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Agenda 
Plan Commission Administrative Meeting 

5:30 p.m. – 7:00 p.m. 
Tuesday, August 2, 2022 

HYBRID  MEETING 
 

Please  take  notice  that  the  Monroe  County  Plan  Commission  will  hold  a hybrid Administrative 
Meeting (Work Session) on Tuesday, August 2, 2022 following the regular Plan Commission at 5:30 
PM in the Judge Nat U. Hill III Meeting Room, 100 West Kirkwood Avenue, Bloomington, Indiana or via 
Zoom (https://www.co.monroe.in.us/egov/apps/document/center.egov?view=item;id=10208). The work 
session agenda includes the following agenda items for the regularly scheduled Tuesday, August 16, 2022 
Plan Commission meeting. The public may attend however public comment may not be heard. For 
information about the Zoom meeting, you may call (812) 349-2560 or email 
(PlanningOffice@co.monroe.in.us) our office.   
 
ADMINISTRATIVE BUSINESS: None. 
 
UNFINISHED BUSINESS: 
1.  PUO-21-1   P & G Planned Unit Outline Plan to rezone property from PB to PUD 

One (1) 4.93 +/- parcel located in Section 29, Perry Township at 5100 W Victor 
Pike. Parcel number: 53-08-29-200-023.000-008.          PAGE 3 
Zoned PB. Contact: acrecelius@co.monroe.in.us  

 
NEW BUSSINESS: 
1. REZ-22-6  Ray Barn Renovation Historic Preservation (HP) Overlay Rezone  

Preliminary Hearing. Waiver of Final Hearing Requested.         PAGE 75 
One (1) 7.00 +/- acre parcel in Bloomington Township, Section 18 at  
4595 N Maple Grove Road. Owner: Ray, David William & Mary Lucinda  
Zoned RE1. Contact dmyers@co.monroe.in.us 

 
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 PLAN COMMISSION                  August 16 2022 
CASE NUMBER  PUO-21-1 
PLANNER Anne Crecelius 
PETITIONER P & G Associates LLC c/o Michael Carmin, Carmin Parker PC 
REQUEST  P & G Planned Unit Outline Plan 

Waiver of Final Hearing Requested 
ADDDRESS 5100 S Victor Pike 

Parcel #: 53-08-29-200-023.000-008 
ACRES 4.9 +/- 
ZONE PB 
TOWNSHIP Perry 
SECTION 29 
PLATS Unplatted 
COMP PLAN 
DESIGNATION 

MCUA Phase 1: Employment 
MCUA Phase 2: Southside Employment 

 
EXHIBITS 
1. Petitioner Outline Plan Statement (updated 7/13/21) 
2. Site Plan 
3. Illustration of Overnight Parking 
4. Planning Use Determination 
5. Letters of Remonstrance 
6. Letters of Support 
7. Support Petition (received 7/21/21) 
8. Query into properties zoned HI 
9. Query into properties within 2000’ of interstate 
10. Supplemental Petitioner’s Statement 
11. Rules for Overnight Truck Parking  
12. Truck Stop Small Updated Design Standards 
13. ATRI Compendium of Idling Regulations 
14. I-69 Corridor Study, pages 45-48 
15. Septic Permit 
16. Petitioner Letter Update July 13, 2022 
17. Staff Comparison between Proposed PUD Use and Conditional Use 
18. 2022 Letters of Remonstrance/Support 

 
RECOMMENDATION 
Staff recommends Negative Recommendation to the County Commissioners based on the findings of 
fact and subject to the Monroe County Highway Department & MS4 Coordinator reports. 
 
Should the Plan Commission give a positive recommendation, staff recommends the following 
conditions: 

1. Prohibit overnight truck parking from idling; 
2. Petitioner to propose a landscaping plan that includes screening to protect the viewshed of the 

adjacent historic property; 
3. Dedicate and convey open space per chapter 811. 
4. Entirety of parking lot to be paved per Ch. 806 standards and parking plan submission to be 

reviewed by the County Highway Engineer.  
5. Petitioner update the outline plan to ensure standards are consistent amongst all submissions and 

include all required design standards including setbacks, parking, and landscaping. 
 
PUBLIC HEARING TIMELINE 
PLAN REVIEW COMMITTEE - June 10, 2021  
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 Discussion included concerns regarding safety of drivers through Monroe County with limited 
resources for overnight parking, and concerns with nuisance fumes from truck idling. The 
illustration on Exhibit 3 illustrates nearby truck overnight parking locations. The petition site is 
currently the only location with overnight parking in Monroe County. There were further 
discussions around the lack of rest stops along I-69 when construction took place and that it is 
causing a lack of space for truck drivers to stop and rest overnight. 

HISTORIC PRESERVATION BOARD - June 21, 2021 
 Discussion included neighbor concerns (see concerns from PRC), and potential impact to the 

viewshed of the Stipp-Bender Farm. Stipp-Bender Farm has an application pending at the state 
for National Historic Register Nomination. 

PLAN COMMISSION Regular – July 20, 2021 (Preliminary Hearing)  
 Information requested regarding areas within the county that would meet the requirements of a 

Conditional Use Truck Stop/Travel Plaza. Spatial analysis into the potential locations show that 
there are limited existing locations suitable for a Truck Stop as defined under Chapter 813. See 
Exhibit 8 

PLAN COMMISSION Regular – (Final Hearing) 
 August 17, 2021 - Continued by Petitioner 

 September 21, 2021 - Continued by Petitioner 
o Planning has requested a copy of the septic permit from the petitioner’s representative – 

RECEIVED 
 December 21, 2021 – Continued by Petitioner 

o Last continuance allowed by the Petitioner per the Plan Commission Rules of Procedure 
 January 18, 2022 – Petitioner requested the Plan Commission to continue the petition – motioned 

and approved by a vote of 6-0. 
o June 7, 2022 Administrative meeting - Staff brought the item as an administrative item 

after six months. Plan Commission voted to hold the final hearing at the July 19, 2022 
regular meeting. 

 July 19, 2022 – Regular meeting canceled due to lack of quorum – petition scheduled for next 
regular session meeting on August 16, 2022 (some items scheduled for special meeting). 

 
SUMMARY  
The petition site is located at 5100 S Victor Pike, zoned Pre-Existing Business, in Perry Township, section 
29. It’s 4.9 +/- acres and is developed and operating as a Sunoco Gas Station. The petition site is accessed 
from S Victor Pike and is approximately 500’ from the intersection of S Victor Pike and S State Road 37. 
The petitioner is requesting a Planned Unit Development Outline Plan to create the “P & G PUD” which 
would permit the use of a petitioner-defined use of “Truck Stop – Small”. There are no zones within the 
ordinance that would allow for the combination off all of the proposed uses. The use of a convenience store 
and daytime truck parking is a legal use and is permitted to continue no matter the outcome of this PUD 
request. The current use of overnight truck parking is not a permitted use. 
 
If approved by the County Commissioners the outline plan will be adopted as a legal ordinance. Any 
design or use that is defined within the ordinance or states will follow Monroe County Zoning will be 
permitted under a development plan approval. Any change to the design or use within the document 
would require an amendment to the ordinance using this same process, with ultimate approval by County 
Commissioners. 
 
If this petition is withdrawn by the Petitioner or is denied by the County Commissioners, the site will be 
required to remove the non-conforming use of overnight truck parking and conform to the legal, pre-
existing non-conforming use of convenience store. 
 
BACKGROUND  
The petition site received a complaint regarding the exterior lighting in 2019, trucks idling and parking 
overnight, as well as an expansion of the existing parking on the site. The review of the site’s aerial 
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imagery showed that the gravel parking surrounding the property had expanded significantly with 
overnight truck parking. A Use Determination was issued by the Planning Director stating that the 
combination of uses could either by “Truck Stop/Travel Plaza” or “Trucking Terminal” under chapter 
802, both of which are not permitted in the Pre-Existing Business (PB) zoning district. The petitioner was 
unable to meet the conditions of either use, and therefore applied for a Planned Unit Development (PUD) 
to permit the uses on the property. 
 
The petitioner’s representative, Michael Carmin, states in Exhibit 1: 
 

“Petitioner seeks to rezone the property to Planned Unit Development to continue the existing uses 
of the property - gasoline station/convenience mart, but also seeks to add additional limited uses 
that have developed on the property over time ancillary to the gasoline station/convenience mart. 
The proposed Planned Unit Development zone creates a Truck Stop - Small use.  
 
Truck Stop - Small is consistent with Comprehensive Land Use Plan - Urbanizing Area. The plan 
identifies the parcel for employment uses. The Truck Stop - Small leverages use of existing 
infrastructure and primarily the principal road network system providing essential services and 
opportunities for highway travelers. The limited uses in Truck Stop - Small are a major step down 
in intensity of use otherwise allowed in the Truck Stop/Travel Plaza.  
 
The Truck Stop/Travel Plaza use, a conditional use under the zoning code, is more intense in uses 
and development than petitioner seeks. Petitioner crafted the term Truck Stop – Small because it 
represents the travel, vehicle uses adjacent to a principal arterial road, but less intense than the 
scope of uses permitted in Truck Stop/Travel Plaza. No existing zone allows the mix of uses and 
guaranteed limited scale of such uses as proposed in this PUD. No existing zone allows for the 
combination of uses as have developed and petitioner seeks to continue to use on the lot.” 

 
PROPOSED PLANNED UNIT OUTLINE DETAILS 
The following information is derived from the Petitioner’s statements in Exhibit 1,  
 
Existing Conditions: 

 The property is a single parcel of 4.93 acres. Approximately 30% of the lot surface is paved 
concrete; 25% of the lot surface is stone or gravel; 30% is green space; and about 22,000 square 
feet of structures (9,000 square foot existing convenience mart/gasoline station office building 
and covered canopies over fueling stations - 1,500 and 2,000 square feet). 

Future Development 
 The property is fully developed. No additional principal structures are anticipated. Small 

accessory structures may be added.  
 For example, petitioner anticipates adding electric vehicle charging stations. It is uncertain 

whether these charging stations may require a covering, such as a small canopy, over the charging 
stations for use during inclement weather.  

 Petitioner anticipates adding an outdoor seating area for patrons purchasing food in the 
convenience mart. The seating facility is best described as an open shelter house, roof covering 
only, with open sides on a part of the parking surface to allow placement of picnic tables or 
similar seating. The shelter would be located on already paved or stone surfaces and would not 
require the loss of green space. 

 A bicycle rack would be installed in close proximity to the shelter. The bicycle rack could be used 
by patrons for the convenience mart but also as a rest area for bicyclists utilizing the nearby trail 
system.  

 Signage.  
o An existing pole sign is located along the southwest property line and is estimated at 35 

feet. An existing ground sign is located in the southern part of the property with sign 
visibility from State Road 37. The monument sign is less than seven feet in height. The 
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existing pole sign and monument sign will be retained. 
Proposed Uses 
“Truck Stop – Small” - travel and vehicle uses adjacent to a principal arterial road which will include the 
following: 

 Convenience mart/food service.  
o Dine-in facilities for the restaurant shall not exceed 1,000 square feet. 

 Fuel Sales 
o The gasoline fueling service consists of three diesel fuel pumping islands under a covered 

canopy approximately 1,500 square feet. The gasoline fueling service uses four gasoline 
station pump islands under a 2,000 square foot covered canopy. 

 Restaurant (small).  
o The restaurant use would be developed within the existing building utilizing a part of the 

9,000 square feet presently used for product storage. The restaurant use would be located 
at the east end of the existing building. A drive-thru window would be placed in the north 
wall at the east end or in the east wall of the building. There is no time line decided for 
any remodeling to add a restaurant or the accessory residential use. 

o The restaurant use would be developed within the existing building utilizing a part of the 
9,000 square feet presently used for product storage. 

 Parking 
o Overnight/Transient Truck Parking 

 Will comprise 5% to 10% of the lot area located along the north property line on 
the west half of the property.  

o Seasonal Work Crew Parking 
 Limited seasonal work crew parking will be permitted in a designated area 

limited to ten parking spaces. The seasonal work crew recognizes the long 
established business practice for the utility companies to contract for utility 
easement maintenance to clear utility lines and trees and brush on a periodic 
basis. The crews are almost never from the local area and when under contract to 
provide the easement maintenance on local utility easements, the crews look for 
suitable areas to park vehicles and equipment overnight. This is static parking 
and not a sleeping or rest arrangement. There would be no occupancy of the 
trucks or equipment parked overnight.  

o Ride-Share Parking 
 Vehicle parking for carpooling and ride-sharing shall be permitted. Designated 

parking for ride-share use shall not exceed 20 spaces. Ride-share parking shall 
not exceed 12 hours. The ride share parking will use less than 2% of the lot and 
will be located along the south portion of the improved lot, an existing gravel 
parking area.  

o Electric Vehicle Charging Stations  
 Vehicle charging stations (electric vehicle) shall be located in a designated area 

minimizing traffic conflicts for truck parking, rideshare parking, and fueling 
stations. Charging stations do not require a canopy. 

 Accessory Uses 
o Residential 

 One 2-bedroom dwelling unit for employee/manager occupancy. The accessory 
use for a dwelling would be created through remodeling of the existing single 
story structure by interior remodeling to create an apartment or second story loft 
addition to the existing building. 

 The accessory use for a dwelling would be created through remodeling of the 
existing single story structure by interior remodeling to create an apartment or 
second story loft addition to the existing building. 

o Seasonal Sales 
 Seasonal sales shall be permitted on the open lot. Examples of seasonal sales 
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include farm produce sales, fireworks and pumpkins sales. Sales and display 
areas for seasonal sales shall not exceed 2,000 square feet. 

 
Infrastructure 

 The property operates with an existing septic permit. 
 The property is served with public water and electricity. 
 There are no sidewalks existing along Victor Pike and sidewalks will not be installed. 
 Storm water drainage.  

o The property is entirely surface drainage. The west and south two-thirds of the lot drains 
toward State Road 37 right-of-way. The grade fall from the northwest comer to the comer 
at the junction of Victor Pike and State Road 37 rights-of-way is 30 feet. The fall from 
the northwest comer to the southwest comer and along the southwest property line is 
eight feet. The State Road 37 right-of-way between the paved surface of the road and the 
property line is 75 feet in width and is an existing major drainage swale. The northeast 
one third of the lot drains through the green space to a small detention area in the 
northeast comer of the property. No new impervious surfaces will be added to the lot and 
the property will maintain the existing, historic storm water drainage. 

 
 
PUD REVIEW CONSIDERATIONS 
Section 811-6 (A) of the Monroe County Zoning Ordinance states: “The Plan Commission shall consider 
as many of the following as may be relevant to the specific proposal: 
 
(1) The extent to which the Planned Unit Development meets the purposes of the Zoning 

Ordinance, the Comprehensive Plan, and any other adopted planning objectives of the 
County.    

 Findings:  

 The existing and proposed development appears to be consistent with the Comprehensive Plan 
per the Employment zone; 

 The current use and potential expansion of the site would support Employment uses; 
o The MCUA Phase I plan designates the petition site as “Employment”; 

 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; 

o The MCUA Phase II plan designates that site as “South Side Employment; 
 This district includes lands with access to and high visibility from I-69/SR 37, and 

generally designated as the Employment land use type; 
 The current zoning is Pre-Existing Business; the PB zone was created in 1996 to for uses that 

existed but were not compatible with the 1996 zoning. This zone allows the business to continue 
operation but limits further “intensification” of the use; 

 The proposed use is not consistent with the “Truck Stop/Travel Plaza” Conditional Use under Ch. 
813 and therefore is a deviation from the Zoning Ordinance provisions; 

 Spatial analysis into the potential locations of truck stops has shown that there are limited existing 
locations suitable for a Conditional Use Truck Stop as defined under Chapter 813; 

 
(2) The extent to which the proposed plan meets the requirements, standards, and stated purpose 

of the Planned Unit Development regulations. 
 Findings:  

 There are no zones within the ordinance that would allow for the combination off all of the proposed 
uses; 

 The proposed plan is lacking design standards. For example, setbacks need to be provided for future 
development.  
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 The uses proposed use of a convenience mart is considered a legal use under the PB zoning. The 
use as a truck stop/plaza to allow overnight parking of trucks is illegal and began after 1998 but 
before 2003; 

 See Findings under section A, regarding use; 
 

(3) The extent to which the proposed plan departs from the zoning and subdivision regulations 
otherwise applicable to the subject property, including but not limited to, the density, 
dimension, bulk, use, required improvements, and construction and design standards and the 
reasons, which such departures are or are not deemed to be in the public interest. 
Findings:  

 See Findings under section A; 
 One of the purposes of the PUD, under Chapter 811, is to encourage a harmonious and 

appropriate mixture of uses; 
 There is not one zoning designation that covers the mix of uses requested by the petitioner; 

 
(4) The proposal will not be injurious to the public health, safety, and general welfare. 
 Findings:  

 See Findings (1), (2) and (8); 
 
(5) The physical design and the extent to which it makes adequate provision for public services, 

provides adequate control over vehicular traffic, provides for and protects common open 
space, and furthers the amenities of light, air, recreation and visual enjoyment. 

 Findings:  

 The petition site has access to water and electric, and currently uses a commercial grade septic 
system; 

 Future internal changes to the existing structure would require an approved Real Estate inspection 
permit or an upgraded commercial septic; 

 The Truck stop/travel plaza use would require a permanent right/left turn lane for access, which 
this site does not currently provide – the petitioner has not proposed any road improvements nor 
has the Highway Dept. requested a traffic study; 

 
(6) The relationship and compatibility of the proposal to the adjacent properties and 

neighborhoods, and whether the proposal would substantially interfere with the use of or 
diminish the value of adjacent properties and neighborhoods. 

 Findings:  

 The petitioner requests to “add additional limited uses that have developed on the property over 
time ancillary to the gasoline station/convenience mart”; 

 Adjacent properties are either residential or commercial in use; 
 The use as a convenience store with gasoline sales pre-dates 1997,; 

 
 
(7) The desirability of the proposal to the County’s physical development, tax base, and economic 

well-being. 
 Findings:  

 See Findings under Section 1; 
 
(8) The proposal will not cause undue traffic congestion and can be adequately served by existing 

or programmed public facilities and services. 
 Findings:  

 Access is derived from S Victor Pike which is designated as a Local Road in the Thoroughfare 
Plan; 

 S State Road 37, designated as a Freeway under the Thoroughfare Plan, is adjacent to the site is 
within approximately 500’ from the site’s existing driveway cut to the intersection of S Victor Pike 
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& S State Road 37; 
 The Monroe County Highway Engineer is not requiring a traffic study for the petition site; 
 All utilities are available to the petition site; 
 See findings under (d); 

 
(9) The proposal preserves significant ecological, natural, historical and architectural

 resources to the extent possible. 
 Findings:  

 Chapter 811 requires that a proposed PUD dedicate open space per the requirements of 811-3 (E); 
 Open space and the conveyance has not been specified by the petitioner’s representative; 
 There is no known karst on the property; 
 The drainage patterns are not expected to change as no new structures are currently proposed; 
 The site is 4.93 +/- acres in size; 
 A locally designated historic site is adjacent of the property to the south of S Victor Pike; 

 
LOCATION MAP  
The petition site is located in Perry Township, section 29, addressed as 5100 S Victor Pike. The parcel 
number is 53-08-29-200-023.000-008. The petition site has frontage on S Victor Pike and S State Road 
37.  

 
ZONING AND ADJACENT USES 
The petition site is zoned Pre-Existing Business (PB). Surrounding Right-of-Way are zoned 
Agricultural/Rural Reserve (AG/RR). Property to the north is zoned Estate Residential 1 (RE1), property 
to the southwest is zoned Light Industrial (LI), and property to the southeast are zoned Pre-Existing 
Business (PB), and PB and Historic Designated Overlay. 
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SITE CONDITIONS 
The petition site is developed and contains one main building and two fuel stations. Access is derived 
from S Victor Pike. The site has a pre-existing commercial septic. The site contains buildable area with 
steep slopes only present near existing drainage ditches. South Victor Pike is classified as a “Local Road” 
and S State Road 37 as “Production” per the 2016 Thoroughfare Plan. The Monroe County Highway 
Engineer has stated that a traffic study isn’t required for the petition site.  
 
The property is located within a “critical watershed”, called “West Fork Clear Creek/Clear Creek”. The 
Monroe County MS4 Coordinator has no comments on the petition..  
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SITE PICTURES 

 
Figure 1.  Pictometry photo from April 2020, looking north. 
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Figure 2. Looking west along S Victor Pike. 

 
Figure 3. Looking north west. 
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Figure 4: Looking southwest at the back of the convenience store. 

 
Figure 5: Looking west at the current truck parking area. 
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Figure 6. Looking south at one of two canopies. 

 
Figure 7. Entrance of convenience store and two of two canopies.  

 
COMPREHENSIVE PLAN DISCUSSION – PHASE I 
The petition site is located in the Employment districts on the Monroe County Urbanizing Area Plan 
portion of the Monroe County Comprehensive Plan. Points that align with the proposed PUD outline plan 
are highlighted in green. Points that differ from the MCUA districts are highlighted in grey. 
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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 
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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 employment uses in the land Use Plan are located outside of current sewer service areas, 
most notably the area between Clear Creek and SR 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 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. 
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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. 
 
COMPREHENSIVE PLAN DISCUSSION – PHASE II 
South Side Employment 
This district includes lands with access to and high visibility from I-69/SR 37, and generally designated as 
the Employment land use type in the Urbanizing Area Plan. Currently, this area is largely undeveloped, 
with some existing office and industrial development and rural residential uses. Additional employment-
oriented development should preserve landscape character and be sensitively buffered from nearby 
residential districts, and benefit from Tax Increment Finance district opportunities. 

 
Existing Planned Unit Developments 
In general, it is the intent of this zoning framework to eliminate the need to establish new Planned Unit 
Developments by creating an expedited, consistent and predictable set of zoning requirements and 
approval procedures. However, existing planned developments represent a significant investment by 
property owners in establishing specific development plans and standards for their properties in 
conformance with pre-existing development approval procedures. All planned developments in effect 
prior to the creation of new zoning districts and standards should continue to be considered in effect, 
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similar to an overlay zone. Opportunities to eliminate the planned unit development overlay will also be 
accommodated and should be encouraged. PUDs with expired outline plans or without development plans 
may be reviewed and rezoned entirely, subject to recommendations of this zoning framework. 
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July 13, 2021 

Momoe County Plan Commission 
501 N. Morton Street, Suite 224 
Bloomington, IN 4 7 404 

RE: PUD Petition - Amended 

Q 
CARMIN PARKER 

116 West 61
h Street, Suite 200 

P.O. Box 2639 
Bloomington, Indiana 47402-2639 

TEL: 812.332.6556 
FAX: 812.331.4511 

michael@carminparker.com 

P & G Associates petitions for a rezoning of its property located at 5100 S. Victor Pike, 
Bloomington, Indiana consisting of 4.93 acres. The property is zoned Pre-existing Business. 
The property has long been the site of a gasoline station/convenience mart. 

The property is located at the intersection of Victor Pike and State Road 37 which is a signalized 
intersection. 

Petitioner seeks to rezone the property to Planned Unit Development to continue the existing 
uses of the property- gasoline station/convenience mart, but also seeks to add additional limited 
uses that have developed on the property over time ancillary to the gasoline station/convenience 
mart. The proposed Planned Unit Development zone creates a Truck Stop - Small use. 

Truck Stop- Small is consistent with Comprehensive Land Use Plan- Urbanizing Area. The 
plan identifies the parcel for employment uses. The Truck Stop - Small leverages use of existing 
infrastructure and primarily the principal road network system providing essential services and 
opportunities for highway travelers. The limited uses in Truck Stop - Small are a major step 
down in intensity of use otherwise allowed in the Truck Stop/Travel Plaza. Petitioners proposed 
uses in this PUD barely resemble the extensive and intense uses identified in the Truck 
Stop/Travel Plaza conditional use described in the zoning ordinance. 

The Truck Stop/Travel Plaza use, a conditional use under the zoning code, is more intense in 
uses and development than petitioner seeks. Petitioner crafted the term Truck Stop - Small 
because it represents the travel, vehicle uses adjacent to a principal arterial road, but less intense 
than the scope of uses permitted in Truck Stop/Travel Plaza. No existing zone allows the mix of 
uses and guaranteed limited scale of such uses as proposed in this PUD. No existing zone allows 
for the combination of uses as have developed and petitioner seeks to continue to use on the lot. 

Development. The property is fully developed. No additional principal structures are 
anticipated. Small accessory structures may be added. For example, petitioner anticipates 
adding electric vehicle charging stations. It is uncertain whether these charging stations may 
require a covering, such as a small canopy, over the charging stations for use during inclement 
weather. Petitioner anticipates adding an outdoor seating area for patrons purchasing food in the 
convenience mart. The seating facility is best described as an open shelter house, roof covering 

Q_ Committed to Client. Committed to Community. 

EXHIBIT 1: Petitioner Outline Plan Statement (updated 7/13/21)
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July 13, 2021 
Page 2 

only, with open sides on a part of the parking surface to allow placement of picnic tables or 
similar seating. A bicycle rack would be installed in close proximity to the shelter. The bicycle 
rack could be used by patrons for the convenience mart but also as a rest area for bicyclists 
utilizing the nearby trail system. The shelter would be located on already paved or stone 
surfaces and would not require the loss of green space. The property is a single parcel of 4.93 
acres. Approximately 30% of the lot surface is paved concrete; 25% of the lot surface is stone or 
gravel; 30% is green space; and about 22,000 square feet of structures (9,000 square foot existing 
convenience mart/gasoline station office building and covered canopies over fueling stations -
1,500 and 2,000 square feet). 

Parking: Overnight transient truck parking will comprise 5% to 10% of the lot area located 
along the north property line on the west half of the property. The ride share parking will use 
less than 2% of the lot and will be located along the south portion of the improved lot, an 
existing gravel parking area. In addition to transient truck parking, limited seasonal work crew 
parking will be permitted in a designated area limited to ten parking spaces. The seasonal work 
crew recognizes the long established business practice for the utility companies to contract for 
utility easement maintenance to clear utility lines and trees and brush on a periodic basis. The 
crews are almost never from the local area and when under contract to provide the easement 
maintenance on local utility easements, the crews look for suitable areas to park vehicles and 
equipment overnight. This is static parking and not a sleeping or rest arrangement. There would 
be no occupancy of the trucks or equipment parked overnight. Easy access to State Road 3 7 is 
an important consideration when identifying a parking area. 

The accessory use for a dwelling would be created through remodeling of the existing single 
story structure by interior remodeling to create an apartment or second story loft addition to the 
existing building. 

The restaurant use would be developed within the existing building utilizing a part of the 9,000 
square feet presently used for product storage. 

Ownership. The single parcel is under single ownership. No subdivision of the lot is planned 
and the project will remain under single ownership. All open spaces on the lot will remain as 
part of the single parcel under single ownership and maintained by the lot owner. 

Existing building. The existing single story structure is approximately 9,000 square feet block 
wall development with a pitched roof. The maximum height of the building is estimated at 22 
feet subject to possible second story addition for a residence. The gasoline fueling service 
consists of three diesel fuel pumping islands under a covered canopy approximately 1,500 square 
feet. The gasoline fueling service uses four gasoline station pump islands under a 2,000 square 
foot covered canopy. 

Signage. An existing pole sign is located along the southwest property line and is estimated at 
35 feet. An existing ground sign is located in the southern part of the property with sign 

Q. Committed to Client. Committed to Community. 
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July 13, 2021 
Page 3 

visibility from State Road 37. The monument sign is less than seven feet in height. The existing 
pole sign and monument sign will be retained. 

Facilities. The property operates with an existing septic permit. 

The property is served with public water and electricity. 

There are no sidewalks existing along Victor Pike and sidewalks will not be installed. 

Storm water drainage. The property is entirely surface drainage. The west and south two-thirds 
of the lot drains toward State Road 37 right-of-way. The grade fall from the northwest comer to 
the comer at the junction of Victor Pike and State Road 37 rights-of-way is 30 feet. The fall 
from the northwest comer to the southwest comer and along the southwest property line is eight 
feet. The State Road 37 right-of-way between the paved surface of the road and the property line 
is 75 feet in width and is an existing major drainage swale. The northeast one third of the lot 
drains through the green space to a small detention area in the northeast comer of the property. 
No new impervious surfaces will be added to the lot and the property will maintain the existing, 
historic storm water drainage. 

Transient truck parking is an essential community need. There are few, if any, readily 
identifiable truck stops or places suitable for freight truck hauling for driver rest stops along the 
I-69 corridor or on the South State Road 37 corridor. Truck travel on the corridors makes use of 
available spaces on berms, shoulders, ramps and other areas. Transient truck parking has 
frequently made use of petitioner's property often without consent. Drivers identified the 
petitioner's gasoline station as an available place to stop and park, apparently believing there 
would be no harm. The tendency for truck parking developed over an extended period of time 
and was accepted by petitioner without thought that the truck parking was not permitted. When 
the issues surfaced that petitioner would need to apply for the PUD to legitimize the transient 
truck parking, petitioner has attempted to regulate the parking during the pendency of this 
petition. The petitioner has limited the parking and has begun posting rules and attempted to 
regulate the parking practice but has stopped short of physically barring the truck parking while 
this petition is pending. If the zoning petition is not approved petitioner acknowledges that he is 
required to take all steps reasonably available to prohibit transient truck parking on his property. 
However, the demand for transient truck parking continues and truck drivers remain dependent 
upon locations such as petitioner's property for rest stop parking in a safe environment. 
Petitioner seeks to formalize the transient truck parking as a permitted use through this PUD 
petition. 

Petitioner has added signage limiting truck parking. Designated areas on the lot will be clearly 
identified. Petitioner is creating a system for truck drivers to check in at the office/cashier 
station in the building at the time of parking. Rules will be devised and copies posted and 
provided to drivers when they check in at the office or cashier station to report parking. Those 
rules will clearly prohibit truck engine idling. Enforcement of the truck engine idling becomes 
petitioner's responsibility but it will necessarily include prohibiting additional or future parking 

Q. Committed to Client. Committed to Community. 
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by offending drivers. The property has numerous cameras, including cameras in the vicinity of 
the designated truck parking area. 

Environmental Regulations. The gasoline service station component of petitioner's use is 
regulated under applicable environmental regulations, including Indiana Department of 
Environmental Management. Spillage reports are mandatory. Petitioner maintains absorbent 
materials on site in the event of any leakage or spillage. In-ground tanks are double hulled with 
alarms. The tanks and petitioner's facilities are subject to periodic inspections. Recently a 
checklist of items for inspection was extensively expanded by IDEM. Petitioner has been 
compliant with prior inspections. As a result of the most recent expanded inspection system, 
petitioner is required to make certain modifications which should be completed by the time this 
petition is heard. Compliance with IDEM regulations will remain an ongoing requirement 
regardless of the decision on this petition. 

Petitioner submits it creates a false image to compare petitioner's proposed PUD uses to the 
truck stop/travel plaza conditional use. It is more appropriate to view petitioner's proposed PUD 
use as a gasoline station/convenience mart plus limited truck parking. Adding transient truck 
parking to the historic use of the property limited to a defined parking area and available parking 
spaces, under reasonably controlled conditions, provides an invaluable service to truck drivers. 

Respectfully 7~mitted , 

·~i ekr.Jf (J ~ 
Michael L. Carmin 

MLC/nem 
427557v.3 

Q. Committed to Client. Committed to Community. 
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EXHIBIT 2: Site Plan 
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EXHIBIT 3: Illustration of Overnight Parking  
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EXHIBIT 4: Planning Use Determination 
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June 24, 2021 
To: Monroe County Plan Commission 

From: Patty & Dave Busch 
1250 W. Church Lane,  
Bloomington, IN, 47403 

RE:  PUO-21-1 P&G Planned Unit Outline Plan 

As residents of the neighborhood for over 22 years, we often enjoy the shopping convenience of the gas 
station/convenience store/deli located at 5100 S. Victor Pike. Having heard that this property is up for a potential 
change in business focus, we want to make the following comments: 

We are in Opposition to PUO-21-1 (Truck Stop-Small) for the following reasons: 

• We DO NOT support adding a new use for extended time parking or overnight parking of over the road tractor-
trailer rigs.

o The tractors usually keep their diesel engines running to power the heater or air conditioner while the
driver is sleeping/resting in the cab. This diesel exhaust is a noxious emission and is a proven carcinogen.
This is a potential health and safety issue to the neighborhood.
 The US Environmental Protection Agency (EPA) classifies diesel exhaust as “likely to be

carcinogenic to humans”.i

 The National Institute for Occupational Safety and Health (NIOSH) has determined that diesel
exhaust is a “potential occupational carcinogen”.ii

 The International Agency for Research on Cancer (IARC), a part of the World Health Organization
classifies diesel engine exhaust as “carcinogenic to humans”.iii

 The National Toxicology Program (NTP) has classified exposure to diesel exhaust particulates as
“reasonably anticipated to be a human carcinogen”.iv

 “Scientists find evidence of link between diesel engine exhaust, risk of Parkinson’s.” v

o The trailers often contain temperature sensitive cargo; necessitating an additional heating/cooling unit
(Auxiliary Power Unit, or APU) to be running via diesel power, contributing to additional diesel exhaust.

o Tractor-trailer rigs often haul hazardous cargo. A leak from a parked truck carrying hazardous liquid
could create an environmental and public safety hazard to the neighborhood. Concentrating 20 rigs in
close proximity increases this threat hazard.

o Enforcement of a “no idling policy” will be very difficult due to the limited on-site staff at the business
and the reluctance of drivers to shut off their rigs during rest periods. Signage alone would be an
ineffective deterrent.

We do support the (as currently permitted) use of the business as a “Gas Station/Convenience Store/Deli and for the 
continued use of the parking lot for commuters to park cars and pickup trucks. 

Respectfully Submitted, 

Patty & Dave Busch 

EXHIBIT 5: Letters of Remonstrance (three) 

29



i Environmental Protection Agency. Integrated Risk Information System: Diesel engine exhaust (CASRN N.A.) 2012. Accessed at  
https://cfpub.epa.gov/ncea/iris/iris_documents/documents/subst/0642_summary.pdf 

ii National Institute for Occupational Safety and Health (NIOSH). Current intelligence Bulletin 50: Carcinogenic Effects of Exposure to 
Diesel Exhaust. 1988. Accessed at www.cdc.gov/niosh/docs/88-116 

iii International Agency for Research on Cancer. IARC Monographs on the Evaluation of Carcinogenic Risks to Humans. Vol 105: Diesel 
and Gasoline Engine Exhausts and Some Nitroaranes. 2013. Accessed at https://pubmed.ncbi.nlm.nih.gov/22946126/ 

iv National Toxicology Program. Report on Carcinogens, Thirteenth Edition. 2014. Research Triangle Park, NC: U.S. Department of 
Health and Human Services, Public Health Service. Accessed at  
https://ntp.niehs.nih.gov/ntp/newhomeroc/other_background/dieselexhaust_508.pdf 

v “Scientists find evidence of link between diesel exhaust, risk of Parkinson’s.” Caroline Seydel/May 19, 2020. newsroom.ucla.edu 
https://newsroom.ucla.edu/releases/scientists-link-diesel-exhaust-parkinsons-disease 
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Anne Crecelius

From: Guy Loftman <guy@loftmanlaw.com>
Sent: Monday, June 28, 2021 5:05 PM
To: Anne Crecelius; Larry Wilson; Dave Busch; Erika Morris; Guy Loftman
Subject: Deny PUO-21-1, 5100 S. Victor Pike truck stop

Dear Plan Commissioners, 

Pre-existing commercial uses are designed to accommodate in-place businesses that are inconsistent with new zoning 
requirements.  They make sense.  Our family has lived at 4835 S. Victor Pike since 1974.  We’re downhill from the gas 
station and convenience store at 5100 S. Victor Pike.  We’ve used it for the 30 years it’s been there.  It is an asset to our 
neighborhood.  We support its continuation “as is”.   

However, we oppose the proposed expansion of the permitted use to a truck stop, as sought in PUO-21-1.  We don’t 
need more traffic on Victor Pike.  We don’t need more diesel exhaust from idling trucks near the little town of Clear 
Creek.  (Our home is on the same large country block as the Clear Creek Post Office.)  We don’t need more toilet 
flushes discharged through a septic system so near to the West Fork of Clear Creek.  (Health Department records show 
that this septic system was permitted in 1990.)  

At the June 22 virtual neighborhood meeting organized by attorney Mike Carmin he stated that Petitioner does not 
charge any fee for overnight or driver-break parking.  It is just a courtesy to truckers.  It doesn’t create an income 
flow.  There is no reason shown to believe that enforcement of the current overnight parking prohibition would 
meaningfully affect the station’s viability.   

A good governmental policy is that violations of privileges should not be rewarded by increasing those 
privileges.  Petitioner’s disregard of existing restrictions is no justification for abandoning them.   

It is unfortunate that state and federal authorities provided no rest stops in the hundred miles of I-69 between Evansville 
and Bloomington.  But Petersburg, Washington and Crane are more appropriate stopping places than Victor Pike.  I 
assume that Walmart, Sam’s Club and Rural King provide ample near-by parking opportunities for truckers.  Overnight 
truck parking on Victor Pike would be a bad solution to a problem better addressed at other locations.   

Please vote “no” on PUO-21-1. 

Thank you for your service on the Plan Commission. 

Guy Loftman 
Connie Loftman 
Sam Cusack 
Eve Loftman Cusack 
4835 S. Victor Pike 
Bloomington, IN 47403 

--  
Guy Loftman 
4835 S. Victor Pike 
Bloomington, IN  47403 
(812) 679-8445  
Guy Loftman is a retired attorney, and is no longer practicing law 
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June 28, 2021 

Monroe County Plan Commission, 

We are writing to express concerns related to the proposed PUD (PUO-21-1) for the Shell gas station 

located at 5100 S. Victor Pike.  We live across the street from the gas station, and are one of several 

residential properties directly impacted by noise from diesel engines idling overnight in the parking lot.   

Before we bought our property in 2017, we made numerous trips to our future property in the late 

evening hours.  One of our initial concerns was how loud the gas station might be in the overnight 

hours.  In our trips, we never noticed any substantial noise issues.  At that time, there were trucks 

parking overnight, but they were either unattended or parked around behind the station, far enough 

away they could not be heard.   Prior to purchasing our home, we also looked into surrounding zoning to 

determine what could happen in the future with the completion of Interstate 69.  We were not aware at 

this time overnight parking/idling was not permitted at the gas station.  Only during another rezone 

request did we learn overnight parking/idling was not allowed. 

It is also important for us to share we rarely hear any highway noise from State Road 37 in our home.  

The idling of the trucks is the right frequency that it vibrates the house and can be readily heard inside.   

To further worsen the impact of the parking and idling, during the summer of 2019, a large amount of fill 

was brought in and leveled out at the northeast corner of the property. This area of the property is 

across the street from several homes (including us) and adjacent to one.  From this point on, neighbors 

have been subjected to idling trucks throughout the overnight hours.   

Once enforcement was opened in the spring of 2020 (as a result of a complaint filed through the 

Monroe County Planning Department) lighting and tree removal concerns were addressed.  The mature 

evergreen trees that had been removed were replaced with small trees that lose their leaves every 

winter, which meet county zoning requirements but does little to provide a buffer between gas pump 

canopy lights and the surrounding properties.  Additionally, as a result of the enforcement, a sign was 

installed stating “no overnight parking without a permit” despite no overnight parking being permitted. 

In an attempt to remedy the overnight parking at the northeast corner of the property, traffic cones and 

railroad timbers were placed in this area to block access.  This area (which was formerly green space) is 

now being utilized for commuter parking during the day.  These restrictions do not stop the trucks from 

parking and idling in the northeast parking area.   

At the beginning of the enforcement, this area remained free of idling trucks and the nighttime hours 

were once again quiet.  However, in recent months, it has become increasingly common for the cones to 

be moved at some point throughout the night to allow trucks to once again park adjacent to homes.  

Signs and cones give the appearance of compliance, but do nothing to help with a sleepless night when 

neighbors are listening to the sound of diesel engine or refrigerated truck idling. Since enforcement was 

started the overnight truck parking has never stopped and overnight parking is commonly in excess of 

20 trucks. From county planning we were initially told the enforcement issue was closed but it is now 

being communicated that enforcement is still open.  We are struggling to understand how enforcement 

opened in the spring of 2020 can still be open over a year later, with it also taking a year to file a PUD. 

The petitioner has several requests in the proposal, but the allowance of overnight parking is our major 

area of concern, along with the ability to enforce the related zoning ordinances.  Every public meeting 
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we have attended has had a common theme, and that is enforcement of the regulations surrounding 

the overnight parking proposal will be challenging, if not impossible.  If the current zoning for no 

overnight parking is unable to be enforced by the county or the business, how will it be possible to 

enforce the proposed limited number of parking spots, reduction in hours for no overnight 

parking/idling and ensure greater distance between residential properties and parking? Currently, trucks 

are parking in any available flat space on the property they can find, even if that means moving cones or 

backing into grassy areas.  It has been stated the business owners are unable to enforce the no 

overnight parking due to lack of staffing.  Allowing this overnight parking and creating the PUD will only 

further perpetuate enforcement issues that surrounding property owners are forced to endure. 

In reviewing the Monroe County Truck Stop/Truck Plaza Ordinance, this proposal seems to be missing 

many of the carefully thought out requirements (e.g. proper buffering and landscaping) that the 

ordinance included to help protect surrounding neighborhoods.  The petitioner’s representative shared 

that a landscaping buffer would be placed along Victor Pike where the 2019 parking lot expansion took 

place.  We fail to see how this will be enough to alleviate the problem given the parking lot is at a higher 

elevation than Victor Pike and overhead power lines are present.  Any trees planted to act as a buffer 

will simply be cut by the utility company given a utility easement runs through that portion of the 

property. 

In closure, we support the currently permitted uses of the gas station.  However, with the proximity to a 

residential area combined with ongoing enforcement issues, this simply is not the place to allow for 

overnight parking.   

 

Geoff & Erika Morris 

5075 S. Victor Pike 
Bloomington, IN 47403 
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Steve’s Roofing & Sheet Metal 

5108 South Commercial Street 

Bloomington, IN 47403 

812-824-3006 
7/14/2021 

To: Monroe County Planning 

Re: P&G Associates, LLC request for PUD 

We would like to extend our support to P&G Associates for their request of a PUD at the 5100 S Victor Pike 

location. We have been business neighbors with them for over 20 years and have never had any issues with 

the way they run their business. We own a business on the west side of highway 37 and we own rental homes 

at 4998, 4976, 4995 and 4990 S Victor Pike. We have never received any complaints from our tenants 

regarding the gas station.  

We attended the public meeting to learn what they were asking for in the PUD. All their requests seem 

reasonable. I also feel that allowing trucks to overnight in their back parking lot is essential for our local 

trucking industry. 

Thank you for taking our support of their PUD into consideration. We appreciate the work you do for Monroe 

County! 

Best regards- 

George & Betty Schermer 

Owners Steve’s Roofing & Sheet Metal 

EXHIBIT 6: Letters of Support
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Anne Crecelius

From: Hunter Henderson <hdh19942013@gmail.com>
Sent: Tuesday, July 20, 2021 9:39 AM
To: Anne Crecelius
Subject: Shell Fuel Station

Follow Up Flag: Follow up
Flag Status: Completed

To whom it may concern, 

My name is Hunter Henderson. I’ve worked at Sternbergs International on Dillman Road for short of 5 years now.  
Rosie and Pilo have always been kind to me and all patrons of their establishment. This has been a frequent place of my 
business over the last several years and has always been a sanitary and clean environment.  

Even during the difficult time of COVID they implemented and did their part in enforcing and complying with Monroe 
county, state, and federal requirements and guidelines.    

Closing their station because of the complaints of those who willingly, and knowingly purchased residential property 
near multiple commercial properties is beyond adult, or rational thinking or behavior. This will only set a precedent that 
those who are unhappy of neighboring businesses need only cause a big enough of a concern and our local authority 
and government will simply revoke their privileges of operating a business where they have for years. 

This station has been operating more years than I have been alive. To close it now after all this time would be a great 
financial mistake for this area and create hazardous traffic in town. Closing a truck stop outside of the city limits of 
Bloomington as I-69 continues to increase our traffic daily would be foolish. It would drastically increase heavy truck 
traffic in town and at fuel stations not adequately sized for the traffic this station sees.  

I greatly implore for the Monroe Co board NOT to close or implement any further restrictions upon the Shell Fuel 
station. I ask that this ruling be based on fact based, rational thought and decision making qualities, and not emotional 
pleas from adults who made a decision and now regret it and are attempting to force their will upon others.  

I would love to answer or give any statements in person if need be. 

Thank you,  
Hunter D. Henderson 
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Page 2 

only, with open sides on a part of the parking surface to allow placement of picnic tables or 
similar seating. A bicycle rack would be installed in close proximity to the shelter. The bicycle 
rack could be used by patrons for the convenience mart but also as a rest area for bicyclists 
utilizing the nearby trail system. The shelter would be located on already paved or stone 
surfaces and would not require the loss of green space. The property is a single parcel of 4.93 
acres. Approximately 30% of the lot surface is paved concrete; 25% of the lot surface is stone or 
gravel; 30% is green space; and about 22,000 square feet of structures (9,000 square foot existing 
convenience mart/gasoline station office building and covered canopies over fueling stations -
1,500 and 2,000 square feet). 

Parking: Overnight transient truck parking will comprise 5% to 10% of the lot area located 
along the north property line on the west half of the property. The ride share parking will use 
less than 2% of the lot and will be located along the south portion of the improved lot, an 
existing gravel parking area. In addition to transient truck parking, limited seasonal work crew 
parking will be permitted in a designated area limited to ten parking spaces. The seasonal work 
crew recognizes the long established business practice for the utility companies to contract for 
utility easement maintenance to clear utility lines and trees and brush on a periodic basis. The 
crews are almost never from the local area and when under contract to provide the easement 
maintenance on local utility easements, the crews look for suitable areas to park vehicles and 
equipment overnight. This is static parking and not a sleeping or rest arrangement. There would 
be no occupancy of the trucks or equipment parked overnight. Easy access to State Road 3 7 is 
an important consideration when identifying a parking area. 

The accessory use for a dwelling would be created through remodeling of the existing single 
story structure by interior remodeling to create an apartment or second story loft addition to the 
existing building. 

The restaurant use would be developed within the existing building utilizing a part of the 9,000 
square feet presently used for product storage. 

Ownership. The single parcel is under single ownership. No subdivision of the lot is planned 
and the project will remain under single ownership. All open spaces on the lot will remain as 
part of the single parcel under single ownership and maintained by the lot owner. 

Existing building. The existing single story structure is approximately 9,000 square feet block 
wall development with a pitched roof. The maximum height of the building is estimated at 22 
feet subject to possible second story addition for a residence. The gasoline fueling service 
consists of three diesel fuel pumping islands under a covered canopy approximately 1,500 square 
feet. The gasoline fueling service uses four gasoline station pump islands under a 2,000 square 
foot covered canopy. 

Signage. An existing pole sign is located along the southwest property line and is estimated at 
35 feet. An existing ground sign is located in the southern part of the property with sign 

Q. Committed to Client. Committed to Community. 
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Anne Crecelius

From: Trohn Enright-Randolph
Sent: Friday, August 6, 2021 8:51 AM
To: Anne Crecelius
Subject: FW: 5100 S Victor Pike

FYI –  
 
Trohn Enright-Randolph 
 

From: Tina Rogers [mailto:tinaclookey@yahoo.com]  
Sent: Tuesday, July 20, 2021 3:55 PM 
To: Trohn Enright-Randolph <tenright@co.monroe.in.us> 
Subject: 5100 S Victor Pike 
 
Good Afternoon, 
 I am reaching out to you today as one of your supporters. I would like to discuss the on going discussion of this property, i would 
first like to speak to the family that owns and operates this business. This amazing family has become just that, family. They have 
watched my children grow up and genuinely care for their customers and know many by first name. They even know what 
customers are friends with other customers. It really is just a unique situation.  They make an effort and that is COMPLETELY lost 
in customer service today.  It also makes this store unique. Unique because there is a certain amount of safety that comes with 
knowing your customers. Many of us would feel compelled to help the other if there ever was a problem.  That being said, I, a 48 
year old woman frequently run to their store for many reasons, at every hour of the day. I have sent my 19 year old daughter to 
their store at all different hours. I leave my car on and unlocked, for my dog who always loves to ride along, I go in and do not 
worry about it. It is more than safe.  I attribute part of that to the fact that there are trucks parked out back and that alone deters 
crime. This is the store so many of us run to when we ran out of the milk we need for that recipe, someone needs stomach 
medicine and it's 3 am, for coffee when you forgot it (that alone should be a reason for their business, that has saved some lives.), 
for the kids breakfast on the way to school. Healthy options and their amazing chicken fingers, for the day you just need chicken 
fingers. They provide a service to many that is more than needed. I hear the issues lie within the vehicles being parked on their 
land, you really need to look at the fact that they house Townsend and Asphlund at times. These are often emergency 
management for our county and surrounding county. This keeps them close, this keeps us moving and our community 
running.  They allow them to park there and to purchase fuel on credit if emergency services are required and fuel is needed. 
They do not have to do that but they do that to serve our community. Please lets not let a woman who purchased a home where 
an establish business has been for years, make the rules. I see this as being held hostage by someone who wants to make her 
own rules. I fear the city sewer treatment facility will be next. Then the race track, she may even be unhappy with Rails to Trails. It 
seems an easy adjustment or two and let this business continue to be a place everyone feels safe and  welcomed.  
 
I am attaching a petition to give you an idea how supported this business is by your constituents. I truly hope you hear us all when 
we tell you what we want. This was only 6 whole days of signatures supporting the business being allowed to operate in all the 
currently provided capacities.  
 
I appreciate your time and look forward to hearing from you. I will be present this evening.  
 
 
Sent from Yahoo Mail for iPhone 
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PETITION

To lhe honoroble members of the commlsslon of Monroe counly of lndiono
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EXHIBIT 7: Support Petition (received 7/21/21)
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EXHIBIT 8: Query into properties zoned HI

Staff reviewed areas that would meet the conditions of the "Truck Stop/Travel Plaza" requirements. The 
three requirements used were: 1) zoned HI, 2) greater than 10 acres, and 3) within 2,000 feet of a Major 
Collector. Staff also included whether a property was developed or not. 
A review of the rezone petitions that requested the HI zoning from 1997 to current are as follows:
     - 9 total requests: 4 denied, 2 withdrawn, 3 approved.
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Exhibit 9: Query into properties within 2000’ of interstate 

Spatial query into parcels that meet the following criteria, with no filtering by zoning: 

813-10 (C) 11 Truck Stop/Travel Plaza (c): The parcel on which the truck stop/travel plaza is located 
must be within 2,000 feet of the centerline of the nearest interstate highway exit/entry ramp. 

There are 1585 tax parcels located within 2,000’ of the 8 exit/entry I-69 ramps within Monroe County. A 
broad categorization of development shows that:  

MCZO Tax Parcels w/in 2,000' of I-69 Ramps 
Agricultural 18 
Developed Commercial 108 
Mine/Quarry 3 
Residential 760 
STATE or RDWY 314 
Vacant 186 
Grand Total 1389 

Of the parcels listed as VACANT (and excluding STATE or RDWY), the acreages are shown as follows: 

Class = VACANT 
Acreage Count Percent 
Under 1 74 40% 
1 to 3 42 23% 
3 to 5 10 5% 
5 to 10 26 14% 
10+ 11 6% 
20+ 23 12% 
Grand Total 186 100% 

Visual review of the vacant parcels that exceed 10 acres in size show that the class of “vacant” may be in 
error, as they appear to be agricultural farm land.  
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August 9,2021

Monroe County Plan Commission
501 N. Morton Street, Rm224
Bloomington,IN 47404

RE P & G Associates PUD Petition - PUO-21-1
Property: 5100 S. Victor Pike

SUPPLEMENTAL PETITIONER'S STATEMENT

Petitioner supplements the PUD Petition with additional information and a commitment
concerning the use of development of the Real Estate. Petitioner also clarifies proposed uses on
the Real Estate.

:.j .i

Attached are a series of aerial photographs of the property at 5100 S. Victor Pike. The apparent
year of each photograph is noted. Photographs are merely a daytime snapshot in time. The
photographs demonstrate that truck parking and vehicle and equipment parking on the Real

Estate has been in existence generally in its present configuration since 1998. Statements are

enclosed by prior owners of the Real Estate (Beverly Terry and Bill Thomas) that describe the
use of the property starting with the original truck stop development by Alan and Beverly Terry
in 1988. Truck driver overnight parking for sleep periods has been a consistent use of the Real
Estate since 1988. Vehicle and equipment parking have also been consistent uses of the Real

Estate. The view shed from the farm on the south side of Victor Pike is largely unchanged,

although there are mors trees now on the Real Estate than in prior years.

Truck engine idling has been a matter of concem. Petitioner has developed a set of rules
pertaining to the driver rest period/sleeping parking. Rules and registration are enclosed.
Petitioner is creating a policy for parking lot monitoring to enforce the no engine idling.
Petitioner has been in contact with and will contract with a heavy wrecker towing service that
will do parking lot patrol. If driver parking violates the engine idling prohibition the driver will
be awakened or whatever is necessary to get the engine idling stopped. The driver breaching the
rule will be identified and records maintained. Parking is a privilege and not an entitlement and

Petitioner will have the means to enforce the rules by suspending driving privileges and baning
an offending driver from future parking if necessary. The parking lot patrol will be conducted by
the heavy wrecker service so truck towing is a possibility for repeat violators and those who
continue to park if privileges are suspended.

Engine idling is on the wane nationally. A number of states and communities have imposed
prohibitions on engine idling. Enclosed is a compendium of various laws and regulations
prohibiting engine idling. Indiana does not regulate engine idling at this time. Regardless, the
trucking industry has evolved. Newer trucks used for long-haul trucking where driver rest

Exhibit 10: Supplemental Petitioner's Statement

48



August 10,2021
Page2

periods and sleeping is an issue are equipped with an auxiliary power unit. Petitioner spoke with
a truck driver parking at the petition site. The driver advised that it was about 2010 when the
newer truck cabs started being equipped with the auxiliary power units. His truck has the power
unit which keeps him from idling the engine. He also reported that his truck is not equipped in
any maruler allowing him to hook onto an electrified parking station (EPS). He said it was not
an either/or, but it was his understanding that the newer trucks, in the last ten plus years, are
equipped with a power unit but it is not also equipped to connect to an EPS.

Online materials researching the auxiliary power unit (APU) discusses the auxiliary units are
either electric or diesel fueled motors on the power unit. The truck driver explained the use of
the APU. His explanation is consistent with materials generally available online under any
search engine. The APU operates the heating and air conditioning. The APU is charged during
truck operation. If the demand on the APU during overnight is heavy enough it will exhaust the
stored power. The APU will turn on either the diesel motor or the electric motor to operate the
heat and air conditioning until the truck is again in operation and the APU is recharged. The

" 'truck dri'vpr reported that sales materials on the APU asserts that the diesel fuel consumption for
the small motor on the APU utilizes a tenth of a gallon of fuel per hour. He acknowledged that
in his experience the motors are not quite that efficient and it is bit more but less than a quarter of
a gallon per hour during the time the APU is operated. He also stated that the diesel truck
engine, when idling, consumes a gallon of fuel per hour. The truck driver also reported that the
small motor on the APU can be heard, but only at a short distance from the truck. He described
the diesel powered APU as relatively quiet and not detectible more than a short distance from the
truck.

The truck driver also expressed his concern that the overnight parking continue on the Real
Estate. He was asked about alternative sites, such as the local big box stores (Rural King and
Sam's Club) with large parking lots. He was aware of those but did not want to park at those
sites. He noted there was no specific authorization for parking. There is no parking lot control.
He emphasizedthe safety and convenience of parking at Petitioner's Real Estate, including
access to food and fuel and immediate access to the state highway system. He strongly
encouraged petitioner to keep the truck parking use on the property.

Very truly yours,

Michael L. Carmin

MLC/nem

e Committed to Client. Committed to Community
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SUNMART 

Rules for Overnight Truck Parking 

• All drivers must check in at the cashier's station immediately upon parking 
• Truck parking in designated spaces only 
• Overnight parking not to exceed 10 hours 
• No engine idling while parked 
• No grills or other fire sources are allowed to be used on the Sunmart property 
• No littering; trash bins are provided for disposal of all trash 
• No persons authorized to be in the truck cab or to sleep in the truck cab except authorized 

truck drivers and authorized passengers 

Overnight truck parking shall be in conformance with these Rules for Overnight Truck Parking. 

A copy of the rules is furnished to each driver at check-in. Violations of these Rules may result 
in suspension of parking privileges, vehicle towing or other sanctions. 

Drivers acknowledge that strict adherence to the Rules is an essential condition for authorized 
parking. The Rules are intended to minimize external impacts of truck parking use and 
unreasonable disturbance of neighboring properties. 

430079 

Exhibit 10: Rules for Overnight Truck Parking
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SUNMART

Truck Registration

Date

DriverName

Driver Signature

Vehicle license number

Vehicle description (for example; color of cab, business name printed on cab or truck, truck

manufacturer - sufficient description to identifr a parked truck)

Acknowledge Receipt of Rules for Overnight Truck Parking

(driver signature)

430080
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Exhibit A
Amended

Truck Stop- Small

Uses and Design Standards.

l. Permitted Uses. Gasoline/fuel sales; electric vehicle charging station; convenience mart;
transient overnight truck parking (driver occupied); vehicle and equipment parking
(unoccupied); ride-share parking; restaurant (small). Accessory uses: A single
residential dwelling use; seasonal sales; outdoor seating/rest shelter (eating, pedestrian
and bicyclist rest area).

2. Lot size. The minimal parcel area and road frontage should be not less than 4 acres and
not larger than 6 acres with not less than 200 feet of direct road frontage on a principal
arterial road. The adjacent collector road intersection shall require a dedicated left turn
and./or right turn lane(s). Alternative access may include a secondary collector road at an
improved principal arterial road intersection. A signalized intersection with dedicated
turn lanes constitutes an improved intersection.

3. Location. The Truck Stop - Small parcel must be located within 200 feet of the
centerline ofa principal arterial road or adjacent to a secondary collector road connecting
to a principal anerial intersection. Driveway entrance on an adjacent secondary collector
road shall be located not further than 500 feet from the principal arterial road intersection.

4. Fueling stations. Fueling areas for automobiles and fueling areas for trucks must be

separated. Pump island canopies may not exceed 22 feet in height.

5. Vehicle charging stations. Vehicle charging stations (electric vehicle) shall be located in
a designated area minimizing traffic conflicts.

6. Prohibited uses. Vehicle repair and servicing are not permitted uses. Sales of vehicle
fluids are permitted (examples: oil, engine coolant, washer fluid) and consumer
installation of vehicle fluids is permitted.

7. Ovemieht parking.

a. Transient overnight truck parking shall not exceed a l0 hour period. Transient
overnight truck parking may include driver rest periods in vehicles with
truclc/tractor cabins designed for rest periods. Designated parking for transient
overnight truck parking shall not exceed 20 parking spaces. Engine idling for
parked trucks is prohibited.

b. Large truck/equipment parking permitted. Sleeping is not permitted. Parking for
unoccupied vehicles and equipment limited to twenty (20) designated spaces.

Exhibit 12: Truck Stop Small Updated Design Standards
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8. Ride-share. Vehicle parking for carpooling and ride-sharing shall be permitted.
Designated parking for ride-share use shall not exceed 20 spaces. Ride-share parking
shall not exceed 12 hours.

9. Convenience mart/food service. Dine-in seating for the restaurant shall not exceed 1,000
square feet.

10. Lot surfaces. Driveway and associated lot areas for fueling stations, charging stations,
restaurant parking and convenience mart parking shall be paved. Ride-share parking,
transient overnight truck parking, and associated driveway areas may be stone or gravel
surfaced.

11. Landscaping. At least 25o/o of the lot shall be dedicated to permanent green space. A
minimum of eight (8) trees shall be required in the areas in close proximity to road
frontages.

12. Signage. One pole sign shall be permitted. Signage may include canopies, building
exterior and monument signs. Signage in addition to a pole sign shall not exceed an
aggregate of 600 square feet. The area of both sides of a monument sign shall be included
in the aggregate permitted signage. Informational and instructional signage (e.g., parking
designation, parking rules, and traffic control signage) shall be permitted in addition to
regulated signage.

13. Lightine standards. On-site lighting shall be sized and directed to provide minimal light
spillage onto adjacent properties. All outdoor lighting shall be shielded so that light
emitted by the fixtures project below the horizontal plane of the lowest point of the
fixture. Low pressure sodium lamps or other dark sky friendly lighting alternatives shall
be utilized wherever feasible for any light not fully shielded. Pole signs and monument
signs may be backlit. Lighting shall not exceed one candle power at a property line.

14. Alcohol sales. Alcohol sales for onsite consumption are not permitted.

15. Accessory Uses.

a. Seasonal sales shall be permitted on the open lot. Examples of seasonal sales
include farm produce sales, firewood, fireworks and pumpkins sales. Sales and
display areas for seasonal sales shall not exceed 2,000 square feet.

b. Residential. One 2-bedroom dwelling unit for employee/owner occupancy

c. Outdoor seating/shelter. Not to exceed 400 square feet. Bike racks must be
installed adjacent to the shelter.

4297 I 0
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Exemptions

-Traffic conditions or mechanical
difficulties

-Ensure safety or health of
driver/passengers

-Auxiliary equipment
-Conform to manufacturer's
specifications

-Maintenance
-Queuing to access military
installations

-Traffic conditions or mechanical
difficulties

- Conform to manufacturer's
specifications

-Repair
-Emergency vehicles
-Using auxiliary
equipmenVpower takeoff

-Power during sleep or resting
beyond 25 miles of truck stop
with available electrified
equipment

-Vehicle inspections

-Power takeoff

-To perform needed work
-Traffic conditions
-Natural gas or electric vehicles

- Traffic control/conditions
-Vehicle inspections
-Service or repair
-To perform work functions
-Prevent safety or health
emergency

- Recharge hybrid batteries
-Operate equipment which runs
intermittently

-Em vehicles

-Less than 8,000 lbs. GVWR
- Traffic cond itions/controls
-Prevent a safety or health
emergency

-Emergency or law enforcement
purposes

-Service or repair
- Government inspection
- Power takeoffs involving cargo
or work functions

- Resting in a sleeper berth
- Mechanical d ifficulties
-Queuing
- ldle reduction technologies

Gompendium of ldling Regulations
The information in this table is for reference purposes only
and should not be relied upon for regulatory compliance.
This information may contain errors and omissions and is
subject to change. Actual state, county, or city codes should
be referenced for specific requirements. Links to the various
regulations can be found on the website edition of this
compendium.
TruckinqResearch.orq Updated: March 2020

Statq County or City
ldling Limit and Fines

Exemptions

Arizona, Maricopa Gounty

5 minutes w/ fines of $100
- $300

-Traffic or adverse weather
conditions

-Emergency or law
enforcement purposes

-Power takeoff involving cargo
or work function

- Conform to manufacturer's
specifications

- Maintenance or diagnostics
- Hou rs-of-Service com pliance

California

5 minutes w/ fines of $300 -

$10,000

- Traffic cond itions/controls
-Queuing beyond 100'of
residential

-Adverse weather conditions or
mechanical d ifficulties

-Vehicle inspections
-Service or repair
-Power takeoff involving cargo
or work function

-Prevent safety or health
emergency

-Emergency vehicles
-Certified Clean ldle labels

Colorado, Aspen

5 minutes within any 60-
minute period w/ fines up
to $1,000

-Safety reasons
-To achieve an engine
temperature of 120"F and an
air pressure of 100lbs/in2

Colorado, Denver

5 minutes in any 60-
minute period w/ fines up
to $1,000 (No limit if <20"F
for previous 24-hour period
or less than 10'F)

- Emergency vehicles
-Traffic conditions
-Being serviced
-Auxiliary equipment

Golorado, Vail

20 minutes w/ fines up to
$1,000 (No idling if left
unattended when in
Lionshead or commercial
core except for
refrigeration vehicles)

-None

Sfafe, County or City
ldling Limit and Flnes

3 minutes w/ fines up to
$5,000 (No limit if <20"F)

Gonnecticut

3 minutes w/ fines of $50-
$500 (15 min. if 32'F to -
10'F; No limit if <-10'F)

Delaware

District of Columbia

3 minutes W fines of $500
minimum (5 min. if <32"F)

Georgia, Atlanta

15 minutes w/ fines of
$500 (25 min. if <32'F)

ldaho, Ketchum

3 minutes in any 60-
minute period w/ fines of
$25

lllinois:
Qj!!e: Aux Sable, Goose
Lake, Oswego
Gounties: Gook,
DuPage, Lake, Kane,
McHenry, Will, Madison,
St. Claire,
Monroe

10 minutes within any 60-
minute period w/ fines of
$90 - $500 (30 min. if
waiting to weigh, load or
unload freight; No limit if
<32"F or >80'F)

Exhibit 13: ATRI Compendium of Idling Regulations
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Exemptions

- Emergency vehicles
- Power auxiliary equipment
-Service or repair or
government inspection

-Traffic conditions
- ldle reduction technologies
- Mechanical difficulties
- Exhaust filter regeneration

- Traffic control/conditions
- Prevent safety or health
emergency

- Emergency vehicles
- Mechanical difficulties
-To perform work functions
- Government inspections
-Service or repair

- Traffic control / conditions
-Safety or health reasons
-State or federal inspections
- Mechanical difficulties
- Emergency vehicles
-Heat or A/C sleeper berth
during rest periods

-Service or repair
-To perform work functions
-Auxiliary power units

-Traffic conditions
- Prevent safety or health
emergency

-Emergency or law enforcement
purposes

-Maintenance or repair
-State or federal inspections
- Power work-related operations
-Sleeper berth A/C or heat
during rest or sleep periods

-A/C or heat while waiting to
load/unload

- Mechanical difficulties if receipt
of repair is submitted w/in 30
days

-Traffic conditions or
mechanical difficulties

-Heating, cooling, or auxiliary
equipment

- Conform to manufacturer's
specifications

-Accomplish intended use

-Being serviced
-Delivery for which power is
needed & alternatives
unavailable

-Associate power needed with
no alternatives

Sfatg County or City
ldling Limit and Fines

lllinois, Ghicago

3 minutes in any 60-
minute period w/ fines of
$250 (No limit if <32oF or
>80oF)

lllinois, Evanston

5 minutes in any 60-
minute period w/ fines of
$150

Kansas, Johnson and
Wyandotte Counties

5 minutes in any 60-
minute period w/ fines up
to $10,000 (30 min. while
waiting to load or unload)

Maine

5 minutes in any 60-
minute period w/ fines of
$25 - $500
(15 min. if 0o - 32oF;
No limit if < OoF)

Maryland

5 minutes w/ fines up to
$500

Massachusetts

5 minutes w/ fines of up to
$500

Exemptions

- Traffic conditions/controls
- Prevent safety or health

emergency
Cab comfort while waiting for
assistance
Emergency purposes
Power auxiliary work equipment
A/C or heat during rest or sleep
periods beyond 25 miles of truck
stop electrification/shore power
Maintenance, servicing,
repairing, or diagnostic

- Conform to manufacturers
specifications

-Traffic conditions
- Power auxiliary equipment
- Emergency vehicles
-Motionless tor >2 hours & <25oF
-State inspections
- Hybrid vehicle recharging
- Electric, hydrogen or natural gas
powered vehicles

- Traff ic cond itions/controls
-To prevent a safety or health
emergency

-Emergency purposes
- Maintenance or diagnostics
-Vehicle inspection
- Power auxiliary equipment
- Occupied armored vehicles
-A/C or heat during sleep or rest
period or waiting to load/unload

- Mechanical difficulties

-None

- Emergency vehicles
- Power for auxiliary purposes
-Traffic or adverse weather
conditions

-Repair or diagnostics
-Engaged in the delivery of
goods

- Traffic cond itions/controls
- Prevent safety/health
emergency

-Emergency purposes
- Maintenance/repair
-State or federal inspections
- Power work-related operations
- During government-mandated
rest periods

- Mechanical d ifficulties
-Auxiliary power units

For more information about ATRI,
visit TruckinqResearch.orq

Sfafg County or City
ldling Limit and Frnes

Michigan, Ann Arbor

5 consecutive minutes in
any 60-minute period or
when unoccupied w/
minimum fines of $100
(No limit if <32oF or >85oF
& no temperature-
controlled area accessible)

Michigan, Detroit

5 consecutive minutes in
any 60-minute period w/
fines of warning to $500

Minnesota, Minneapolis

5 minutes in any 60-
minute period wi fines up
to $700

Minnesota, Owatonna

15 minutes each 5 hours
in residential areas d
fines up to $1,000

Missouri, St. Louis

5 minutes in any 60-
minute period w/ fines up
to $100
(10 min. if <32oF)

Missouri, Clay, Franklin,
Jackson, Jefferson,
Platte, St. Charles, St.
Louis Counties

5 minutes in any 60-
minute period w/ fines
TBD (30 min. when waiting
to load/unload)
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Exemptions

-Variance has been issued
- Emergency vehicles
-Repair or maintain other
vehicles

-Traffic congestion
-Maintenance at repair facility
-Emission contained & treated
per commission

-To perform specific task

-Traffic conditions
-Emergency vehicles
-Power takeoff or heaVcool
passengers

-Maintenance or diagnostics
-Defrost windshield

-Traffic conditions
- Mechanical operations
-Waiting or being inspected
-Performing emergency
services

-Being repaired or serviced
-Auxiliary power unit, bunk
heaters, etc.

-Sleeper berth with 2O07 or
newer engine or diesel
particulate filter

-Traffic conditions
-Auxiliary power or
maintenance

- Emergency vehicles
-Within mines or quarries
-State lnspections
- Recharging hybrid electric
vehicles

-Farm vehicles
-Electric vehicles

-Emergency vehicles
-Operate loading, unloading, or
processing device

- Prevent safety or health
emergency

- Traffic cond itions/controls
- Emergency vehicles
-Service or repair
-Vehicle safety inspection
- Power auxiliary equipment
-Sleeping or resting in a
sleeper berth

- Mechanical difficulties
- ldle reduction technologies

State, County or City
Idling Limit and Fines

Nevada

15 minutes w/ fines up to
$2,000

New Hampshire

5 minutes w/ fines TBD
(15 min. if 32'to -10"F; No
limit if <-10'F)

New Jersey

3 minutes W fines of $250
to $1,000 (15 min. if
stopped for 3 hrs. & <25oF)

New York

5 minutes w/ fines of $375
minimum (No limit if
stopped for )2 hrs. & <25oF)

New York:
Cities of New York,
Larchmont Village,
Mamaroneck Village

Counties of Rockland &
Westchester

3 minutes W fines up to
$1,000 (1-minute if adjacent
to a public school)

Ohio, Cleveland & Maple
Heights

5 minutes in any 60-
minute period w/ fines of
$150 (10 min. at loading
docks/areas or if <32oF or
>850F)

Exemptions

(Same exemptions as Cleveland
& Maple Heights, plus)

-Queuing

- ldle reduction technology
- Cargo temperature control
- Traff ic cond itions/controls
- Mechanical d ifficulties
- Manufacturers specifications
-Safety regulations
-Emergency purposes
- Maintenance/repairs
- Exhaust filter regeneration
-State or federal inspections
- Power work-related functions
- For AJC or heat during
resVsleep periods or
loading/unloading if <50o F or
>750F

-Traffic conditions
- Prevent safety or health
emergencies

- Comply with manufacturer's
specifications

-Emergency or law enforcement
purposes

- Maintenance or repair
- Government or security
inspections

- Power work-related operations
- Mechanical difficulties
-Certified Clean ldle label

-None

-Traffic conditions
-Queuing
-Cooldown/warm up per
manufacturer's
recommendations

- Sleeping/resting in truck
-Safety inspections
- Ensure safe operations
-Emergency vehicles
-Power accessory or service
equipment

-Repair or diagnostics

For more information about ATRI,
visit TruckinqResearch.orq

Sfafq County or City
ldling Limit and Fines

Ohio, South Euclid

0 minutes w/ fines of $50 -
$150 (20 min./hr if loadingi
unloading; No limit if <32oF
or >85oF)

5 minutes in any 60-
minute period w/ fines up
to $180 (30 minutes while
waiting to or during
load/unload)

Oregon

5 minutes in any 60-
minute period w/ fines of
$150 - $300 (15 min. if
weighing, loading or
unloading)

Pennsylvania

Pennsylvania,
Philadelphia

2 minutes or 0 minutes
for layovers w/ fines of
$300 (5 min. if <32"F;20
min. if <20"F)

Pennsylvania, Alleghany
Gounty

5 minutes w/ fines of a
warning to $500 (20 min. if
<40'F or >75'F)
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Sfafg County or City
ldling Limit and Fines

Rhode lsland

5 minutes in any 60-
minute period w/ fines up
to $500 (15 min. if 0o - 32oF;
No limit if <OoF)

South Garolina

10 minutes in any 60-
minute period w/ fines of
$zs

Texas:
Gities of Arlington, Austin,
Bastrop, Benbrook, Gedar
Hill, Gelina, Colleyville,
Dallas, Duncanville, Elgin,
Euless, Fort Worth,
Georgetown, Granbury,
Houston, Hurst, Hutto,
Keene, Lake Worth,
Lancaster, Little Elm,
Lockhart, Luling, Mabank,
McKinney, Mesquite,
<NEW> Nixon, North
Richland Hills, Pecan Hill,
Richardson, Round Rock,
Rowlett, San Antonio, San
Marcos, University Park,
Venus, Westlake

Gounties of Bastrop, Bexar,
Caldwell, Gollin, Dallas,
Hays, Kaufman, Tarrant,
Travis, Williamson

5 minutes w/ fines vary by
jurisdiction

Utah, Park City, Sandy Gity,
Summit Gounty

I minute w/ 3 warnings and
fines thereafter

Exemptions

-Traffic conditions
-Ensure health or safety of
driver/passengers

- Power work-related operations
-Service or repair
-State or federal inspections
-Emergency or law enforcement
purposes

-Auxiliary power uniVgenerator
set

-Traffic conditions
- Prevent safety or health
emergency

- Emergency or law enforcement
purposes

-Service or repair
-State or federal inspections
- Power work-related operations
-Sleeper berth a/c or heat during
(a) rest or sleep periods; (b)
<40o F or >80 oF; or (c) at rest
areas, terminals, truck stops, or
legal parking locations >500'
from homes or schools

-While waiting to load/unload

- 14,000 lbs GVW or less
- Certified Clean ldle label
- Traffic conditions
- Emergency or law enforcement
- To perform needed work
- Maintenance or diagnostics
- Defrost windshield
- Owners of rented/leased

vehicles
- Hours-of-Service compliance

beyond 2 miles of an available
external heat or a/c connection

- Traffic controls
- Power auxiliary equipment

including refrigeration units
- Manufactu rers' specifications
- For health or safety reasons
- Clear windshields
- Maintenance, diagnostics or

inspection
Emergency vehicles

Sfafq County or City
ldling Limit and Fines

Utah, Logan, Salt Lake
Gity & Salt Lake Gounty

2 minutes w/ 3 warnings
and fines thereafter

5 minutes in any 60-
minute period w/ fines of
$10 - $100

Vermont

Vermont, Burlington

3 minutes w/ fines up to
$10,000

10 minutes for diesel
vehicles in commercial
or residential urban
areas w/ fines up to
$25,000

Virginia

15 minutes in any 60-
minute period W fines of
$150 - $300

West Virginia

5 consecutive minutes w/
fines of $25 - $200 (No limit
if <20" F or >90' F)

Wisconsin,
Madison

Exemptions

(Varies by jurisdiction)

-Public safety or emergency
purposes

-Traffic conditions or control
-Health or safety of occupant
- Operate safety equipment
- Power work-related operations
-Air-conditioning or heating a
sleeper berth in modelyear
2017 or older vehicle

- Maintenance or diagnostics
-State or federal inspections

- ldle reduction technologies

-Refrigeration units
-Repairs
-To perform work functions
-Health or safety of driver or
passengers

-Auxiliary power

- Traffic cond itions/controls
-Prevent safety or health
emergency or in accordance w/
safety regulations

-Emergency vehicles
-Maintenance, seryice or repair
-Federal or state inspections
- Power auxiliary equipment
-Security inspections
- Mechanical d ifficulties
-Sleeping or resting in a sleeper
berth if <40o or >75o F & legally
parked

-Sampling, weighing, loading or
unloading

-Waiting for a police escort for a
permitted load

-Certified Clean ldle label
-Powered by clean diesel or
biodieselfuels

-Prevent safety or health
emergency

-Testing, service, repair or
diagnostic

- Power auxiliary equipment
including refrigeration units

- Traffic cond itions/controls

For more information about ATRI,
visit TruckinqResearch.orq
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Bloomington Area:  Fullerton Pike to Victor Pike

Area Includes:  

Tapp Road to SR 37 Interchange

Impacted Roads:  

Fullerton Pike, That Road, East Lane, Rockport Road, Big Sky Lane.

Development Intent

Development of the east side of SR 37 in this portion of the corridor is encouraged by current land use policies.  

West of SR 37, development of the medical park with Monroe County Hospital will continue to be encouraged 

within established infrastructure boundaries while further residential development is to be low density where 

there are no sanitary sewers – but may be at a higher density in areas where sanitary sewers are installed.  

Should I-69 develop, it is recommended that missing segments of roadways be completed in the area, and that 

at least Fullerton Pike and Vernal Pike maintain access to SR 37/I-69. 

Existing Conditions and Development Patt erns

The corporate limits of Bloomington meander along SR 37 in this area, resulting in portions of the corridor being 

in Morgan County’s jurisdiction with others being within the City of Bloomington.    Development varies in intensity 

throughout the area (See: Fullerton Pike to Victor Pike Map on page 46).  East of SR 37 and west of Clear Creek, there 

are former quarry areas and other land available for more intense use.  South of this area also east of SR 37 is 

a mix of residential areas.  There is also signifi cant existing residential development east of Clear Creek largely 

out of the corridor.  

West of SR 37 between Rockport Road and Fullerton Pike is the Monroe County Hospital.  It is anticipated that 

development of the hospital will not extend further west or south than That Road.  West of the hospital, there is 

signifi cant undeveloped acreage.  This area includes Leonard Springs Park.

Further south, areas bounded by SR 37 to the south, Rockport Road to the west and Victor Pike to the east are 

currently experiencing medium density residential development.  The City of Bloomington is planning to extend 

sewers into this area.  

A signifi cant portion of this area of the corridor is currently regulated by the County’s Business Industrial Overlay 

(BIO).  The BIO was intended to guide development of employment sites within this region, but has seen little 

success.  

EXHIBIT 14: I-69 Corridor Study, pages 45-48
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Corridor Plan - Bloomington Area
Fullerton Pike to Victor Pike
Monroe County SR 37 Corridor
November 2009
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Keynotes: (Not all keynotes shown on plan)
1. Recommend Agricultural /  Open Space Land Use. 
2. Recommend Agricultural /  Open Space Land Use within all

f loodplains. 

3. Recommend INDOT upgrade of Simpson Chapel Road within 
f rontage road system. 

4. Recommend Short T erm Agricultural /  Low Density Residential / 

Long Term Residential Land Use. 
5. Future Greenway. 

6. City of Bloomington Bus iness Park. 

7. Maple Grove R oad Rural Historic Dis trict. Developm ent restricted
by district  regulations. 

8. Recommend Agricultural Land Use to serve as  buffer between 

State Road 37 and Maple Grove Road Rural H is toric District. 
9. Recommend Bayles R oad upgrade as part  of  INDOT project to

connect City of  Bloomington Business Park. 

10. Recommend Residential Subdivision Land Use. 
11. Recommend Low Density Residential Land Use (on septic

systems)

12. Recommend no Land Use changes . Overlay requirements still 
apply.

13. Recommend new road and railroad grade separation to connect 

Indus trial Road to Gates Drive.
14. Potential future greenway along exist ing railroad. Maintain grade 

separation. 

15. Potential road extension. City of Bloomington Jurisdiction. 
16. Recommend INDOT construct a new road to connect T app Road 

with State Road 45. 

17. Future County Road. 
18. Recommend collector-dis tributor roads serving 2

nd
 Street, Tapp

Road & F ullerton Pike. 

19. Recommend INDOT realign Rockport Road to make Grade
Separation more effec tive. 

20. Frontage road to be developed as part of P.U.D. Development 

21. Recommend INDOT construct road and bridge along Fullerton 
Pike alignment, between Rockport Road and Gordan Pike, to 

make interchange more ef fective. 

22. Indus trial Land Use to rem ain. 

23. Existing Wastewater T reatment Facility. 
24. Existing Mineral Extract ion Land Use to remain withi n the short 

term. Recommend Agricultural Land Use for the long term. 

25. Morgan – Monroe State Forest 
26. Recommend Grade Separation at  Vernal Pike and roadway

connector between Vernal Pike and 17
th

 Street. 
27. Recommend that connector road tie directly to SR 45/445 and not

to any other intersecting roadways on either side of  I-69 to limit 

development. 
28. Recommend Evans Road extens ion to connec t Rockport  Road to

Victor Pike.

29. Existing northbound lane of State Road 37 expected to be future

I-69 frontage road this area.
30.  Recommend Fullerton Pike improvements from State R oad 37 to 

State Road 45. 
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I-69 Impact Summary

I-69 is proposed to follow the existing route of SR 37 until a point just north of Victor Pike.  At this point, an 

interchange is proposed and I-69 is planned to route to the southwest following a new terrain route.  It is proposed 

that the interstate be three lanes in each direction north of this SR 37 interchange and two lanes in each direction 

south of this point.

If I-69 is developed, Fullerton Pike and SR 37 are proposed to be developed as interchanges, while Rockport 

Road is proposed as a grade separation.  That Road would be interrupted by the interstate due to its proximity to 

Rockport Road with a cul-de-sac on the west and frontage road to Rockport Road on the east.  This disruption is 

of great concern because of the number of county residents in this area needing access to this corridor.

Should I-69 be developed with an interchange at Fullerton Pike, the interchange will need to connect to the 

residential areas east of Clear Creek for the interchange to be effective.  Currently, Fullerton Pike stops at 

Rockport Road and does not cross Clear Creek.  It is recommended that INDOT improve Fullerton Pike to the 

east by connecting the interchange to Gordon Road.  Without this roadway extension, Fullerton Pike will only 

serve a limited residential area in the northwest quadrant of the proposed interchange and rural homes in the 

area.  West of SR 37, both the county and Bloomington MPO have recommended an upgrade of Fullerton Pike/

Leonard Springs Road from SR 37 to SR 45.  The combination of improvements to Fullerton Pike east and west 

of SR 37 will allow the corridor to become more effective at accommodating east-west traffi c on the south side 

of Bloomington.

The construction of I-69 would cause similar connectivity issues at Rockport Road.  This route is proposed to have 

an interchange if I-69 is built.  For a Rockport Road grade separation to provide suffi cient connectivity, it will need 

to be tied to residential areas northeast of the area closer to the Bloomington corporate limits.  However, there is 

a segment of Rockport Road that needs to be constructed north of Clear Creek in order for this connection to be 

made.  It is recommended that INDOT construct this segment as part of the I-69 system.

INDOT is also considering a SR 45/Tapp Road/Fullerton Pike split interchange design as well (reference May 

2007 Preliminary Alternatives Analysis and Screening for Tier 2, Section 5 ).  That design would utilize a collector 

distributor road system to allow traffi c to fl ow to and from any of the three roadways.  Monroe County prefers the 

split interchange confi guration for this area since it maintains connectivity to SR 45, Tapp road and Fullerton Pike. 

An interchange is also proposed at SR 37 that will connect SR 37 and I-69.  The most important issue to the 

county is that Victor Pike remains open with full signalized access to SR 37.  There are several options  for the 

interchange currently under consideration by INDOT, many of which would be acceptable to the county if I-69 is 

constructed – as long as they include access to Victor Pike.

Future Land Use:

East of SR 37 In the vicinity of Rockport Road and Fullerton Pike, development is anticipated between SR 37 and 

Clear Creek - and shall proceed according to current land use policies.  
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Monroe County Corridor Plan • 2010 

West of SR 37 in this area, business development shall proceed per current land use policies.  West of That Road 

there is no plan to extend sanitary sewers to the area.  Therefore, this area is recommended only for low density 

residential development.

The area west of SR 37 between Rockport Road and Victor Pike is currently experiencing residential development.  

However, since the new terrain I-69 route is within this space, development shall not occur within the interstate 

setbacks recommended by this plan (1,000 feet where there is a wooded buffer or 2,000 feet where there is not 

a wooded buffer). 

Several portions of this area between SR 37 and Rockport Road are currently planned for employment uses, 

and are part of the Business and Industrial Overlay.  However, little business/industrial development has occurred 

in this area with the exception of one limited area at Victor Pike.  The predominant land use currently existing is 

residential.  It is recommended that the County re-evaluate the Business and Industrial Overlay and encourage 

only residential in this area.  

Business and industrial areas already developed along the portion of the corridor will be encouraged to remain and 

expand within properties previously built upon.  Except in developments already approved as business/industrial, 

no new business/industrial uses shall be approved in this area.   Existing commercial/industrial businesses will 

be encouraged to remain.  Businesses will be allowed to expand within previously developed parcels as needed 

to remain viable.  However, the intensity of the use will not be allowed to increase beyond current condition and 

the businesses will not be permitted to expand onto adjacent properties.

A key development concern in areas west of SR 37 is that all roads in this area ultimately access either Rockport 

Road or Victor Pike.  Accordingly, development in this area will result in signifi cant increase in traffi c on those two 

roadways.  Therefore, development in this area should be monitored and limited until such time as the streets 

are upgraded to accommodate the development.  And for that same reason, it is vital to keep Victor Pike open 

to the interstate corridor.

In this location and throughout the SR 37/I-69 corridor, the County defi nitively will not permit truck stops/fueling 

stations to be developed.  As an intersection of SR 37 and I-69, this location might be considered for such a 

facility.  Because of the character and intensity of existing residential and business developments, the County 

has reviewed this issue and specifi cally recommends that truck stops/fueling facilities not be developed at this 

location.  The zoning ordinance will need to be amended to include this land use restriction.

Throughout this corridor, there are a number of historic limestone walls along roads and within properties.  For 

this reason, rural portions of this area may be appropriate as a historic district.   While not an immediate goal, any 

development within this area must include consideration of its impacts on this area as a possible historic district.

Throughout the SR 37 corridor, there are numerous limestone quarries – both active and inactive.  The 

architectural grade Salem Limestone of the Bloomington area is a unique and world renowned resource.  This 

plan supports the current policy of protecting all known deposits for mining use, regardless of whether they are 

actively mined, previously mined, or have the potential to be mined.  
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EXHIBIT 15: Septic Permit
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CanMIN Pnn<rn

116 West 6th Street, Suite 200
P.O. Box 2639

Bloomington, lndiana 47 402-2639
TEL: 812.332.6556
FItX:812.331 .4511

michael@carminparker.com

IuIy 13,2022

Monroe County Planning Commission
c/o Anne Crecelius
501 N. Morton, Room224
Bloomington, IN 46404

RE: P&GAssociates,LLC
Petition #PAO-21-1,
Our File No.: 24933-1

Dear Jackie:

P & G Associates,LLC, petitioner on the zoningpetition PUO-21-1 will request that the petition
be continued to the August 16,2022 plan commission meeting.

The petition had been continued generally and was not scheduled for further consideration.
However, the petition was put back on the agenda to be heard at the July plan commission
meeting, not at petitioner's request. Petitioner is still involved in litigation on related matters and
had anticipated continuing with the litigation. Nevertheless, since the plan commission appears
to prefer that we bring closure to the zoningpetition, petitioner will proceed on the zoning
petition.

Petitioner had anticipated a restatement of the entire petition to collect into a single petition
statement some updates and changes to specific details on the petition and site plan issues. The
basic issue of the rezoning does not change but there are details to be captured and updated. In
addition, petitioner had anticipated and has now issued invitations to l9 surrounding property
owners to a neighborhood meeting to present the updated petition. That neighborhood meeting
cannot be conducted prior to July 19th. The notice letter for the invitation for the neighborhood
meeting has the meeting scheduled for August 2nd.

P & G Associates will request at the July lgth plan commission meeting that PUO-21-1 be
continued to August 16th.

Respectfully submitted,

Mi L.
MLC/gdm

436986 /24933-I

e Committed to Client. Committed to Community

EXHIBIT 16: Petitioner Letter Update July 13, 2022
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EXHIBIT 18: STAFF COMPARISON BETWEEN PROPOSED PUD USE AND CONDITIONAL 
USE 
Chapter 813 Conditions for a Truck Stop/Travel Plaza and staff comments and the proposed PUD standards 
in red text. The proposed use should only be held to the standards of a PUD outlined under Chapter 811. 
The below information is a comparison to the difference in uses.  

The requirements of the Conditional Use are shown in BLACK text. 

(11) Truck Stop/Travel Plaza 
(a) Applicability 

The standards of this section apply to all truck stops and travel plazas. 
(b) Minimum Parcel Area and Road Frontage 

The minimum parcel area for establishment of a new truck stop or travel plaza is ten acres with at 
least two hundred (200) feet of direct road frontage on a major collector. Dedicated left-turn 
and/or right- turn lanes must either exist or be constructed by the Developer. All access drives 
shall be oriented toward the major collector. 

Does not meet: Petition site is 4.9 acres  
Meets: contains ~1,160 ft of frontage along a local road and a freeway.  
Does not meet: It does not contain a dedicated left-turn or right-turn lane 

(c) Location 
1. The parcel on which the truck stop/travel plaza is located must be within 2,000 feet of the

centerline of the nearest interstate highway exit/entry ramp.
2. The major collector serving the truck stop/travel plaza shall handle any expected traffic and

load increase with no more than minor traffic disruptions to adjoining or nearby (within one
(1) mile) properties and no significant additional wear and tear on the roadway.

3. No more than one truck stop shall have primary access from any interstate highway
interchange.

4. The minimum distance between truck stops shall be 7,000 feet measured from property line
to property line.

Meets: #1 – located approximately 500’ from S State Road 37 centerline. 
Meets: #2. 
Meets: #3 and #4 – no other truck stop nearby. 

Proposed PUD standard: 
Location. The Truck Stop - Small parcel must be located within 200 feet of the centerline 
of a principal arterial road or adjacent to a secondary collector road connecting to a 
principal arterial intersection. Driveway entrance on an adjacent secondary collector road 
shall be located not further than 500 feet from the principal arterial road intersection. The 
Truck Stop - Small shall be a minimum distance of 3,000 feet from a Truck Stop/TraveI 
Plaza or other Truck Stop - Small use, measured property line to property line. 

(d) Parking and Fueling Stations 
Fueling areas for automobiles and fueling areas for trucks must be separated. Pump island 
canopies may not exceed 22 feet in height. 

Meets the standard. 

Proposed PUD standard: 
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4. Fueling stations. Fueling areas for automobiles and fueling areas for trucks must be
separated. Pump island canopies may not exceed 22 feet in height. 

(e) Indoor Operation 
All vehicle service and/or repair activities must be conducted within a completely enclosed 
building. Parts, equipment, lubricants, fuels, tires or other materials must be screened from 
abutting streets and property. All activities and operations shall be conducted entirely within an 
enclosed structure, except as follows:  
1. The dispensing of petroleum products, water and air from pump islands.
2. The provision of emergency service of a minor nature.
In addition, no vehicle shall be parked on the premises for the purposes of offering the vehicle for 
sale and no used or discarded automotive parts or equipment or disabled, junked, or wrecked 
vehicles shall be located in any open area. 

Would meet the standards. Has recently not met the standard by having detached semi-trailers 
stored on the site, but proposed PUD would be required to remove any disabled vehicles. 
Proposed PUD standard: 

6. Prohibited uses. Vehicle repair and servicing are not permitted uses. Sales of vehicle
fluids are permitted (examples: oil, engine coolant, washer fluid) and consumer 
installation of vehicle fluids is permitted. 

(f) Noise 
If the parcel on which the truck stop/travel plaza is located is within 1,320 feet of an R zoning 
district, the applicant must provide a noise impact study prepared by a qualified acoustical 
consultant and must propose necessary mitigation measures to ensure that noise levels at the 
boundary of the nearest R zoning districts will not exceed 60 dB (A) between the hours of 10 p.m. 
and 7 a.m. The applicant must also propose idling time restrictions and means of ensuring 
compliance with such restrictions. The purpose of such restrictions is to reduce noise and air 
quality-related impacts. Noise from bells or loudspeakers shall not be audible beyond the property 
line at any time. 

Does not meet: No PUD standard proposed. 

(g) Overnight Parking 
Overnight parking is not allowed unless Electrified parking spaces (EPS), also known as truck 
stop electrification, is installed for each overnight space to allow truck drivers to provide power to 
necessary systems, such as heating, air conditioning, or appliances, without idling the engine. 

Does not meet: No PUD standard proposed for EPS. 

Over-night truck parking is currently not a permitted use under the PB zoning. Chapter 802 would 
permit overnight truck parking under either the “Truck Stop/Travel Plaza” or “Trucking 
Terminal”, high-intensity uses. Trucking Terminals are permitted in the High Industrial (HI) zone 
or conditional (BZA approval required under chapter 813) in the Light Industrial (LI) zone.  

(i) LB GB LI HI (C) 
Truck Stop/Travel Plaza H C 
Trucking Terminal H C P 31 

Proposed PUD standard: 
Overnight transient truck parking will comprise 5% to 10% of the lot area located along 
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the north property line on the west half of the property. The ride share parking will use 
less than 2% of the lot and will be located along the south portion of the improved lot, an 
existing gravel parking area. 
 
7. Overnight parking. Transient overnight truck parking shall not exceed a 24 hour 
period. Transient overnight truck parking may include driver rest periods in vehicles with 
truck/tractor cabins designed for rest periods. Designated parking for transient overnight 
truck parking shall not exceed 20 parking spaces. 

 
(h) Fuel Spill Containment/Hazardous Substances 

A plan must be submitted showing how the truck stop/travel plaza is designed to prevent any spill 
from the facility or from vehicles utilizing the facility from contaminating soil or migrating off-
site. 
The facility shall fully comply with all Federal and State regulations regarding the reporting and 
containment of spills and releases of petroleum and hazardous substances. The following spills 
must be reported to the Planning Department within 12 hours of occurrence: 

o Greater than 100 lbs. or the CERCLA Reportable Quantity (RQ) of a hazardous material; 
o Petroleum spills of greater than 55-gallons; or 
o Spills of “objectionable substances” – defined as, substances of a quantity and type that are 

present in sufficient duration and location to damage the waters of the state. 
 

Meets requirements: Gasoline and fuel sales are permitted under chapter 802 as either “Gasoline 
Services Station” or “Convenience Store”. The site currently has fuel sales under the use of 
convenience store. The state requires the above standards for operational gas stations. 

 
(i) Karst 

Development of a truck stop or travel plaza in areas that encompass or affect sinkholes or other 
karst features (i.e., in “sinkhole areas”) is prohibited unless it is demonstrated that the 
development would have no significant detrimental impact on storm water management or 
ground water quality. 
 
Meets: No signs of karst features on the petition property. 
 

(j) Parking 
All parking areas must be paved and fully comply with current Monroe County landscaping and 
storm water management requirements. A parking lot separated from the truck fueling/parking 
area must be provided for employees and passenger vehicles utilizing the facility. 
 
Does not meet: Petition site is only partially paved.  
Meets: Separate parking areas are proposed per conceptual site plan. 
 
Proposed PUD standard: 

10. Lot surfaces. Driveway and associated lot areas for fueling stations, charging stations, 
restaurant parking and convenience mart parking shall be paved. Ride-share parking, 
transient overnight truck parking, and associated driveway areas may be stone or gravel 
surfaced. 

 
(k) Landscaping 

1. At least 25% of the lot area shall be devoted to green area. 
2. All screening shall include a fence and a dense planting of trees and shrubs, for the full length 
of the lot line. 
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Meets: #1 percentage of greenspace. 
Does not meet: #2 – see below. Would require 92 trees just along the north property line to buffer 
between the residence and business. Likely require ~300+plantings (bufferyard, streetscape, 
interior plantings, bioretention plantings, etc.) if it were to meet the full requirements. 

Proposed PUD standard: 
11. Landscaping. At least 25% of the lot shall be dedicated to permanent green space. A
minimum of eight (8) trees shall be required in the areas in close proximity to road 
frontages. 

(l) Signs and Lighting Standards 
Any signs or lighting permitted in conjunction with the use shall be appropriate to the location 
and in harmony with the general character of the properties in the area. All on-site lighting at a 
truck stop or travel plaza shall be sized and directed to provide for minimal light spillage onto 
adjacent properties. Lighting standards shall be as follows:  
1. All outdoor lighting shall be fully shielded. Fully shielded requires a lighting fixture to be

constructed so that all the light emitted by the fixture is projected below the horizontal plan of
the lowest plane of the lowest point of the fixture.

2. Lighting fixtures used to illuminate a sign shall be mounted on the top of the sign structure,
lighting the sign downward.

3. Low-pressure Sodium (LPS) lamps or other dark sky friendly lighting alternatives are
required throughout the site.

4. Search lights, laser source lights, or any similar high-intensity light shall not be permitted.

Meets: Permitted signage under chapter 807 would allow a total square footage of 600’ of signage 
which includes a monument or pole sign, no greater than 60 sq. ft. per road frontage. 

Proposed PUD standard: 
Signage. An existing pole sign is located along the southwest property line and is 
estimated at 40 feet. An existing ground sign is located in the southern part of the 
property in the south edge of the improved portion of the lot with sign visibility from 
State Road 37. The monument sign is less than six feet in height. The existing pole sign 
and monument sign will be retained. 

Meets: Lighting standards have been upgraded to meet the current requirement of a commercial 
site. 

Proposed PUD standard: 
13. Lighting standards. On-site lighting shall be sized and directed to provide minimal
light spillage onto adjacent properties. All outdoor lighting shall be shielded so that light 
emitted by the fixtures project below the horizontal plane of the lowest point of the 
fixture. Low pressure sodium lamps or other dark sky friendly lighting alternatives shall 
be utilized wherever feasible for any light not fully shielded. Pole signs and monument 
signs may be backlit. Lighting shall not exceed one candle power at a property line. 

(m) Adult Oriented Business 
No Adult Oriented Business activities as defined by the Monroe County Zoning Ordinance. 

Not addressed within the outline plan. Other uses that were specified as prohibited are listed as: 
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6. Prohibited uses. Vehicle repair and servicing are not permitted uses. Sales of vehicle 
fluids are permitted (examples: oil, engine coolant, washer fluid) and consumer 
installation of vehicle fluids is permitted. 

 
(n) Security 

The truck stop/travel plaza must be designed with adequate lighting, fencing, security cameras, 
access control, signs, etc. to mitigate the potential for crime. 
 

Likely meets: petitioner states there are cameras in and around the property already existing. 
 
(o) Additional Requirements 

All performance standards of the Monroe County Zoning Ordinance must be met. The Board of 
Appeals may require design changes or additional landscaping, screening, and berms as necessary 
to minimize the visual and noise impact of the truck stop or travel plaza on adjacent properties. 

 
 
 
The petitioner has proposed some uses that are not defined under the Truck Stop/Travel Plaza use. 
The information below that is blocked is directly from the proposed outline plan with staff review 
below in purple.  
 
Electric vehicle charging station;  
5. Vehicle charging stations. Vehicle charging stations (electric vehicle) shall be located in a designated 
area minimizing traffic conflicts for truck parking, rideshare parking, and fueling stations. Charging 
stations do not require a canopy.  
Chapter 802 doesn’t contain a definition for electric vehicle charging states. 
 
Convenience mart; 
9. Convenience mart/food service. Dine-in facilities for the restaurant shall not exceed 1,000 square feet. 
The site currently used as convenience store as a legal use under the PB zone.   

(i) LB GB LI HI (C) 
Convenience Store H P P 

   

 
Ride-share parking;  
8. Ride-share. Vehicle parking for carpooling and ride-sharing shall be permitted. Designated parking for 
ride-share use shall not exceed 20 spaces. Ride-share parking shall not exceed 12 hours. 
Chapter 802 doesn’t define ride-share parking and would only be able to be permitted under a Planned 
Unit Development outline plan. 
 
Restaurant (small);  
The restaurant use would be developed within the existing building utilizing a part of the 9,000 square 
feet presently used for product storage. The restaurant use would be located at the east end of the existing 
building. A drive-thru window would be placed in the north wall at the east end or in the east wall of the 
building. There is no time line decided for any remodeling to add a restaurant or the accessory residential 
use. 
Chapter 802 permits the use of a restaurant in the LB, GB zones. It doesn’t restrict the size of the 
restaurant. 
 
Accessory uses: A single residential dwelling use and seasonal sales. 
15. Accessory Uses.  
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a. Seasonal sales shall be permitted on the open lot. Examples of seasonal sales include farm produce
sales, fireworks and pumpkins sales. Sales and display areas for seasonal sales shall not exceed 2,000 
square feet.  

Chapter 802 does include definitions for uses that are similar to the proposed “seasonal sales” accessory 
use. Those are included below.  

Temporary / Seasonal Activity. (Permitted in AG/RR, FR, CR, LB, GB with conditions 46; 54). Any 
sale made by a person, firm or corporation engaging in the temporary business of selling seasonal 
products or engaging in events either retail or outdoor in nature, on property owned or leased by the 
person, firm, or corporation. The following list identifies the kinds of temporary / seasonal activity: 

 Outdoor art or craft show or exhibit;
 Christmas tree sales;
 Fireworks sales;
 Car Tent sales;
 Food Trucks;
 Outdoor public, religious, patriotic, or historic assembly or exhibit, including a festival,

benefit, fund raising event, or similar use that typically attracts a mass audience;
o For temporary uses that are not listed above, the Director shall determine whether an

unlisted temporary seasonal activity use should be classified as a temporary seasonal
activity. This determination shall be based upon the similarities and differences with
the above listed uses and an assessment of the proposed temporary seasonal activity’s
compatibility with the zoning district and surrounding land uses.

Roadside Stand, Temporary: (Permitted in AG/RR, FR, CR, with condition 52). A non-permanent 
structure (tent or table), operated on a seasonal basis which allows for local agricultural producers to retail 
their products and agriculture-related items directly to consumers and enhance income through value-
added products. 

b. Residential. One 2-bedroom dwelling unit for employee/manager occupancy. The accessory use for a
dwelling would be created through remodeling of the existing single story structure by interior 
remodeling to create an apartment or second story loft addition to the existing building. 

The ordinance does not permit residential uses in commercial zones: 
Residential Uses (i) AG FR CR ER LR SR MR HR UR (C) 

Accessory 
Apartments 

L P P P P P P P P 26 

Accessory 
Dwelling Units 

L P P P 53; 
55 

Single Family 
Dwelling 

n/a P P P P P P P P P 1 

Temporary 
Dwelling 

L P P P P P P P P P 3; 53 
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EXHIBIT 18: 2022 Letters of Remonstrace/Support
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EXHIBITS  
1. Petitioner Letter 
2. Petitioner Site Plan 
3. Historical Overview submitted by petitioners 
4. Historical Documentation submitted by petitioners 
5. SHAARD IHSSI County Survey Description – Outstanding 
6. Monroe County Interim Report 1989 – Outstanding 

 
RECOMMENDATION TO THE PLAN COMMISSION 
Staff recommends forwarding a “positive recommendation” to the Monroe County Plan 
Commission based on the petition’s compatibility with the Monroe County Comprehensive Plan. 
 
HISTORIC PRESERVATION BOARD – June 29 & July 18, 2022 
Historic Preservation Board voted 6-0 to provide a “positive recommendation” to the Monroe County 
Plan Commission based upon the petition meeting the following Historic Preservation Overlay criteria: 
 

This Historic Preservation Overlay designation will preserve historic or architecturally worthy 

structures that represent:  

1. An association with events that have made a significant contribution to the broad patterns of 

County history; 

2. The distinctive characteristics of a type, period or method of construction; 

3. High artistic values; 

 
 
PLAN REVIEW COMMITTEE – July 14, 2022 
Cancelled due to lack of quorum. 
 
 
PLAN COMMISSION – August 16, 2022 
TBD 
 
 
 
 
 
 

MONROE COUNTY PLAN COMMISSION ADMINISTRATIVE                               August 2, 2022 
PLANNER Drew Myers 
CASE NUMBER REZ-22-6 
PETITIONER Ray, David William & Mary Lucinda (owners & applicants) 
ADDDRESS 4595 N Maple Grove Road, parcel no.  53-05-18-400-068.000-004 
REQUEST Rezone Request to add HP Overlay 

Waiver of Final Hearing Requested 
ACRES 7 +/- acres 
ZONE Estate Residential 1 (RE1) 
TOWNSHIP Bloomington 
SECTION 18 
PLATS Unplatted 
COMP PLAN 
DESIGNATION 

MCUA Suburban Residential 
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MEETING SCHEDULE 
Historic Preservation Board – June 27, 2022 
Plan Review Committee – July 14, 2022 (CANCELLED) 
Historic Preservation Board – July 18, 2022 
Plan Commission Admin Meeting – August 2, 2022 
Plan Commission Regular Meeting – August 16, 2022 (Preliminary– Waiver of Final Hearing) 
Plan Commission Admin Meeting – September 6, 2022  
Plan Commission Regular Meeting – September 20, 2022 (Final Hearing) 
Board of Commissioners Meeting – TBD  
 
SUMMARY 
The petition site is one parcel totaling 7 +/- acres located in Bloomington Township at 4595 N Maple 
Grove Road. The petition site is zoned Estate Residential 1 (RE1) under Chapter 833 of the Monroe 
County Zoning Ordinance.  The petitioner is requesting to rezone the site to add it ot the Historic 
Preservation Overlay (Primary) District.  HP Overlay is defined as follows: 
 

Historic Preservation (HP) Overlay District. The character of the Historic Preservation (HP) 

Overlay District is defined as areas which contain (Primary) or which surround (Secondary) 

areas which contain buildings, structures or places in which historic events occurred or having 

special public value because of notable architectural or other features relating to the general, 

archeological, economic, social, political, architectural, industrial or cultural history of Monroe 

County, Indiana, of such significance as to warrant conservation or preservation, and which, by 

virtue of the foregoing, have been designated as an Historic Districts by the Monroe County 

Commissioners pursuant to the provisions of the Zoning Ordinance. 

 
The most recent Indiana Historic Sites and Structures Inventory (IHSSI) County Survey for Monroe 
County is made available via the State Historic Architectural and Archaeological Research Database 
(SHAARD). The 2014 IHSSI survey ranks the Ben Owens Farmstead as Outstanding (O). 
 
The Monroe County Interim Report 1989, ranks the Owens Farm as Outstanding (O).  The rating “O” 
means that the property has enough historic or architectural significance that it is already listed, or should 
be considered for individual listing, in the National Register of Historic Places.  Outstanding resources 
can be of local, state, or national importance. 
 
The Historic Preservation Overlay does not negate the underlying Estate Residential 1 (RE1) zoning 
district. Properties within the HP Overlay are subject to the regulations for both the zoning district and the 
HP Overlay. If there is conflict between the requirements of the zoning district and the requirements of 
the Historic District, the more restrictive requirements apply. It is important to note that the Historic 
Preservation Overlay regulations are concerned with exterior appearance and preservation of historic 
features, and not with other zoning or land use requirements. 
 
BACKGROUND 
The petition site exhibits several original structures including the farmstead house, barn, log cabin, and 
dry stone walls.  The petitioner is planning to restore the original barn structure and renovate a portion of 
the barn into a separate residential unit.  Please see Exhibits 1 and 3 for more information.

76



 

 

LOCATION MAP  
The parcel is located at 4595 N Maple Grove Road, Section 18 in Bloomington Township. The Parcel No. 
is 53-05-18-400-068.000-004.  The property is listed as unplatted. 
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ZONING 
The petition site is located within the National Register Historic Districts.  The parcel is zoned Estate 
Residential 1 (RE1).  The adjoining properties to the north, south, and east are also zoned RE1.  The 
adjoining property to the west is zoned PUD – Shelburne Estates.  There are no commercial uses directly 
adjacent to the subject property. The surrounding area includes mostly residential uses. 
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SITE CONDITIONS & INFRASTRUCTURE 
The petition site is made up of one 7 acre +/- parcel. The property exhibits numerous structures including 
original residence, a detached garage, a log cabin, an in-ground pool, existing barn, existing shed, an old 
print shop.  Access to the site is via an existing driveway off N Maple Grove Road, which is designated as 
a Major Collector roadway according to the Monroe County Thoroughfare Plan.  The petition site is not 
located in the Environmental Constraints Overlay (i.e. the Lake Monroe Watershed).  There is no 
floodplain designated on the petition site.  There is no evidence of karst/sinkhole features on the property. 

 
 
Highway Comments: 

 
 
Stormwater Comments: 
No comments shared at this time. 
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SITE PHOTOS 

 
Photo 1. Aerial pictometry from above (2022) 
 

 
Photo 2: Aerial pictometry from the north (2022) 
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Photo 3: Aerial pictometry from the west (2022) 
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Photo 4: Aerial pictometry from the east (2022) 
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Photo 5: Driveway entrance 

 

 
Photo 6: Driveway entrance 
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Photo 7: “Print Shop” 

 

 
Photo 8: Small shed 
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Photo 9: Barn to be renovated 

 

 
Photo 10: Inside barn to be renovated 
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Photo 11: Existing single family residence 

 

 
Photo 12: Existing single family residence 
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Photo 13: Detached garage 

 

 
Photo 14: Walkway to pool / cemetery 
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Photo 15: In-ground pool 

 

 
Photo 16: Cemetery 
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Photo 17: Original log cabin 

 

 
Photo 18: Original log cabin
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COMPREHENSIVE PLAN DISCUSSION 
 

 
 
The petition site is located in the Suburban Residential district in Monroe County Urbanizing Area (MCUA) 
of the Monroe County Comprehensive Plan.  
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CRITERIA FOR HISTORIC PRESERVATION DESIGNATION as provided by petitioner 
To be identified as historic or architecturally worthy, a building, structure or place must possess one or 
more of the following significant attributes: 
 

1. an association with events that have made a significant contribution to the broad patterns of 

County history; 

 

 

2. an association with the lives of persons significant in the County's past; 

 

 

3. the distinctive characteristics of a type, period or method of construction; 

 

 

4. an example of the work of a master; 

 

 

5. high artistic values; 

 

 

6. an example of a significant and distinguishable entity whose components may lack individual 

distinction; or 

 

 

7. capability of yielding information important in prehistory or history.  

 
 
FINDINGS OF FACT - REZONE as provided by staff 
According to Section 831-3. Standards for Amendments of the Zoning Ordinance: In preparing and 
considering proposals to amend the text or maps of this Zoning Ordinance, the Plan Commission and the 
Board of County Commissioners shall pay reasonable regard to: 
 
(A) The Comprehensive Plan; 
 

Findings: 
 The Monroe County Comprehensive Plan designates the property as MCUA Suburban 

Residential; 
 The rezone request is to change the zone district for the petition site from Estate Residential 1 

(RE1) to Estate Residential 1 (RE1) with the Historic Preservation (HP) Overlay (Primary) 
District; 

 The Historic Preservation Overlay affects the preservation of the current structures, not the 
preservation of the current zoning or land use of the property; 

 The Historic Preservation Overlay designation will not alter the character of the property; 
 The Comprehensive Plan includes a strategy to protect existing historically important sites in 

the County; 
 

(B) Current conditions and the character of current structures and uses in each district; 
 

Findings: 
 The petition site is zoned Estate Residential 1 (RE1); 
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 The site contains one (1) residential massed-plan/Greek Revival home constructed in 1864; one 
(1) original log cabin summer kitchen, a small cottage house, a slate roof English barn, a slate 
roof shed, and dry stack limestone walls laid in the 1870s; 

 The site is adjacent to mostly residential and some agriculture uses; 
 

(C) The most desirable use for which the land in each district is adapted; 
 

Findings: 
 The Historic Preservation Overlay can assist in preserving historic or architecturally worthy 

structures that represent 1.) an association with events that have made a significant contribution 
to the broad patterns of County history  2.) distinctive characteristics of construction, and 3.) 
an example of a significant and distinguishable entity whose components may lack individual 
distinction.  

 
(D) The conservation of property values throughout the jurisdiction; and 

 
Findings: 
 Recent studies of historic districts throughout the country demonstrate that local historic 

district designation and review provisions not only protect an area’s historic character – they 
often add value to individual properties and to the community as a whole; 

 Values may vary significantly dependent upon future planning and zoning in the area; 
 Local historic designated properties may be eligible for a Conditional Historic Adaptive Reuse; 

 
(E) Responsible development and growth. 

 
Findings: 
 Access to the site will continue to be derived from N Maple Grove Road; 
 N Maple Grove Road is classified as a Major Collector roadway; 
 The site does not contain FEMA Floodplain; 
 There are no apparent karst features on the site; 
 The Historic Preservation Overlay affects the preservation of the current structures, not the 

preservation of the current zoning or land use of the property; 
 There is a new septic system to accommodate the studio within the future remodeled barn 

(Permit #22002) bringing the total number of septic systems on the site to two; 
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EXHIBIT 1: Petitioner Letter 
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EXHIBIT 2: Petitioner Site Plan 
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EXHIBIT 3: Historical Overview
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EXHIBIT 4: Historical Documentation
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EXHIBIT 5: SHAARD IHSSI County Survey
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EXHIBIT 6: Monroe County Interim Report 1989 

 

132



 

 

 

133



 

 

 

134


	PC Work Session Packet Cover Page_WEIRD hybrid
	PUO-21-1 P&G Report and Exhibits 07252022
	Exibits_07262022.pdf
	PUO-21-1 P&G Exhibits only 091521_AC.pdf-.pdf
	Exhibits 09072021.pdf
	PUO-21-1 Public Comment Letters 07-20-2021.pdf
	Blank Page

	Blank Page


	Blank Page


	REZ-22-6 Ray Barn Renovation HP Overlay Rezone_PC-A_DM



