminary Plat 
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EXHIBIT 2: Petitioner Sidewalk Waiver Findings  
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MONROE COUNTY PLAT COMMITTEE                                    February 18, 2021 

CASE NUMBER  2101-SPP-01, Derby Pines Subdivision Preliminary Plat 

PLANNER Anne Crecelius 

PETITIONER Charles Layne LLC c/o Bynum Fanyo & Associates 

REQUEST  Major Subdivision Preliminary Plat to subdivide 1 parcel into 23 lots 

Waiver of Final Hearing Requested 

ADDDRESS 4214 S Derby Drive 

Parcel #: 53-08-21-100-089.000-008 

ACRES 5.34  

ZONE High-Density Residential (HR) 

TOWNSHIP Perry 

SECTION 21 

PLATS N/A 

COMP PLAN 

DESIGNATION 

MCUA Ph. 1: Mixed Residential 

MCUA Ph. 2: Neighborhood Development (N2) 

EXHIBITS  

1. Preliminary Plat & Development Plans 

2. Declaration of Covenants, Conditions and Restrictions  

3. Utility Capacity Letters: Duke Energy, City of Bloomington, Vectren Gas 

 

RECOMMENDATION 

Staff gives a recommendation of approval to the Plan Commission based on findings of fact and subject 

to the Highway and Drainage Engineer Reports. 

 

PLAT COMMITTEE - February 18, 2021  

 Recommendation to Plan Commission. 

PLAN COMMISSION REGULAR – March 23, 2021 

 Waiver of Final Hearing Requested (April 20, 2021). 

 
SUMMARY  

The petition site is 5.34 +/- acres zoned High-Density Residential (HR) and is currently a Single Family 

Residential (SFR) use. The petitioner is proposing a 23-lot preliminary plat for the purpose of a Single 

Family Residential development that connects the Holland Fields and Bridlewood neighborhoods.  

 

BACKGROUND 

The petition site was rezoned from Estate Residential 1 (RE1) to High-Density Residential in 2020. HR 

zoning allows for a density of seven residences per acre. The proposed plat includes a road connection 

from a stubbed drive in Holland Fields, E Holland Drive, to S Derby Drive, the main north-south road 

within the Bridlewood neighborhood. The preliminary plat includes 23 lots total, 22 of which are 

buildable for a Single Family Residential use. Of the 22 lots, 18 lots are designated with a 0’ side yard 

setback design standard that allows a paired townhome design style. A paired townhome, i.e. a SFR 

where two residences share a structural wall, was approved for the HR zone if platted within a subdivision 

under a Zoning Ordinance Text Amendment in 2019. The four lots facing S Derby Drive will not be 

paired townhome and will feature a larger lot size (0.22 acres) per conditions of approval from the rezone. 

The intent of this condition was to maintain aesthetic consistency when traveling through the Bridlewood 

neighborhood. The draft development plans can be found online at the link provided in Exhibit 1. 

 

Listed below are the four (4) conditions of approval per the Rezone petition results letter completed in 

2020. To date, all conditions have been met.  

 

1. 15’ wide conservancy easement along west and south property lines (designated on the plat). 

2. Connections – The project will require a connection of the proposed extension of East Holland 

Drive through the cul-de-sac in Holland fields Subdivision to the west of the property. The 
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project will also require applicable sidewalk connections. 

3. 0.22 acre minimum lot size adjacent to Derby Drive only (NOT 0.14 acre minimum lot size that 

‘HR’ zone allows). This will not apply to the drainage facility lot. 

4. Developers will take reasonable precautions to preserve existing trees. To this end, when 

infrastructure installation design is complete (utilities, road improvements, and sidewalks) 

petitioner will identify those trees with an arborist or other qualified person or agency to create a 

plan to preserve and / or protect those trees through the completion of the development. 

 

The petitioner has not requested any waivers. If approved by the Plan Commission, the petitioners will be 

able to begin pre-construction site preparation. Upon the submission of a Final Plat for recording by 

Monroe County, the petitioner will be required to bond for the required site improvements (e.g. sidewalk 

construction, street trees). 

 

LOCATION MAP  

The petition site is located south of the City of Bloomington, with frontage along S Derby Drive in Perry 

Township in Section 21 at 4214 S Derby DR parcel # 53-08-21-100-089.000-008. 

 
ZONING AND USE  

The petition site is zoned High-Density Residential (HR). The adjoining parcels to the east and south are 

zoned Estate Residential 1 (RE1). The parcels to the north are zoned PUD. To the west is Single Family 

Dwelling 3.5 (RS3.5/PRO6). The current use for the petitioner’s 5.34 acre lot is single family residential 

and contains one residence. All of the surrounding uses with a quarter mile radius are single family 

residential. The site was rezoned from Estate Residential 1 (RE1) to High-Density Residential in 2020.  

Below is a table of design standards from Chapter 804 specifically for the HR zone.  

 
Height, Bulk, Area, and Density Requirements for Zoning Districts 

Requirement HR 

Gross Density per acre 7.3 

Minimum Lot Area (acres) 0.14 

Minimum Lot Width at Building Line 50 

Minimum Required Setbacks (feet)   

   Yard Fronting on any Street   

        Local  25 
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   Side Yards 5 (K) 

   Rear Yard 10 

Minimum Open Space Area 40% 
(All Other Zones - percent) --- 

Maximum Height (feet) 35 

Maximum Floor Area Ratio --- 

Legend:  
(K) 0 foot side setback on one lot line if designated on a subdivision plat. 
**Setbacks are measured from the road right-of-way line, not the centerline of 
the road** 

 
SITE CONDITIONS   

The petition site is currently occupied by a 1,400 sf residence built in 1968, a pole barn (ca. 2008) and 

detached garage (ca.1978). Much of the 5.34 acre parcel either in woods or a meadow. There are large, 

mature pine trees along north, east and south property line and a younger well established walnut grove to 

the west. The property maintains frontage along S Derby Drive, a designated local road that has curb and 

gutter already in place. Holland Drive stubs into the property in the northwest corner. There are no known 

karst on the property. The property has access to sewer and water lines. The site drains to Jackson Creek 

FEMA Floodplain located about 0.2 miles to the east. All slopes are under fifteen percent.  
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SITE PICTURES 

 
Photo 1. Looking north; April 2020 pictometry view of the petition site. 
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Photo 2. Looking north along S Derby Drive at the southeast corner of the petition site. 

 

 
Photo 3. Looking west at the existing driveway and northing boundary. 
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Photo 4. Looking south along Derby Drive at the eastern property boundary.  

 

 
Photo 5. Looking east from the cul-de-sac at Holland Fields along the site’s existing driveway. 

 

INFRASTRUCTURE AND ACCESS  

The site has access to CBU water and sanitary sewer services as well as gas and electric (Exhibit 3). 

Stormwater infrastructure exists on the stub for Holland Drive and along S Derby DR. The MS4 

Coordinator has preliminary reviewed the plat and has provided comments, including the incorporation of 

drainage easements between lots (see Exhibit 1). 

 

Access to the site is currently from S Derby DR, a local road with a 50’ right of way easement and an 

adjacent 10’ ingress/egress /utility easement on the petition site that will become dedicated right-of-way. 

The proposal includes connecting E Holland Drive to S Derby Drive along the northern property line. The 
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existing cul-de-sac will be removed for the connection using construction plans from the Holland Fields 

Subdivision (see images below). An eight foot side is incorporated along S Holland Drive to S Derby 

Drive. Sidewalks will be connected into the existing developed neighborhood as described in the Outline 

Plan. A new road called “W Red Pine Drive” will be constructed through the petition site. The new road 

will have 50’ of right of way and be 30’ wide.  

 

 
 

COMPREHENSIVE PLAN DISCUSSION 

The petition site is located in the Mixed Residential district in the Monroe County Urbanizing Area Plan 

portion of the Monroe County Comprehensive Plan. The immediate surroundings are also Mixed 

Residential. 

 

MONROE COUNTY URBANIZING AREA PLAN PHASE I: Mixed Residential 

The Comprehensive Plan describes Mixed Residential as follows: 

Mixed residential neighborhoods accommodate a wide array of both single-family and attached housing 

types, integrated into a cohesive neighborhood. They may also include neighborhood commercial uses as 

a local amenity. 

 
These neighborhoods are intended to serve growing market demand for new housing choices among the 
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full spectrum of demographic groups. Residential buildings should be compatible in height and overall 

scale, but with varied architectural character. These neighborhoods are often located immediately adjacent 

to mixed-Use districts, providing a residential base to support nearby commercial activity within a 

walkable or transit-accessible distance. 

 

A. Transportation Streets 

Streets in mixed residential neighborhoods should be designed at a pedestrian scale. Like mixed-Use 

districts, the street system should be interconnected to form a block pattern, although it is not necessary to 

be an exact grid. An emphasis on multiple interconnected streets which also includes alley access for 

services and parking, will minimize the need for collector streets, which are common in more 

conventional Suburban residential neighborhoods. Cul-de-sacs and dead-ends are not appropriate for this 

development type. Unlike typical Suburban residential subdivisions, mixed residential development is 

intended to be designed as walkable neighborhoods. Most residents will likely own cars, but 

neighborhood design should de-emphasis the automobile. 

Bike, pedestrian, and Transit modes 

Streets should have sidewalks on both sides, with tree lawns of sufficient width to support large shade 

trees. Arterial streets leading to or through these neighborhoods may be lined with multi-use paths. 

Neighborhood streets should be designed in a manner that allows for safe and comfortable bicycle travel 

without the need for separate on-street bicycle facilities such as bike lanes. As with mixed-Use districts, 

primary streets in mixed residential neighborhoods should be designed to accommodate transit. 

B. Utilities 

Sewer and water 

The majority of mixed residential areas designated in the land Use Plan are located within existing sewer 

service areas. Preliminary analysis indicates that most of these areas have sufficient capacity for 

additional development. Detailed capacity analyses will be necessary with individual development 

proposals to ensure existing infrastructure can accommodate new residential units and that agreements for 

extension for residential growth are in place. 

Power 

Overhead utility lines should be buried to eliminate visual clutter of public streetscapes and to minimize 

system disturbance from major storm events. 

Communications 

Communications needs will vary within mixed residential neighborhoods, but upgrades to infrastructure 

should be considered for future development sites. Creating a standard for development of 

communications corridors should be considered to maintain uniform and adequate capacity. 

C. Open space 

Park Types 

Pocket parks, greens, squares, commons, neighborhood parks and greenways are all appropriate for mixed 

residential neighborhoods. Parks should be provided within a walkable distance (one-eighth to one-

quarter mile) of all residential units, and should serve as an organizing element around which the 

neighborhood is designed. 

Urban Agriculture 

Community gardens should be encouraged within mixed residential neighborhoods. These may be 

designed as significant focal points and gathering spaces within larger neighborhood parks, or as 

dedicated plots of land solely used for community food production. 

D. Public Realm Enhancements 

Lighting 

Lighting needs will vary by street type and width but safety, visibility and security are important. 

Lighting for neighborhood streets should be of a pedestrian scale (16 to 18 feet in height). 

Street/Site furnishings 

Public benches and seating areas are most appropriately located within neighborhood parks and open 

spaces, but may be also be located along sidewalks. Bicycle parking racks may be provided within the 

tree lawn/ landscape zone at periodic intervals. 

E. Development Guidelines 

Open Space 
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Approximately 200 square feet of publicly accessible open space per dwelling unit. Emphasis should be 

placed on creating well-designed and appropriately proportioned open spaces that encourage regular use 

and activity by area residents. 

Parking Ratios 

Single-family lots will typically provide 1 to 2 spaces in a garage and/or driveway. Parking for multi-

family buildings should be provided generally at 1 to 1.75 spaces per unit, depending on unit type/number 

of beds. On-street parking should be permitted to contribute to required parking minimums as a means to 

reduce surface parking and calm traffic on residential streets. 

Site design 

Front setbacks should range from 10 to 20 feet, with porches, lawns or landscape gardens between the 

sidewalk and building face. Buildings should frame the street, with modest side setbacks (5 to 8 feet), 

creating a relatively continuous building edge. Garages and parking areas should be located to the rear of 

buildings, accessed from a rear lane or alley. if garages are front- loaded, they should be set back from the 

building face. Neighborhoods should be designed with compatible mixtures of buildings and unit types, 

rather than individual subareas catering to individual market segments. 

Building form 

Neighborhoods should be designed with architectural diversity in terms of building scale, form, and style. 

Particular architectural themes or vernaculars may be appropriate, but themes should not be overly 

emphasized to the point of creating monotonous or contrived streetscapes. Well-designed neighborhoods 

should feel as though they have evolved organically over time. 

Materials 

High quality materials, such as brick, stone, wood, and cementitious fiber should be encouraged. Vinyl 

and exterior insulated finishing Systems (eifS) may be appropriate as secondary materials, particularly to 

maintain affordability, but special attention should be paid to material specifications and installation 

methods to ensure durability and aesthetic quality. 

Private Signs 

Mixed residential neighborhoods should not feel like a typical tract subdivision. It may be appropriate for 

neighborhoods to include gateway features and signs, but these should be used sparingly and in strategic 

locations, rather than for individually platted subareas. 

 

MONROE COUNTY URBANIZING AREA PLAN PHASE II: N2 Neighborhood Development 

 
This district includes several existing residential subdivisions with primarily single-family lots, and is 

intended to provide a greater opportunity for diverse housing types and densities. Mixed use nodes may 
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be appropriate at key locations within this larger district, consistent with the recommendations of the 

Mixed Residential land use type designated in the Urbanizing Area Plan. 

 

FINDINGS OF FACT - SUBDIVISIONS 

850-3 PURPOSE OF REGULATIONS  

 

(A) To protect and provide for the public health, safety, and general welfare of the County. 

 

 Findings 

 The site is currently zoned High-Density Residential (HR) and allows for residential uses at a 

density of 7.3 per acre; 

 Approval of the subdivision would create 23 lots that would meet the requirements for HR 

zoning district; 

 Of the 23 lots created, 1 lot (lot 13) would be designated within a drainage easement. 

Additionally, a portion of lot 20 contains a drainage easement; 

 Approval of the subdivision would result in 22 buildable lots ranging in size from range from 

0.32 acres to 0.14 acres; 

 All 22 buildable lots are for Single Family Residential use; 

 Off the 22 buildable lots, 18 of the lots would feature a 0’ side yard setback allowing a paired 

townhome design style; 

 Per conditions of approval of the Rezone, the four lots that face S Derby Drive will not be 

paired in effort to maintain aesthetic consistency with the older neighborhoods; 

 Lots 1-12, 14-19, and 23 will access from the proposed new road called W Red Pine Drive. 

Lots 20-22 will have access from S Derby Drive; 

 All drainage swales will be placed in drainage easements for maintenance and access should 

the homeowners association fail to maintain those areas; 

 The property does have a capacity letter from the City of Bloomington Utilities for water and 

sanitary sewer; 

 

(B) To guide the future development and renewal of the County in accordance with the 

Comprehensive Plan and related policies, objectives and implementation programs. 

 

 Findings  

 The Comprehensive Plan designates the property as Mixed Residential (Phase I) and 

Neighborhood Development (Phase II) district in the Monroe County Urbanizing Area Plan; 

 Mixed residential neighborhoods are intended to “accommodate a wide array of both single-

family and attached housing types, integrated into a cohesive neighborhood”; 

 Development is intended to be designed as walkable neighborhoods; 

 Phase II states that the Neighborhood Development zone “is intended to provide a greater 

opportunity for diverse housing types and densities”; 

 See findings under Section A; 

 

(C) To provide for the safety, comfort, and soundness of the built environment and related open 

spaces. 

 

 Findings  

 The property is currently developed with SFR; 

 Adjoining parcels to the east and south are zoned Estate Residential 1 (RE1), to the north are 

PUD, and to the west is Single Family Dwelling 3.5 (RS3.5/PRO6); 

Both W Holland Drive and S Derby Drive are Local roads per the 2016 Thoroughfare Plan; 

 

(D) To protect the compatibility, character, economic stability and orderliness of all development 

through reasonable design standards. 

49



 

Findings 

 Approval of the subdivision would create fifteen (23) lots that meet the design standards 

required by Chapter 804 for the HR zoning district; 

 See findings under Sections A & C; 

 

(E) To guide public and private policy and action to ensure that adequate public and private facilities 

will be provided, in an efficient manner, in conjunction with new development, to promote an 

aesthetically pleasing and beneficial interrelationship between land uses, and to promote the 

conservation of natural resources (e.g., natural beauty, woodlands, open spaces, energy and areas 

subject to environmental constraints, both during and after development). 

 

 Findings  

 The petitioner received a will serve letter from the City of Bloomington Utilities for sanitary 

sewer and water; 

 Any future utility lines must be placed underground; 

 There are no known karst features on the property; 

 Drainage has been preliminarily reviewed by the MS4 Coordinator;  

 The design standards for this parcel requires 40% open space; 

 See findings under Sections A & C; 

 

(F) To provide proper land boundary records, i.e.: 

 

(1) to provide for the survey, documentation, and permanent monumentation of land boundaries 

and property; 

  

 Findings: 

 The petitioner has submitted a preliminary plat drawn by a registered surveyor.   

 

(2) to provide for the identification of property; and, 

 

 Findings: 

 The petitioner submitted a survey with correct references, to township, section, and range to 

locate parcel.  Further, the petitioner has provided staff with a copy the recorded deed of the 

petition site. County Surveyor has also reviewed the plat for survey accuracy. 

 

(3) to provide public access to land boundary records. 

 

 Findings 

 The land boundary records are found at the Monroe County Recorder’s Office and, if 

approved, this petition will be recorded there as a plat. The plat must comply with Chapter 

860 - Document Specifications to be recorded.   
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EXHIBIT 1: Preliminary Plat & Development Plans 

 

Online link to Draft Development Plans: https://www.co.monroe.in.us/egov/documents/1613071331_34323.pdf  
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EXHIBIT 2: Declaration of Covenants, Conditions and Restrictions
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EXHIBIT 3: Utility Capacity Letters: Duke Energy, City of Bloomington, Vectren Gas  
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MONROE COUNTY PLAT COMMITTEE                        February 18, 2021 

PLANNER Tammy Behrman 

CASE NUMBER 2101-SPP-02- North Park Area B3  Preliminary Plat 

 o Request for Waiver of Final Hearing 

o Request for Street Tree Waiver 

o Request for Sidewalk Waiver 
o Plat Vacation of Lot 1 from ‘Ted Worley Addition Lots 1 & 2 

Amendment One Final Plat’ 

2101-PUD-01 - Development Plan Lot 2 (IU Health EMS) 

2101-PUD-02 - Development Plan Lot 3 (Mass Grading) 
 

PETITIONER Indiana University Health Bloomington, Inc c/o Bynum Fanyo & Associates, Inc. 

ADDRESS 2900 N Stone Carver DR Parcel #: 53-04-25-101-005.000-011 

REQUEST Major Subdivision Preliminary Plat to subdivide 1 parcels into 3 parcels; 

Development Plans for Lot 2 and Lot 3 

ZONE PUD 

ACRES 20.93 acres +/-  

TOWNSHIP Richland 

SECTION 25 

PLAT ‘Ted Worley Addition Lots 1 & 2 Amendment One Final Plat’ 

COMP PLAN 

DESIGNATION 

MCUA Employment 

 
EXHIBITS  

1. Petitioner Statement of Character for Lot 2 

2. Petitioner’s Draft Preliminary Plat (High Resolution) 

3. Ted Worley Addition Lots 1 & 2 Amendment One Final Plat 

4. Woodyard Road Neighbor Letter and signatures 

5. Petitioner Waiver Findings 

6. Planning Staff Concerns – specifically the N Stone Carver Drive extension 

 

RECOMMENDATION    

Staff recommends the following: 

 

o TBD of Waiver of Final Hearing; 

o Approval of the Preliminary Plat based on the findings of fact and subject to the Highway 

and Drainage Engineer reports; 

o Approval of the Plat Vacation of Lot 1 from ‘Ted Worley Addition Lots 1 & 2 

Amendment One Final Plat’ 

o Approval of the Street Tree Waiver request with one condition 

o Denial of the Sidewalk Waiver request 

o Withhold recommendation for Development Plan Lot 2 (under staff review) 

o Withhold recommendation for Development Plan Lot 3 (under staff review) 

 

Should the Plan Commission choose to approve the Preliminary Plat and Development Plans 

(subject to the requirements of the Monroe County Highway and Drainage Engineers’ reports), 

the following conditions are recommended: 

 

1. Address all staff concerns in Exhibit 6. 

2. Twenty-four (24) trees be preserved or planted on Lot 3 in lieu of street trees. 
 

63

https://s3.amazonaws.com/assets.elevatemaps.io/MonroeIN/Plats/2012017208.IN.pdf#toolbar=0&navpanes=0
https://s3.amazonaws.com/assets.elevatemaps.io/MonroeIN/Plats/2012017208.IN.pdf#toolbar=0&navpanes=0
https://www.co.monroe.in.us/egov/documents/1613137068_84883.pdf
https://s3.amazonaws.com/assets.elevatemaps.io/MonroeIN/Plats/2012017208.IN.pdf#toolbar=0&navpanes=0
https://s3.amazonaws.com/assets.elevatemaps.io/MonroeIN/Plats/2012017208.IN.pdf#toolbar=0&navpanes=0


 

SUMMARY  
The petitioner would like to vacate Lot 1 out of the ‘Ted Worley Addition Lots 1 & 2 Amendment One 

Final Plat’ and subdivide into three (3) parcels. The intent of the petitioner is to allow for a ‘Hospital / 

Wellness’ use on proposed Lot 2. The use is currently permitted under the North Park ordinance, however 

the petitioner would like to create a smaller development lot to reduce the amount of required landscaping 
bufferyard. The North Park PUD requires that the Plan Commission also approve relevant Development 

Plans along with the Subdivision. The Development Plans are undergoing staff review. The proposed lots 

in this subdivision are as follows: 
 

 ACREAGE USE 

Lot 1 2.50 Vacant – No Development Plan required 

Lot 2 3.90 Hospital /Wellness Center – Development Plan required 

Lot 3 14.53 Vacant – Mass grading – Development Plan required 

Lot 4 X Recommended by staff for Right of Way Dedication 

 

Lot 3 should be subdivided further as a mechanism for dedicating right of way for the required N Stone 

Carver Drive extension. Though the North Park PUD does not require the extension of the road until 50 
percent of Tract B is developed, the Subdivision Control Ordinance does state the following under 856-11 

Streets: Frontage on Improved Streets “Whenever the area to be subdivided is to use an existing street 

frontage, the street shall be suitably improved as herein provided and may be required to provide a 
minimum of two (2) points of ingress and egress for any new development.” Staff recommends the Stone 

Carver Drive extension be included as a part of this preliminary plat to provide the second point of 

ingress/egress. Additionally, two waivers have been requested along W Woodyard Road to forgo 

installation of 24 street trees and 950’ of sidewalks. 
 

HISTORY of Tract B-3 Development 

The site is located at the southwest corner of the intersection of Curry Pike and N Lintel DR. The 

PUD Outline Plan for North Park was granted approval by the County Commission on December 

10, 2004 with a subsequent Outline Plan Amendments approved in 2006, 2007, 2010, and 

September 9, 2011.  North Park is a mixed use development with four different use districts.  

District A (approximately 106 acres) on the east side of SR 46 divided by the Phase II Curry Pike 

extension east, permits a town center, retail uses, office space, and multi-family developments.  

District B (approximately 115 acres) on the west side of SR 46 divided by the Phase I Curry 

Pike extension west, provides sites for retail uses, office space, hospital and light industrial uses.  

District C is (approximately 58 acres) directly adjacent to the new SR 37/46 interchange and is 

designated for hotel, office space, retail uses, and multi-family developments.  The final district 

is District D (approximately 71 acres) which encompasses the northern sections of the site 

permits a mix and single family and multi-family developments.  A series of roadway networks 

are proposed as well as major utility connections and extensions.  The Outline Plan includes the 

dedication of land for public and civic uses as well as recreation and linear park amenities 

(approximately 75 acres total).  An Open Space and Linear Park Plan has been approved for 

North Park, delineating the locations of these areas for the entire PUD.   
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LOCATION MAP  

The petition site is located northwest of the City of Bloomington, with frontage along N Curry Pike and N 
Lintel DR, N Stone Carver DR and W Woodyard RD. It is in Richland Township in Section 25. It is 

within Development Tract B-3 of the North Park PUD (yellow in North Park Ordinance Appendix B-1 

diagram). 
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ADJACENT USES / ZONING 

The petition site is zoned Planned Unit Development (PUD). It is part of the North Park Planned Unit 
Development. Adjoining parcels are zoned PUD to the north and east and zone Suburban residential to 

the southeast and Estate Residential 1 (RE1) to the south and west.  

 

The petition site is vacant. Surrounding uses include vacant, nursing home, residential and offices. 
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SITE CONDITIONS   
The parcel is vacant but has been used as a fill site during the construction of N Lintel DR. The former 

residence and outbuildings have been demolished. This site has four frontages: N Curry Pike (Minor 

Arterial), N Stone Carver RD (Local Road),  W Woodyard Road (Major Collector), and N Lintel Drive is 

classified as a Minor Arterial in the North Park PUD but a Local Road in the Monroe County Thoroughfare 

Plan. Two driveway cuts are shown on N Lintel Drive. There are no known karst features visible on the 

property. The property has connections to sewer and water lines. FEMA Floodplain is located offsite to the 

south and east. A large overhead power line runs adjacent to the petition site to the west and then also runs 

on the south property line in a 100’ easement along W Woodyard Road. The site drains to the east and 

south.    

 

The original approval identified 18 individual sinkholes scattered throughout the entire North Park PUD 

prior to the construction of new SR 46.  All of the individual sinkholes were identified as less than 0.25 

acre in size and some appear to have been filled during the construction of SR 46.  It was determined that 

a full sinkhole evaluation was not warranted at the time of the original approval.  The petitioner has provided 

no study regarding the sinkholes within Development Tract B-3.  No sinkholes appear to be present in the 

area currently proposed for development for Lots 2 and 3. 
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TOPOGRAPHY 
A mass grading plan has been proposed to add fill to proposed Lot 2 and level out proposed Lot 3. 

According to an email from the petitioner, “Bedrock is deeper than 10 ft at the site. Lot 2 grading 
originally called for really deep cuts but has recently been raised by 3 ft. Lot 3 is to only receive earth fill 

at this time. So, I really don’t foresee any blasting on Lot 2 and certainly not on Lot 3 with filling 

operations.”  

 
There are neighbor concerns expressed in Exhibit 4 regarding any erosion, and blasting that could occur 

during development.  
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SITE PICTURES   

 

 
Figure 1. Facing north; aerial view from April 2020. 
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Figure 2. Facing north; aerial view from April 2020. 

 

 
Figure 3. On Curry Pike, petition site on the right. Intersection with N Lintel DR. 
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Figure 4. At the intersection of N Curry Pike and N Lintel DR facing the petition site (right). 

 
Figure 5. Facing east on N Lintel Drive. Notice the access point, sidewalks and street trees.- Petition site is 

on the right and Lot 1 & 2 would share this access point. 
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Figure 6. Petitioner site on the right at the intersection of N Lintel DR and N Stone Carver DR.  

 

 
Figure 7. Facing west on W Woodyard RD. Note 100’ powerline easement. Treeline on the right is the 

property line. 
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INFRASTRUCTURE AND ACCESS  

TRANSPORTATION & CONNECTIVITY 
 

 

intersection.  

 
 

 

 

 

 

 

 

 

 

73



ALTERNATIVE TRANSPORATION 
Under the Subdivision Control Ordinance sidewalks are required, per 856-40(A)(3) as the a part of the 

proposed subdivision is within the Urban Service boundary as shown in the Comprehensive Plan. The 

sidewalks are required to be 5’ wide as they are within a collector street. Sidewalks already exist along N 

Curry Pike, N Lintel Drive and N Stone Carver Drive. There are approximately 950 linear feet along W 
Woodyard Road that do not have sidewalks installed yet. The Petitioner has requested a waiver from this 

portion of the sidewalk requirement.  

 
Should N Stone Carver Drive extend south, 5’ wide sidewalks would be required on both sides of the road. 

 

No other alternative transportation is called out for this area at this time in the North Park Ordinance. Not 

more than fifty percent of the acreage of the Curry Pike Industrial Use Area has been developed. 
 

STREET TREES 
The Subdivision Control Ordinance requires street trees planted along road frontage 1 for every 40’ per 

856-43 (B) (1) (Preservation of Natural Features and Amenities). Street trees currently exist along existing 

stretches of N Lintel Drive and N Stone Carver Drive. The preliminary plat has added the required eight 

(8) trees along N Curry Pike. 
 

The petitioner has requested a waiver from the street tree requirement along W Woodyard Road. The 

approximately 950 linear feet of W Woodyard RD frontage would require 24 additional street trees.  

 

Should N Stone Carver Drive extend south, street trees would be required on both sides of the road. 

 

DEVELOPMENT STANDARDS 
The following standards were approved with the outline plan: 

Minimum Lot Size = n/a. 
Minimum Lot Width at Build Line = 100′ 

Front Yard Setback = 15’  

Rear Yard Setback = 35′  
Side Yard Setback = 15’  

Maximum Height = 100’ for Hospital/Wellness use only. All other uses shall be to a maximum of 

70’. 

Maximum Floor to Area Ratio = 3.0 FAR for Hospital/Wellness use only. All other uses shall be to 
a maximum of 0.5 FAR. 

 

There are three lots for the preliminary plat shown as a table in the Summary of this report.  Each lot meets 
the development standards approved in the outline plan phase.   
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The petitioner has submitted drawings for each of the proposed development on Lot 2 and Lot 3 for 

evaluation against these detailed criteria. Exhibit 5 contains staff concerns for deficiencies. All other 

density criteria have been met, including Floor to Area Ratio, Lot Width, and Side and Rear yard 

setbacks.  The proposed uses are permitted uses in this area of the PUD. 
 

ARCHITECTURE 
The North Park PUD established a detailed set of design criteria for structures and architecture for the 

development overall.  The Industrial Curry Pike District of Tract B-3 has the following design criteria: 

7.4 Employment Areas.   
The development of the employment areas shall be in accordance with the following: 

a. General Requirements.  The design criteria will be reviewed in the following manner:1. 
General.  General architectural elements and site design criteria will be reviewed through the 

Development Plan review.  No development plan shall be approved until findings are established that 

demonstrate compliance with the identified and applicable design criteria.  Inclusion of the stated design 

criteria into recorded covenants and restrictions may be used to achieve these findings.2. Specific.  
Specific architectural elements and site design criteria will be reviewed through the ILP review process 
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and the construction plan review process, respectively.  No ILP’s nor construction plan approvals shall be 

approved until compliance with the identified applicable design criteria has been established.   
b. Site Design Principles.  Development within these use areas shall be in accordance with Sections 854-6 

through 854-12; 856-1 through 856-44, with the exception of 856-44(B)(6); 858-1 through 858-11; 860-1 

through 860-4 and 860-6; 860-7; 860-8 of the Monroe County Subdivision Control Ordinance unless 

stated otherwise in this PUD Ordinance. 

f. Industrial Curry Pike District (Within District B-3) 
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SITE PLANS for Lot 2 (draft 1) 
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SITE PLANS for Lot 3 (Draft 3) Mass Grading 

 
 

 

PARKING 

Currently under staff review for Lot 2. None required for Lot 3. 

 

LANDSCAPING 

Currently under staff review for Lot 2. None required for Lot 3. 

 

SIGNS 

No sign permit information has been submitted at this time. Any future submittals will be required 

to meet both County and PUD design criteria prior to approval during the Improvement Location 

Permit review. 

 

OPEN SPACE 

According to Section 3.4b of the North Park PUD ordinance open space shall be provided in each 

of the use Districts and shall result in a total of no less than 25% of the gross area of the PUD being 

preserved as open space.  The Open Space Overall Plan for North Park requires specific amounts 

of acreage to be dedicated in each area for open space. The overall North Park Open Space Plan 

calls for a total of 4.37 acres of open space in Area B-3. The petitioner has included 1.49 acres 

located in Lot 3 and following the open space location images below. 
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UTILITIES 

The petitioner has provided capacity letters for sanitary sewer to be provided by the South Central 

Regional Sewer District and approved for water service from the City of Bloomington Utilities 

(CBU) as required for the development of Lot 2.  The regional sewer district plant is located 

immediately east of Stout’s Creek on the east side of State Road 46.  Water and sewer lines have 

been shown on the preliminary plat’s infrastructure plan and h  

 

Duke Energy recently relocated transmission lines and are within a 100’ easement in the adjacent 

parcel to the west. A capacity letter has been provided by the petitioner for Lot 2 development.  

Other than the transmission lines, the proposed location of electric lines to serve the lots is not 

shown on the plans but a 20’ utility easement on each proposed lot are shown just outside the 

right of way. 

 

STORMWATER FACILITIES 

The County Drainage Engineer has stated that: in accordance with 3.4a of the North Park PUD, 

parking areas and other large expanses of impervious surfaces shall utilize techniques that manage 

and treat stormwater within or adjacent to the area prior to releasing the water into a larger 

management facility.  The minimum amount of stormwater treated in this manner shall be a 

minimum of one-half inch of runoff from impervious surfaces, and bioretention areas shall be 

designed in accordance with the requirements of Chapter 830 (including a minimum 18 inch soil 

depth with 50 percent compost content).  A diagram showing the area draining to each 

bioretention area shall be submitted to the Drainage Engineer.   

 

These plans for Lot 3 has been reviewed by the MS4 Coordinator and they are satisfied with the 

design. Lot 2 is still under review by staff. 
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COMPREHENSIVE PLAN DISCUSSION 
The petition site is located in the Employment district in the Monroe County Urbanizing Area Plan 

portion of the Monroe County Comprehensive Plan. The immediate surroundings are also Employment or 

Conservation Residential. 

 

The Comprehensive Plan describes Employment as follows: 

Employment-oriented uses include light industrial, manufacturing and assembly, research and 

development facilities, flex/office space, construction trades, warehousing and other types of commercial 

uses that may not be easily integrated into a mixed-use environment. 

These uses may require large, isolated sites for large-format facilities, or multiple facilities may be 

organized into coordinated campus-style or industrial park settings. This land use category is intended to 

accommodate the expansion and changing operations of a wide variety of companies and to foster a well-

rounded and diverse economy as part of the Greater Bloomington area. 

Special attention should be paid to vehicular access management, buffering and landscape aesthetics, 

building and parking orientation, and basic architectural design standards. Business support services are 

encouraged to be integrated into larger employment areas. 

A. Transportation 

Streets 

Employment areas require special considerations in roadway design. These areas are typically accessed 

through arterial connections from the freeway and require accommodations for heavy truck traffic. Arterial 

connections may 

 Include mixed-use corridors, and special attention must be paid to balance the needs of all travel modes 

while also facilitating industrial deliveries and commuter traffic flow. Arterial streets, such as Third Street, 

should not exceed five lanes in width (four travel lanes with center turn lane). local and collector streets 

will typically be two or three-lanes (two travel lanes with center turn lane). Street connections are 

encouraged to help distribute traffic, but should be balanced with access management plans to maximize 

safety. Center medians for select arterial roadways should be considered to improve access management 

and corridor aesthetics. 

Freight 

Appropriate routes for truck traffic to and from i-69 should be designated with thoroughfares designed 

accordingly. Major highway access points to employment areas west of i-69 will include Sr-46, Third 

Street/Sr-48, 2nd Street/Sr-45 and Tapp road. Fullerton Pike will provide access to potential employment 

areas to the east of I-69. A new roadway connection between That road and South Walnut Street (old Sr-

37) should be considered to open land between the highway and clear creek for employment uses. 

Bike, Pedestrian, and Transit modes 

Commuting by automobile will likely remain the primary form of transportation to work in the larger 

employment centers within the Urbanizing Area. However, opportunities to expand transportation options 

should be provided wherever possible. Streets within employment areas should include sidewalks and/or 

shared-use sidepaths and encourage connections to karst farm Greenway and clear creek Trail. 

Opportunities to expand City of Bloomington and rural Transit service to employment areas should also be 

explored. 

B. Utilities 

Sewer and water 

Employment-generating uses provide a fiscal benefit to the community that may warrant additional 

investments in and possible geographic expansion of sewer systems. Some areas designated for 
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employment uses in the land Use Plan are located outside of current sewer service areas, most notably the 

area between Clear Creek and State Road 37. Additional studies should be undertaken to determine the 

potential for sewer expansion and necessary capital improvements to serve these areas. Additional studies 

and surveys may be required to determine the geographic restrictions within developable areas. 

Power 

Where possible, overhead utility lines should be buried to minimize disruption during major weather 

events. Care should be taken to locate underground utilities in a manner that does not interfere with site 

development or business expansion. Opportunities to create redundant power systems with new electrical 

substations should be explored. 

Communications 

State of the art communications systems should be prioritized in employment areas. Street infrastructure 

improvements should reserve space for burial of fiber-optic systems and/or other forms of high-speed 

internet and communications networks. 

C. Open space 

Park Types 

Employment areas should provide open spaces primarily through the preservation of sensitive lands and 

creation of landscape buffers. Where opportunities exist, shared use path connections to the broader 

greenway network should be incorporated, providing a recreational amenity and alternative transportation 

option for employees, as well as linkages to the broader Bloomington/Monroe county system. 

Urban Agriculture 

Community gardens and urban agricultural systems should be encouraged in near employment areas as a 

recreational and wellness opportunity for employees. However, soil suitability in existing industrial areas 

should be verified. 

D. Public Realm Enhancements 

Wayfinding 

regularly-located route signage for truck traffic to and from i-69 should be provided. business and 

industrial parks may incorporate multi-business panel signs at gateway locations to improve wayfinding, 

and should use high- quality materials, be aesthetically coordinated with surrounding architecture, and 

include attractive landscape features. 

Lighting 

Roadways should be lighted for safety and will typically require taller poles (±30 feet). 

Street/Site furnishings 

Street furnishings will be limited in employment districts, but may include bus stops/shelters and benches. 

E. Development guidelines 

Open Space 

Open space in employment areas should be provided on-site (with the exception of significant 

environmental preservation areas) and determined through maximum lot coverage requirements, with 15 to 

20% of a site reserved for landscaping, buffering, stormwater management and outdoor amenities for 

employees. 

Parking ratios 

Parking needs will vary by business. In campus and business park settings, shared parking arrangements 

should be encouraged, although most businesses will require some amount of dedicated parking. Large 

industrial facilities, warehouses, and flex/r&d space will often have relatively low parking needs (e.g. 1 
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space per 2,000 square feet). Parking requirements should be based on the needs of individual businesses 

as opposed to mandatory minimum requirements. 

Site Design 

Buildings should be oriented toward the front of the lot to create a street presence, but will typically be set 

back from the front property line by 30 to 50 feet. Parking in front of the building should be avoided, and 

limited to small visitor-oriented parking lots with close access to the main entrance. Employee parking 

should be located to the rear or side of the building. Sufficient maneuvering aisles and loading spaces will 

be necessary for freight delivery. Loading docks and bays should be oriented away from public streets or 

screened with landscaping or architecturally integrated walls extending from the building. 

Building form 

Industrial, flex and warehouse buildings should balance economic construction with basic aesthetics. 

Office components and main visitor entrances should be located on the front facade, be designed as 

distinct elements from the rest of the building, and incorporate high amounts of window transparency. 

Facilities may require light-controlled environments, but where possible, high windows above eye level 

should be incorporated, particularly along street-facing facades. Buildings will have simple forms and flat 

roofs. Parapets should be used to screen rooftop mechanical units. 

Materials  

Acceptable primary building materials include brick, stone (natural or cultured), pre-cast concrete panels, 

concrete masonry units, architectural metal panels, fiber-cement siding and eifS (exterior insulated 

finishing Systems). Smooth-faced and textured-faced metal panels are preferred, but corrugated or ribbed 

panels are also acceptable. Split-faced block may be acceptable if combined with other primary materials. 

Careful attention should be paid to how materials are installed, joined, and detailed, particularly at edges, 

corners and material transitions. Shadow lines, expression lines and variations in color and texture are 

encouraged to break up monolithic facades. Trees, shrubs and other vertical landscape elements should be 

incorporated along large, blank facades. 

Private Signs 

Sign designs should be coordinated with the character of the building, and may be building-mounted or 

ground-mounted monument signs. Pole signs should be prohibited. Monument signs should be located in 

landscape beds and may include exterior ground lighting. Digital and changeable copy signs are not 

appropriate. Sites will typically require directional signage for visitors, employees and freight delivery. 
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MONROE COUNTY TRANSPORTATION ALTERNATIVES PLAN 

The Monroe County Transportation Alternatives Plan shows W Woodyard Road as a High Priority Road 

Improvement on the Vision Map. 
  
 

 

90

https://www.co.monroe.in.us/egov/documents/1533570288_58881.pdf


FINDINGS OF FACT - Subdivisions 

850-3PURPOSE OF REGULATIONS  

(A)To protect and provide for the public health, safety, and general welfare of the County. 

 
Findings 

 The petitioner has approved plans sewer service from the South Central Regional Sewer District and 

water service approval from City of Bloomington Utilities; 

 Sidewalks are installed on 3 of the 4 bordering roads and a waiver has been requested for sidewalks 

along W Woodyard Road; 

 N Lintel Drive, a minor collector, serves as the main access to the subdivision; 

 Under chapter 856-11 states: “Whenever the area to be subdivided is to use an existing street 

frontage, the street shall be suitably improved as herein provided and may be required to provide a 

minimum of two (2) points of ingress and egress for any new development.” 

 Drainage from the site will managed via storm sewer system releasing into a proposed storm water 

quality detention feature; 

 Karst formations were not found on the property; 

 A minimum of 25% open space is required in a PUD and this petition has dedicated 1.49 acres as 

open space. An additional 2.88 acres will be required for dedication when Tract B-5 develops in 

accordance to the overall Open space Plan for North Park; 

 Hydrants have been located throughout the development as approved by the Bloomington 

Township Fire Department; 

 Floodplain is not present within the petition site boundary; 

 

(B)To guide the future development and renewal of the County in accordance with the Comprehensive Plan 

and related policies, objectives and implementation programs. 
 

Findings 

 The Comprehensive Plan designates the property as MCUA Employment; 

 The property is currently zoned PUD of the North Park PUD; 

 The current approved uses for the petition parcel are Industrial Curry Pike District as written in the 

North Park Ordinance 2011-28; 

 The surrounding area is comprised as PUD or residential to the south and southeast; 

 See findings under Section A; 

 
(C) To provide for the safety, comfort, and soundness of the built environment and related open spaces. 

 

Findings 

 Each lot complies with the Height, Bulk and Area standards of the Outline Plan; 

 There is open space delineated in proposed Lot 3 and it totals 1.43 acres; 

 See findings under Section A; 

 

(D)To protect the compatibility, character, economic stability and orderliness of all development through 

reasonable design standards. 
 

Findings 

 Surrounding properties are zoned PUD, Suburban Residential (SR) and Estate Residential 1 

(RE1); 

 There is residential use to the south and southeast of this PUD; 

 Approval of the subdivision would create three commercial lots for development; 

 All proposed lots meet the design standards for the zoning designation PUD; 

 The proposed subdivision is within proximity of a nursing home, medical offices and an insurance 

firm and has access to roads, utilities and fire protection; 
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 The proposed development contains permitted uses within Use District B of the North Park PUD; 

 Architectural Design criteria have been partially submitted, and will be further reviewed at the 

Improvement Location Permit stage as allowed under Section 7.4(a)(2) of the North Park 

Ordinance; 

 The proposed development has met the sidewalk and street tree standards but there is a request for 

a Waiver to forgo installation of sidewalks and street trees along W Woodyard Road; 

 The required 20’ landscape buffer yard has been provided along Curry Pike; 

 See findings under Sections A & C; 

 
(E)To guide public and private policy and action to ensure that adequate public and private facilities will be 

provided, in an efficient manner, in conjunction with new development, to promote an aesthetically 

pleasing and beneficial interrelationship between land uses, and to promote the conservation of 
natural resources (e.g., natural beauty, woodlands, open spaces, energy and areas subject to 

environmental constraints, both during and after development). 

 

Findings 

 The total acreage of Open Space platted on Lot 3 in Tract B-3 is 1.49 acres and the remainder of the 

2.88 acres required for the Open Space Plan will be platted when B-5 is subdivided; 

 There are no evident karst features visible on the petitioner site; 

 Drainage easements have been incorporated into the preliminary plat; 

 The petitioner’s grading plan will alter slopes greater than 15% but all proposed lots will have a 

buildable area for commercial development; 

 Bioretention will also be maintained and utilized for each development plan on Lots 2 & 3; 

 See findings under Sections A & C; 

 
(F)To provide proper land boundary records, i.e.: 

 

 to provide for the survey, documentation, and permanent monumentation of land boundaries and 

property; 
 

Findings: 

 The petitioner has submitted a preliminary plat drawn by a registered surveyor.   

 

 to provide for the identification of property; and, 

 

Findings: 

 The petitioner submitted a survey with correct references, to township, section, and range to locate 

parcel.  Further, the petitioner has provided staff with a copy the recorded deed of the petition site. 

County Surveyor has also reviewed the plat for survey accuracy. 
 

Findings 

 The land boundary records are found at the Monroe County Recorder’s Office and, if approved, this 

petition will be recorded there as a plat. The plat must comply with Chapter 860 - Document 
Specifications to be recorded.   

 

 

(b) The extent to which the proposal departs from zoning and subdivision regulations such as density, 
dimension, bulk, use, required improvements, and construction and design standards. 

      

Findings:  

 See Findings (a); 
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FINDINGS OF FACT – WAIVER OF STREET TREE REQUIREMENT   
The petitioner is requesting a waiver from the Improvement, Reservation and Design Standards outlined in 

856-43 (B) (1) (Preservation of Natural Features and Amenities), which reads: 

 

(B)  As a requirement of final approval, the applicant shall plant and/or preserve trees on the 
property or the subdivision in accordance with the following: 

(1) Street trees shall be planted or preserved within five (5) feet of the right-of-way of 

the street or streets within and abutting the subdivision, or at the discretion of the 
Plan Commission and the County Engineer, within the right-of-way of such 

streets. One tree shall be planted or preserved for every forty (40) feet of 

frontage along each street. Such trees shall be planted or preserved when any of 
the following are applicable: 

 

a. the proposed subdivision will connect with an existing or proposed 

subdivision or business development that has street trees, or has adjoining 
road frontage to a street that has street trees, or; 

c. the proposed subdivision is within the Urban Service boundary as shown in 

the comprehensive plan, or; 
 

Section 850-12 of the Monroe County Subdivision Control Ordinance states: “The Commission may 

authorize and approve modifications from the requirements and standards of these regulations (including the 
waiver of standards or regulations) upon finding that: 

 

1. Practical difficulties have been demonstrated: 

 

Findings: 

 The street tree improvements are required due to the petition site meeting the criteria described 
in 856-43 (B) (1); 

 The site maintains frontage along four roads: N Lintel, W Woodyard, N Stone Carver, and N 
Curry Pike; 

 Street trees are currently in place on the N Lintel and N Stone Carver; 

 The petitioner has added eight (8) trees along N Curry Pike frontage; 

 The waiver request is for the 24 trees required along W Woodyard Road; 

 The requirement is that street trees be placed within five feet of the right-of-way along the 

frontage of W Woodyard Road unless the waiver is granted; 

 The total length of frontage along W Woodyard Rd is approximately 950 linear ft; 

 There is a 100’ powerline easement along W Woodyard Rd; 

 Right of way dedication is 45’ from centerline which would put the placement of the trees very 
near the center of the powerline easement; 

 The powerline lowest lines measure as low as 25’ as measured through Eagleview aerials; 

 The petitioner has provided Waiver Findings as shown in Exhibit 5; 

 

2. The requested modifications would not, in any way, contravene the provisions of the Zoning 

Ordinance, the Comprehensive Plan or the Official Map of the County; 
 

Findings:  

 The street trees are required due to the petition site’s location in relation to 856-43 (B) (1) in the 

Urban Service Area; 

 Street trees can add value to the aesthetic character of a proposed development and is consistent 
with the Comprehensive Plan and the Zoning Ordinance; 

 See findings under section (1); 
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3. Granting the modifications waiver would not be detrimental to the public safety, health, or 

welfare and would not adversely affect the delivery of governmental services (e.g. water, sewer, 

fire protection, etc.): 
 

Findings:  

 The waiver of street trees would may have a detrimental relationship to the delivery of 
governmental services (e.g. water, sewer, etc.) to facilitate the new building sites; 

 Properties along W Woodyard Road east of the petition site do not have sewer services or water 
services; 

 The height of the trees may cause maintenance issues for the overhead powerlines; 

 See finding under section (1), (2); 
   

4. Granting the modifications would neither substantially alter the essential character of the 

neighborhood nor result in substantial injury to other nearby properties; 
 

Findings:  

 See findings under section (1), (2), and (3); 

 Approval of the waiver would not substantially alter the essential character of the neighborhood; 
 

5. The conditions of the parcel that give rise to the practical difficulties are unique to the parcel 

and are not applicable generally to other nearby properties; 
 

Findings:  

 See findings under section (1); 

 

6. Granting the requested modifications would not contravene the policies and purposes of these 

regulations; 

 

Findings:  

 See findings under section (1), (2), and (3); 

 

7. The requested modifications are necessary to ensure that substantial justice is done and 

represent the minimum modifications necessary to ensure that substantial justice is done; 

 

Findings:  

 The street trees are required due to the petition site’s location in relation to the aforementioned 
856-43 (B) (1); 

 There are existing street trees on the other three frontage roads for the petition site; 

 See findings under section (1), (2), and (3); 

 

8. The practical difficulties were not created by the Developer, Owner, Subdivider or Applicant; 

and, 

 

Findings:  

 See findings under section (1) and (7); 

 The utility lines appear to have existed since 2006 as shown in aerial photos; 

 No trees currently exist under the powerlines along W Woodyard Rd; 

 

9. The practical difficulties cannot be overcome through reasonable design alternatives; 

 

Findings:  
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 See findings under section (1);  
 

In approving modifications, the Commission may impose such conditions as will in its judgment 

substantially secure the objectives of these regulations. 

 

FINDINGS OF FACT – WAIVER OF SIDEWALK REQUIREMENT 

The petitioner is requesting a waiver from the Improvement, Reservation and Design Standards outlined in 
856-40 (A) (Sidewalks), which reads: 

 

(A)  Sidewalks shall be included within the dedicated, unpaved portions of the rights-of-way on 

both sides of all streets when any of the following are applicable: 
(3)  the proposed subdivision is within the Urban Service boundary as shown in the 

comprehensive plan, or; 
 

Section 850-12 of the Monroe County Subdivision Control Ordinance states: “The Commission may 
authorize and approve modifications from the requirements and standards of these regulations (including the 

waiver of standards or regulations) upon finding that: 

 

1. Practical difficulties have been demonstrated: 

 

Findings: 

 The sidewalk improvements are required due to the petition site meeting the criteria described in 

856-40 (A) (3) above; 

 Sidewalks currently exist along 3 of the 4 roads bordering the petition site; 

 The road bordering the petition site to the south is W Woodyard Road and does not currently 
have sidewalks; 

 The length of W Woodyard Road along W Woodyard Road is approximately 950’; 

 Sidewalks are required to be 5’ wide; 

 The requirement is that sidewalks be constructed within the right-of-way on the frontage along 
W Woodyard Road unless the waiver is granted; 

 The petitioner has provided Waiver Findings as shown in Exhibit 5;  

 

2. The requested modifications would not, in any way, contravene the provisions of the Zoning 

Ordinance, the Comprehensive Plan or the Official Map of the County; 
 

Findings:  

 The Comprehensive Plan calls for an alternative transportation system throughout the county; 

 The sidewalk improvement is required due to the petition site’s location in relation to 856-40 (A) 
(3) mentioned previously; 

 The Comprehensive Plan states the following related to sidewalks: 

o Monroe County shall continue to promote safety, diversity, and creativity of housing 
designs as essential components of the local quality of life (e.g., connecting neighborhoods 

with a combination of streets, sidewalks, and alternative transportation routes that unify the 

community). 
o Monroe County will focus its land and property use management responsibilities to:  

 Ensure connections between residential and commercial uses with roads, sidewalks 

and trails by limiting dead-end roads and cul-de-sacs; 

 Require sidewalks, side-paths and/or multi-use paths in new subdivisions if 
connections to the County and/or City’s Greenway System is feasible or if roads do 

not provide access to adjoining subdivisions or large developable parcels; 

 The Monroe County Transportation Alternatives Plan designates W Woodyard Road as a High 
Priority Road Improvement in the Vision Map; 
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3. Granting the modifications waiver would not be detrimental to the public safety, health, or 

welfare and would not adversely affect the delivery of governmental services (e.g. water, sewer, 

fire protection, etc.): 
 

Findings:  

 The presence of 5’sidewalk would not have a detrimental relationship to the delivery of 
governmental services (e.g. water, fire protection, etc.) to any new building sites;  

 Properties along W Woodyard Road east of the petition site do not have sewer services or water 
services; 

 There is a 100’ electric easement that encompasses 25’ to 40’+ tall powerlines along W 
Woodyard Road; 

 See finding under section (1), (2); 
   

4. Granting the modifications would neither substantially alter the essential character of the 

neighborhood nor result in substantial injury to other nearby properties; 
 

Findings:  

 See findings under section (1), (2), and (3); 

 Approval of the waiver would not substantially alter the essential character of the neighborhood; 

 There are currently no sidewalks along 1.2 mile stretch W Woodyard Road between N Curry Pike 
and W vernal Pike; 

 

5. The conditions of the parcel that give rise to the practical difficulties are unique to the parcel 

and are not applicable generally to other nearby properties; 
 

Findings:  

 See findings under section (1); 

 

6. Granting the requested modifications would not contravene the policies and purposes of these 

regulations; 

 

Findings:  

 See findings under section (1), (2), and (3); 
 

7. The requested modifications are necessary to ensure that substantial justice is done and 

represent the minimum modifications necessary to ensure that substantial justice is done; 

 

Findings:  

 The sidewalk improvement is required due to the petition site’s location in relation to the 
aforementioned 856-40 (A) (3); 

 There are existing sidewalks on the northern portions of the petition site along the other three 
roads bordering the petition site; 

 See findings under section (1), (2), and (3); 

 

8. The practical difficulties were not created by the Developer, Owner, Subdivider or Applicant; 

and, 

 

Findings:  

 See findings under section (1) and (7); 

 

9. The practical difficulties cannot be overcome through reasonable design alternatives; 
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Findings:  

 See findings under section (1);  

 
In approving modifications, the Commission may impose such conditions as will in its judgment 

substantially secure the objectives of these regulations. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

EXHIBIT 1: Petitioner Written Statement of Character for Lot 2 
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EXHIBIT 2: Petitioner’s draft preliminary plat (3 pages) 
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EXHIBIT 2: Page 2 draft preliminary plat 
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EXHIBIT 2: Page 3 draft preliminary plat 
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EXHIBIT 3: Ted Worley Addition Lots 1 & 2 Amendment One Final Plat (Page 1 only) 
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Exhibit 4: Woodyard Road Neighbor Letter and signatures 
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Exhibit 5: Petitioner Waiver Findings – Sidewalk and Street Trees 
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Exhibit 6: Planning staff concerns  

North Park Office Area B-3, Preliminary Plat and Development Plan for proposed Lot 2 and Lot 3 

of Tract B-3. 
 

Preliminary Plat Comments: 

 The 70’ right of way local road, N Stone Carver Drive extension, should be labeled 

‘Dedicated Right of Way’ and not ‘Future’; 

 Include Monuments and legal description for N Stone Carver Drive right of way; 

 Lot 3 should be west of the road and staff recommends adding a Lot 4 to the east of the 

70’ dedicated road; 

 Provide a feasibility study or a preliminary road design for review by the Highway 

Department; 

 Obtain a waiver for the Street Tree requirement for W Woodyard Road or include the 

design and species on the plat; 

 Obtain a waiver for the Sidewalk requirement for W Woodyard Road or include the 

design on the plat; 

 Highway and Stormwater comments may still be outstanding. 

 

Development Plan Lot 2 Comments: 

 Staff still reviewing this Development Plan 

 Highway and Stormwater comments may still be outstanding. 

 

Development Plan Lot 3 Comments: 

 Staff still reviewing this Development Plan 

 Highway and Stormwater comments may still be outstanding. 
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