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MONROE COUNTY PLAN COMMISSION 
AGENDA 

The Monroe County Plan Commission will hold a hybrid public meeting on Tuesday, March 21, 2023 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 
public may attend and provide comments via Zoom 
(https://www.co.monroe.in.us/egov/apps/document/center.egov?view=item;id=10208) or in-person. For 
information about the Zoom meeting, you may call (812) 349-2560 or email 
(PlanningOffice@co.monroe.in.us) our office.  For information about the Zoom meeting, you may call 
(812)349-2560 or email (PlanningOffice@co.monroe.in.us) our office. We will be taking public comment 
at each public hearing and consider the following agenda items and requests regarding the following 
described properties in Monroe County, Ind.: 

CALL TO ORDER  
ROLL CALL 
INTRODUCTION OF EVIDENCE 
APPROVAL OF AGENDA 
APPROVAL OF MINUTES – January 17, 2023, February 21, 2023 

ADMINISTRATIVE BUSINESS: None. 

UNFINISHED BUSINESS: 
1. REZ-22-12 Rolfsen Rezone from RE1 to AG/RR PAGE 4 

Final Hearing. 
One (1) 19.34 +/- acre parcel in Bloomington Township, Section 8 at 
4851 N Kinser PIKE, parcel #53-05-08-300-008.000-004 
Owner: Brawley Investment Group LLC 
Zoned RE1. Contact: dmyers@co.monroe.in.us 

NEW BUSINESS: 
1. PUO-23-2
2. PUD-23-2

North Park PUD Outline Plan Amd. #5 Change to Section 8 “Street and  
Alternative Transportation Guidelines”  
Preliminary Hearing.       PAGE 52 
Waiver of Final Hearing Requested.  
Twenty-four parcels (24) parcel totaling a construction area of 5.1 +/- acres in 
Bloomington Township, Sections 19, 27, & 30 at N Curry Pike and W Hunter 
Valley RD, Parcel #53-05-29-200-008.000-005, 53-05-19-400-021.000-004, 53- 
05-19-400-050.004-004, 53-05-20-300-008.000-004, 53-05-20-300-025.000-004, 
53-05-20-300-029.000-004, 53-01-27-890-100.000-004, 53-05-19-400-001.000- 
004, 53-05-19-400-022.000-004, 53-05-19-400-022.000-004, 53-05-19-400- 
044.000-004, 53-05-19-400-044.000-004, 53-05-30-100-003.000-004, 53-05-30- 
100-006.000-004, 53-05-30-100-011.000-004, 53-05-29-200-004.000-004, 53- 
05-30-100-001.000-004, 53-05-30-100-002.000-004, 53-05-30-100-007.000-004, 
53-05-30-100-009.000-004, 53-04-24-100-017.000-011, 53-05-19-400-050.002- 
004, 53-05-19-400-050.003-004, 53-05-19-400-050.000-004. 
Petitioner: Monroe County Redevelopment Commission/Crider & Crider Inc.  
c/o Daniel Butler, Bynum Fanyo & Assoc. 
Zoned PUD. Contact: acrecelius@co.monroe.in.us  

3. PUO-22-2 Wiley Farm at Fieldstone Amendment 1 Tract F Planned Unit  
Development Outline      PAGE 79 
Preliminary Hearing. 
Waiver of Final Hearing Requested. 
One (1) 30.23 +/- acre parcel in Van Buren Township, Section 02 at S Kirby RD, 
parcel #53-09-02-300-081.000-015. 
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Owner: Authentic Homes Inc. 
Zoned PUD. Contact: drbrown@co.monroe.in.us 

REPORTS: 1. Planning: Jackie Jelen
2. County Attorney: David Schilling

Said hearing will be held in accordance with the provisions of:  IC 36-7-4-100 et seq.; & the County Code, 
Zoning Ordinance, and the Rules of the Plan Commission of Monroe County, Ind.  All persons affected by 
said proposals may be heard at this time, and the hearing may be continued as necessary.  

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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EXHIBITS  
1. Petitioner Letter 
2. Petitioner Updated Design Concepts 
3. AG/RR Use Table 
4. RE1 Use Table 
5. Petitioner’s Response to PRC 
6. Monroe County Thoroughfare Plan 
7. Petitioner’s Kinser Pike Road Width & Crash Data Narrative 
8. Monroe County Motor Vehicle Crash Summaries 
9. Letters of Support/Opposition 
10. Draft Written Commitment 
11. Brick & Corbett Real Estate on Home Values 
 
RECOMMENDATION  
Recommendation to the Plan Commission: 

• Staff recommends forwarding a “positive recommendation” to the Monroe County Board of 
Commissioners based on the petition’s compatibility with the Monroe County Comprehensive 
Plan. 

 
PLAN REVIEW COMMITTEE – December 8, 2022  
Plan Review Committee discussed potential traffic concerns coming off N Kinser Pike and W Bell Road, 
as well as concerns for how to currently access the site.  PRC members were curious how much product 
the proposed use would need to have imported or delivered and what the additional delivery truck traffic 
would look like for the residential area.  PRC discussed a concern that the use of the property would 
become a sort of agricultural event center with live music that may be disruptive to the residential area. 
 
PLAN COMMISSION: Preliminary Hearing – January 17, 2023 
Plan Commission members had questions regarding the Highway Department’s final recommendation 
regarding proposed access for the property and the overall thoroughfare plan for this area.  Plan 
Commissioners asked the petitioner what steps he had to screen the proposed winery use from 
neighboring properties.  Several members of the public came forward to speak in opposition to the 
petition stating concerns for traffic safety along N Kinser Pike, traffic safety as it relates to a neighboring 
winery, and other potential impacts from a commercial development in the area.  Additionally, a list of 
signatures was submitted to staff at the start of the meeting and distributed to the Plan Commission 
members at the end of staff’s presentation. The petitioner provided information regarding expected 
business activities, delivery truck occurrences, and plans to mitigate impacts of the winery on the 
neighbors.  Plan Commission members ultimately decided to proceed with the regular meeting schedule 
for this petition and not grant the waiver of final hearing.  The Plan Commission requested that members 

MONROE COUNTY PLAN COMMISSION                                                                  March 21, 2023 
PLANNER Drew Myers 
CASE NUMBER REZ-22-12 
PETITIONER Norvesco Real Estate Partners, LLC c/o Tim Rolfsen 
ADDDRESS 4851 N Kinser PIKE, parcel no.  53-05-08-300-008.000-004 
REQUEST Rezone Request from RE1 to AG/RR 

Waiver of Final Hearing Requested 
ACRES 19.341 +/- acres 
ZONE Estate Residential 1 (RE1) 
TOWNSHIP Bloomington 
SECTION 8 
PLATS Unplatted 
COMP PLAN 
DESIGNATION 

Farm and Forest 
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of the public submit letters to Planning Staff detailing their concerns or opposition to the rezone request. 
 
PLAN COMMISSION: Preliminary Hearing – February 21, 2023 
Planning Staff presented an updated staff report with additional exhibits submitted by the petitioner as 
well as letters of opposition from a few neighbors.  During the meeting, the petitioner provided a detailed 
presentation that covered traffic concerns brought up at the last Plan Commission meeting.  The petitioner 
also provided some renderings of what the winery structures could look like and touched on various 
aspects of the winery’s day-to-day operations and expectations.  Plan Commission members requested 
that the petitioner prepare a draft written commitment and a list of uses he is comfortable with striking 
from the AG/RR use table.  The Plan Commission voted 7-2 to continue the petition to the March 21, 
2023, Plan Commission regular meeting to provide the petitioner with enough time to prepare said 
commitments.  At the time of this packet’s publishing the petitioner’s attorney has not had the opportunity 
to review the draft written commitment.  Please see EXHIBIT 10. 
 
MEETING SCHEDULE 
Plan Review Committee – December 8, 2022 
Plan Commission Admin Meeting – January 3, 2023 
Plan Commission Regular Meeting – January 17, 2023 (Preliminary Hearing) 
Plan Commission Admin Meeting – February 7, 2023  
Plan Commission Regular Meeting – February 21, 2023 (Final Hearing) – CONTINUED to 3/21/2023 
Plan Commission Admin Meeting – March 7, 2023 
Plan Commission Regular Meeting – March 21, 2023 
Board of Commissioners Meeting – TBD  
 
SUMMARY 
The petition site is one parcel totaling 19.341 +/- acres located in Bloomington Township at 4851 N 
Kinser Pike. The petitioner is proposing to amend the Zoning Map from Estate Residential 1 (RE1) to 
Agricultural/Rural Reserve (AG/RR).  The petitioner’s intention behind the rezone request is provide for 
the appropriate zoning designation to establish a winery on the property.  The land use of “winery” is not 
permitted in the RE1 zoning district but is a permitted use in the AG/RR zone.  
 
If the rezone request is approved by the County Commissioners, the petitioner intends to complete the 
planning process for the establishment of a winery on the property.  All applicable site plan requirements 
for a winery as well as the special conditions outlined in Chapter 802 for the winery use must be met by 
the proposed change of use on the property.  Typically, site plan review for winery uses is completed at 
staff level. 
 
If the rezone is denied, the petitioner may continue to operate the property as a single-family residence 
(previous use) or may pursue any of the available uses as outlined in Chapter 833 of the Monroe County 
Zoning Ordinance for the RE1 zone as long as any special conditions can be met. 
 
CHAPTER 802: 
Winery. An agricultural processing plant used for the commercial purpose of processing grapes, other 
fruit products, or vegetables to produce wine or similar spirits. Processing includes wholesale sales, 
crushing, fermenting, blending, aging, storage, bottling, administrative office functions for the winery and 
warehousing. Retail sales and tasting facilities of wine and related promotional items may be permitted as 
part of the winery operations. 
 
Permitted in the AG/RR, FR, and CR zoning districts.  Subject to special condition #53. 
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53. Only permitted on lots 5 acres or greater in the AG/RR, CR, and FR zoning districts. 
 
CHAPTER 801: 
Event Center. A building (which may include on=site kitchen/catering facilities) where indoor and 
outdoor activities such as weddings, receptions, banquets, corporate events, and other such gatherings are 
held by appointment. 
 
Permitted in only the GB zoning district. 
 
CHAPTER 813: 
Agricultural Event Center (Accessory Use in AG/RR Zone) – Conditional in the AG/RR Zone 
 
Development and Operational Standards.  
The following development and operational standards shall apply to an event center in the AG/RR Zone:  
 
(a) Parking.  
 
An event center in the AG/RR Zone shall provide parking at a ratio of one parking space for each two and 
one-half guests allowed on-site and one parking space for each permanent employee. No off-site parking 
is permitted unless approved in the conditional use permit process. Parking areas shall follow the 
requirements of Chapter 806 of the Monroe County Zoning Ordinance (Off-Street Parking and Loading). 
 
(b) Access Standards.  
 

1. Access roads to an event center in the AG/RR Zone shall comply with county, state and local fire 
safe standards as determined by the county and the serving fire agency.  

 
2. Direct access to a publicly-maintained roadway is required.  

 
3. A driveway permit from the responsible public agency is required to address ingress, egress, and 

sight-distance requirements for the driveway connection to a county-maintained road or state 
highway.  

 
(c) Minimum Parcel Size.  
 

1. A small agricultural event center shall have a minimum parcel size of ten (10) acres.  
 

2. An intermediate agricultural event center shall have a minimum parcel size of twenty (20) acres.  
 

3. A large agricultural event center shall have a minimum parcel size of forty (40) acres.  
 
(d) Setbacks.  
 
An event center in the AG/RR Zone shall be located and is required to hold all outdoor activities 
associated with the event center (with the exception of parking) a minimum of two hundred (200) feet 
from the exterior property lines. Parking shall be allowed with fifty (50) feet from the exterior property 
lines unless the Board of Zoning Appeals increases the parking setback provision to meet neighborhood 
conditions.  
 
(e) Event Size.  
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1. Small agricultural event center: shall be allowed a maximum event size of one hundred (100) 

guests or as specified by the conditional use permit.  
 

2. Intermediate agricultural event center: shall be allowed a maximum event size of two hundred 
(200) guests or as specified by the conditional use permit.  

 
3. Large agricultural event center: shall be allowed a maximum event size of three hundred (300) 

guests or as specified by the conditional use permit.  
 
(f) Number of Events.  
 
An agricultural event center may hold events on a maximum of maximum of forty (40) days per year, 
which may be further limited by the conditional use permit. For purposes of this provision, an “event” is a 
celebration, ceremony, wedding, reception, corporate function, or similar activity for the benefit of 
someone other than the property owner. 
 
(g) Agricultural Requirement.  
 

1. An event center in the AG/RR Zone shall be accessory to a primary agricultural use and is 
required to have an on-going, on-site agricultural production for the length of the term of the 
conditional use permit.  

 
2. An event center in the AG/RR Zone and its associated areas such as parking, decks and patios 

shall not occur within current agricultural production areas on a parcel designated as prime 
farmland in the Web Soil Survey, Natural Resources Conservation Service, United States 
Department of Agriculture (Available online at http://websoilsurvey.nrcs.usda.gov/) unless 
otherwise specified in the conditional use permit.  

 
(h) Hours of Operation.  
 
An event center in the AG/RR Zone shall be allowed to operate from 10:00 a.m. to 11:00 p.m. on Friday 
and Saturday and from 10:00 a.m. to 8:00 p.m. Sunday through Thursday.  
 
(i) Noise Regulations.  
 
An event center in the AG/RR Zone shall be subject to the Noise Control Ordinance (Chapter 380 of the 
Monroe County Code) and shall be required to stop all noise generating activities, such as music, at 10:00 
p.m. or move such activities into an enclosed structure. After 10:00 p.m., all noise levels must be reduced 
to fifty (50) decibels or less at the event center’s exterior property lines.  
 
(j) Food Regulations.  
 
An event center in the AG/RR Zone: as specified by the conditional use permit. If a commercial kitchen is 
approved with the event center, it shall only be used in conjunction with on-site events and for processing 
of on-farm products. Restaurants and off-site catering are not allowed as part of an event center in the 
AG/RR Zone.  
 
(k) Neighbor Notification.  
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An event center in the AG/RR Zone shall post and maintain a schedule of future events on their website. 
An annual/seasonal schedule of future events shall be mailed to all owners of real property located within 
660 feet of the subject property at least two weeks prior to the beginning of the event year or season. The 
schedule shall show days planned for events, hours of operation, and include a phone number for 
inquiries. 
 
BACKGROUND 
The Zoning Map amendment would be from RE1 to AG/RR. Listed below are the definitions of these 
zones per Chapter 833 and Chapter 802, respectively. 
 
Estate Residential 1 (RE1) District. The intent of this district is to accommodate large lot, estate type 
residential uses in a rural environment along with limited compatible agricultural uses. It is meant 
specifically to: 

A. Accommodate those persons who desire estate type living. 
 

B. Maintain a pattern of growth that is consistent with the cost-efficient provision of urban services 
to promoted compactness in the city structure. 

 
C. Provide for development in a rural setting not necessarily requiring urban utilities. 

 
D. Provide for limited compatible agricultural uses. 

 
Agriculture/Rural Reserve (AG/RR) District. The character of the Agriculture/Rural Reserve (AG/RR) 
District is defined as that which is primarily intended for agriculture uses including, but not limited to, 
row crop or livestock production, forages, pasture, forestry, single family residential uses associated with 
agriculture uses and limited, very low density, rural non-farm related single family uses and not in 
(major) subdivisions. Its purposes are to encourage the continuation of agriculture uses, along with the 
associated single family residential uses, to discourage the development of residential subdivisions and 
non-farm-related nonresidential uses, to protect the environmentally sensitive areas, such as floodplain 
and steep slopes, and to maintain the character of the surrounding neighborhood. Therefore, the number 
of uses permitted in the AG/RR District is limited. Some uses are conditionally permitted. The conditions 
placed on these uses are to insure their compatibility with the agriculture-related uses. The development 
of new non-farm residential activities proximate to known mineral resource deposits or extraction 
operations may be buffered by increased setback distance. 
 
Consolidated Development Ordinance 
According to the current draft zoning map for the forthcoming Consolidated Development Ordinance 
(CDO), the subject property is slated to transition from the RE1 zone to the AG2.5 zone.  The petitioner 
stated that this proposed zoning transition was one of the reasons he felt comfortable pursuing a rezone to 
the AG/RR zone, as a similar district – the AG2.5 zone – would be applied to this location anyways.  
Planning Staff communicated to the petitioner early on that the CDO draft zoning map is subject to 
change and does not infer what the final zoning of a property will be when the CDO is adopted.  
 
Hamilton Rezone, REZ-21-4, Ordinance 2021-42 
The neighboring 134.5-acre property to the west at 1300 W Bell RD requested a rezone from Estate 
Residential 1 (RE1) to Agriculture/Rural Reserve (AG/RR) in July 2021 with the intention to perform 
a 2-lot sliding scale subdivision.  The Plan Commission voted 7-0 to forward the petition with a positive 
recommendation with no conditions of approval to the Board of Commissioners on September 21, 2021.  
The Monroe County Board of Commissioners voted 3-0 to grant the rezone request from RE1 to AG/RR 
under Ordinance 2021-42 on October 20, 2021.
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LOCATION MAP  
The parcel is located at 4851 N Kinser Pike, Section 8 in Bloomington Township. The Parcel No. is 53-
05-08-300-008.000-004. 
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CURRENT ZONING 
The parcel is zoned Estate Residential 1 (RE1) as are the adjoining parcels to the north, south, east, and 
southwest.  The larger parcel adjacent to the west is zoned Agriculture/Rural Reserve (AG/RR).  There are 
numerous properties zoned Agriculture/Rural Reserve (AG/RR) approximately a quarter mile to the east.  
There are no commercial uses directly adjacent to the subject property. The surrounding area includes 
mostly residential uses, with some areas of agricultural use. 
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SITE CONDITIONS & INFRASTRUCTURE 
The petition site is made up of one 19.341 acre +/- parcel. The site currently sits vacant after a demolition 
permit was issued in February 2022 for the single-family residence that once stood on the property. 
Access to the site is from N Kinser Pike (road classification) via an existing driveway cut. There appears 
to be a second driveway cut utilized for the parking of equipment that stems off W Bell Road on the 
southeast corner of the subject property. According to the Monroe County Thoroughfare Plan, N Kinser 
Pike is designated as a Minor Collector, while W Bell Road is designated as a Local Road. 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 the presence of karst/sinkhole 
features on and near the petition site according to available contour data. 
 

 
 
 
Stormwater Comments: 
No comments provided at this time.  MS4 Coordinator will review any site improvements when 
a commercial site plan and other permit applications are submitted. 
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Highway Comments: 

 
 
From: Tim Rolfsen <tim.rolfsen@gmail.com>  
Sent: Thursday, December 8, 2022 7:13 PM 
To: Paul Satterly <psatterly@co.monroe.in.us> 
Subject: FW: Paul Satterly 
  
Hi Paul –  
  
We discussed the driveway for 4851 N. Kinser Pike and I was left with the impression that you were open 
to leaving the current curb cut as long as the set-back, driveway width, and turn in requirements were met. 
That said, there was an initial meeting to night and a couple of people of the board were concerned about 
the drive being on W Bell Rd. While I won’t be bringing in trucks frequently, those situations will occur, 
and I think Kinser Pike would be the most appropriate to handle that occasional traffic. I’d appreciate 
your thoughts.  
  
One last think, there was also a question about whether Bayles Rd. could handle larger trucks, but 
guessing if that became and issue trucks could come down Kinser or Prow Rd. to Acuff? 
  
Thanks! 
Tim 
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From: Paul Satterly 
Sent: Friday, December 9, 2022 9:31 AM 
To: Tim Rolfsen 
Cc: Ben Ayers 
Subject: RE: Paul Satterly 
 
Tim, 
  
A driveway off of Kinser Pike would be acceptable.  It would be best to have it located at least 150 ft. 
from the Bell Road intersection and further if possible. 
  
The Bayles Road bridge near Business 37 North (Walnut St.) will be under construction next year so there 
will be no weight restrictions on Bayles Road once the new bridge is in service. 
  
Please let me know if you have any questions. 
  
Thanks, 
  
Paul 
  
Paul B. Satterly, P.E.   
Highway Engineer 
Monroe County Highway Department 
  
501 N. Morton Street, Suite 216 
Bloomington, Indiana 47404 
psatterly@co.monroe.in.us 
Office (812) 349-2554 
Cell (812) 361-7918  

 
From: Tim Rolfsen <tim.rolfsen@gmail.com>  
Sent: Friday, December 9, 2022 10:51 AM 
To: Paul Satterly <psatterly@co.monroe.in.us> 
Cc: Ben Ayers <bayers@co.monroe.in.us>; Drew Myers <dmyers@co.monroe.in.us> 
Subject: RE: Paul Satterly 
  
Paul –  
  
We also briefly talked about a road north of where we’ll be at that is under construction. I’m thinking it 
was Wylie Rd? If so, will that connect to N. Thompson Ridge Rd. so that while Bayles is under 
construction they could get off at sample and take Wylie to Kinser?  If so, it might not be the best choice, 
but options are good to have. 
  
Thanks for the follow-up! 
  
Tim 
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On Dec 9, 2022, at 11:00 AM, Ben Ayers <bayers@co.monroe.in.us> wrote: 

Tim, 
  
It might be best to go ahead and apply for the Right of way Activity permit so that we can check 
sight distance for the existing or proposed driveway entrance to see if the location will work or 
need shifted to meet sight distance. 
 
Best, 
  
Ben 
  
From: Tim Rolfsen <tim.rolfsen@gmail.com>  
Sent: Friday, December 9, 2022 11:27 AM 
To: Ben Ayers <bayers@co.monroe.in.us> 
Cc: Paul Satterly <psatterly@co.monroe.in.us>; Drew Myers <dmyers@co.monroe.in.us> 
Subject: Re: Paul Satterly 
 
OK, I’ll get that started. Thanks  
 
Tim Rolfsen 
 
  
  
 
Department Coordination Meeting – February 14, 2023 
 
Planning Staff spoke with the Highway Engineer regarding the Plan Commission’s request for a more 
precise recommendation regarding the petition site’s driveway access.  Paul Satterly, Highway Engineer, 
stated that the Highway Department is in support of the petition site’s access point off N Kinser Pike.  
Ben Ayers, Project Manager, at the Highway Department stated he will review the specifics of the 
driveway’s proposed location and make recommendations based thereon.  To-date staff has not received 
an application for a driveway permit so the exact location is undetermined at this point. 
 
Paul Satterly continued with a discussion on the road conditions of nearby roadways.  N Kinser Pike was 
recently reconstructed as part of the I-69 project.  Portions of N Kinser Pike begin to narrow as it 
continues into the City of Bloomington’s jurisdiction.  Comments regarding this portion of N Kinser Pike 
should be brought up with the City of Bloomington.  A bridge on W Bayles Road is undergoing 
reconstruction and is expected to be completed around July 1, 2023.  
 
The petitioner shared an email conversation with Andrew Cibor dated Thursday, February 2, 2023, 
regarding the width and safety of N Kinser Pike within the City of Bloomington’s jurisdiction.  Mr. Cibor 
stated that he was unaware of any forthcoming City capital projects in this area of N Kinser Pike and 
assumed the widening performed on N Kinser Pike was completed by INDOT for the I-69 project.  Mr. 
Cibor conveyed an interest in receiving more information about the trees that are purportedly posing a 
threat to public safety.  If he were to know the location of said trees possibly with pictures, he could have 
the appropriate city staff look into it.  
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SITE PHOTOS 

 
Photo 1. Aerial pictometry from the south (2020) 
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Photo 2: View of W Bell RD frontage – facing east 
 

 
Photo 3: Aerial pictometry from the south zoomed in (2022) 
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COMPREHENSIVE PLAN DISCUSSION 

 
 
The petition site is located within the Farm and Forest Comprehensive Plan designation which states: 
Farm and Forest: 
Much of Monroe County is still covered by hardwood forests, in no small part because of the presence of 
the Hoosier National Forest, Morgan-Monroe State Forest, Army Corps of Engineers properties, and Griffy 
Nature Preserve. Much of the low lying floodplains and relatively flat uplands have been farmed for well 
over 100 years. These areas are sparsely populated and offer very low density residential opportunities 
because of both adjoining Vulnerable Lands and the lack of infrastructure necessary for additional 
residential density. This category encompasses approximately 148,000 acres including about 40,000 acres 
of our best agricultural property located primarily in the Bean-Blossom bottoms and western uplands of 
Richland Township and Indian Creek Township. It includes private holdings within the state and federal 
forests. 
 
Farm and Forest Residential also includes the environmentally sensitive watersheds of Monroe Reservoir, 
Lake Lemon, and Lake Griffy and several other large vulnerable natural features in Monroe County. There 
are approximately 78,000 acres of watershed area in this portion of the Farm and Forest Residential 
category. These natural features provide a low density residential option while protecting the lakes and the 
water supply resources of the County. The Farm and Forest areas comprise most of the Vulnerable Land 
in Monroe County. 
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A low residential density is necessary in order to protect associated and adjoining Vulnerable Lands and 
to sustain particular “quality of life” and “lifestyle” opportunities for the long-term in a sparsely 
populated, scenic setting. With a few exceptions like The Pointe development on Monroe Reservoir, these 
areas do not have sanitary sewer services and have limited access on narrow, winding roadways. Those 
portions not already used for agriculture are usually heavily forested and have rugged topography. They 
offer unique and sustainable residential opportunities that cannot be replaced. 
 
In reviewing rezoning, subdivision and site development proposals, the County Plan Commission shall 
consider the following: 
a) Public services or improvements are not expected for these areas within the horizon of this Plan 

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

b) New residential density places additional stress on nearby vulnerable natural features that cannot be 
mitigated by sustainable practices without additional public expense. 

c) Low density residential opportunities and their associated lifestyle are scarce resources that are 
sustained only by our willingness to protect that quality of life opportunity for residents who have 
previously made that lifestyle choice and for future residents seeking that lifestyle. 
 

To maintain Farm and Forest property use opportunities an average residential density per survey section 
shall be established by ordinance. This average density shall preserve the rural lifestyle opportunity of this 
area and help protect nearby Vulnerable Lands. The grouping of more than four residential units sharing 
the same ingress/egress onto a County or state roadway shall not occur on rural property in this category. 
All property subdivided in this category must provide for adequate contiguous Resilient Land to support 
either two independent conventional septic fields or one replaceable mound system, sufficient space for 
buildings traditionally associated with this type use must also be available. In addition, public roadways 
shall not experience less than the Monroe County Level of Service standard designation which exists at the 
time this Plan is adopted as a result of subdivision. Roadways classified as state Highways, major 
collectors, or local arterials are exempt from this requirement. 
 
FINDINGS OF FACT - REZONE  
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 Comprehensive Plan designates the petition site as Farm and Forest. 
• The rezone request is to change the zone for the petition site from Estate Residential 1 (RE1) 

to Agriculture/Rural Reserve (AG/RR); 
• The current use of the petition site is single family residential; 
• If approved the petitioner intends to submit a site plan application to convert the use of the 

property from single family residential to winery;  
 
(B) Current conditions and the character of current structures and uses in each district; 
 
Findings: 

• See Findings under Section A; 
• The rezone request is to change the zoning for the entirety of the site to the Agriculture/Rural 

Reserve (AG/RR) District, which is described by the County’s Zoning Ordinance, Chapter 
802, as follows: 
Agriculture/Rural Reserve (AG/RR) District. The character of the Agriculture/Rural 
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Reserve (AG/RR) District is defined as that which is primarily intended for agriculture uses 
including, but not limited to, row crop or livestock production, forages, pasture, forestry, 
single family residential uses associated with agriculture uses and limited, very low density, 
rural non-farm related single family uses and not in (major) subdivisions. Its purposes are to 
encourage the continuation of agriculture uses, along with the associated single family 
residential uses, to discourage the development of residential subdivisions and non-farm-
related nonresidential uses, to protect the environmentally sensitive areas, such as floodplain 
and steep slopes, and to maintain the character of the surrounding neighborhood. Therefore, 
the number of uses permitted in the AG/RR District is limited. Some uses are conditionally 
permitted. The conditions placed on these uses are to insure their compatibility with the 
agriculture-related uses. The development of new non-farm residential activities proximate to 
known mineral resource deposits or extraction operations may be buffered by increased 
setback distance. 
 

• The petition site is currently zoned Estate Residential 1 (RE1); 
• A commercial driveway permit from County Highway may be required for the purposes of 

the future site plan proposal; 
• The majority of the petition site exhibits slopes less than 12% (see Site Conditions Map); 
• The petition site is not located in FEMA or DNR Floodplain; 
• The petition site is not located in the Environmental Constraints Overlay (i.e., the Lake 

Monroe Watershed); 
• There is no evidence of karst/sinkhole features present on or near the petition site according 

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

 
Findings: 

• See Findings under Section A and Section B; 
• The adjacent parcels to the north, east, south, and southwest are currently zoned RE1; 
• The larger parcel adjacent to the west at 1300 W Bell RD was recently rezone from RE1 to 

AG/RR; 
• Land uses in the surrounding area are mostly residential and/or agricultural; 
• There are no known commercial uses directly adjacent to the subject property; 

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

• Property value tends to be subjective; 
• The effect of the approval of the rezone on property values is difficult to determine; 

 
(E) Responsible development and growth. 
 
Findings: 

• See Findings under Section A, Section B, and Section C; 
• The petition site is one parcel with 19.341 +/- acres; 
• The purpose of the rezone is to provide the property owner with the right zoning to pursue a 

winery use on the property; 
• According to the Monroe County Thoroughfare Plan, N Kinser PIKE is designated as a minor 

collector roadway, and W Bell Road is designated as a local roadway; 
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EXHIBIT 1: Petitioner Letter & Consent Letter 

 
 

20



 

 

EXHIBIT 2: Petitioner Updated Design Concepts 
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EXHIBIT 3: Uses Permitted in the AG/RR Zone 

 

USES INTENSITY ZONES USES INTENSITY ZONES

Agricultura l  Uses i AG Rel igious  Faci l i ties H P

Accessory Use P Remote Garbage/Rubbish Removal H C

Accessory Structures  for Agricultura l  Use L P Solar Farm L C

Agriculture H P Telephone and Telegraph Services L P

Agricultura l -Related Industry H P Uti l i ty Service Faci l i ty M P

Agricultura l  Uses-Land Animal H P Wastewater Treatment Faci l i ty H C

Agricultura l  Uses-Non Animal H P Water Treatment Faci l i ty H C

Agri tourism / Agri ta inment (i .e. corn mazes , petting zoos , hay tunnels )H P Wired Communication Services M P

Aquaculture M P Bus iness  and Personal  Services i AG

Chris tmas  Tree Farm H P Accessory Use P

Commercia l  faci l i ties  for the sa le, repair, and service of agricul tura l  equipment, vehicles , feed, or suppl ies  H C Artisan Crafts  M C

Commercia l  Non-Farm Animals M P Bed and Breakfast L P

Confined Feeding Operations H C Composting Operation H P

Equestrian Center H C Greenfi l l M P

Equine Services L P Historic Adaptive Reuse P

Feed Lot H P Kennel , including commercia l  animal  breeding operationsH C

Feed Mi l l L P Real  Estate Sa les  office Or Model L P

Historic Adaptive Reuse P Taxidermist L P

Horse Farm L P Temporary Seasonal  Activi ty M P

Nursery/greenhouse H P Touris t Home or Cabin L P

Orchard H P Veterinary Service (Indoor) H C

Pick-your-own operation H P Veterinary Service (Outdoor) M C

Roads ide farm stand, Permanent M P Retai l  and Wholesa le Trade i AG

Roads ide farm stand, Temporary L P Accessory Use P

Stockyard H P Agricultura l  Sa le Barn H P

Winery H P Fruit Market L P

Accessory Apartments L P Garden Center H C

Accessory Dwel l ing Units L P Historic Adaptive Reuse P

Accessory Livestock L P Automotive and Transportation i AG

Accessory Use P Automobi le Repair Services , Minor H C

Guest House L P Historic Adaptive Reuse P

Historic Adaptive Reuse P Accessory Use P

Home Based Bus iness L P Camping Faci l i ty H P

Home Occupation L P Historic Adaptive Reuse P

Res identia l  Storage Structure L P Park and Recreational  Services H C

Single Fami ly Dwel l ing n/a P Private Recreational  Faci l i ty H C

Temporary Dwel l ing L P Recreational  Vehicle (RV) Park H C

Two Fami ly Dwel l ing n/a P Manufacturing, Mining i AG

Publ ic and Semipubl ic i AG Accessory Use P

Accessory Use P Historic Adaptive Reuse P

Cemetery H P Sawmil l H C

Governmental  Faci l i ty H P Wood Products M C

Historic Adaptive Reuse P
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EXHIBIT 4: Uses Permitted in the RE1
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EXHIBIT 5: Petitioner’s Response to PRC 
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EXHIBIT 6: Monroe County Thoroughfare Plan – Adopted 12/12/2018 
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EXHIBIT 7: Petitioner’s Kinser Pike Road Width & Crash Data Narrative 
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Petitioner’s Exhibit A. 
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Petitioner’s Exhibit B. 
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Petitioner’s Exhibit C. 
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Petitioner’s Exhibit D.
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EXHIBIT 8: Monroe County Motor Vehicle Crash Summaries 
 
 

1. Motor Vehicle Traffic Crash Summary January 2016 – December 2018 
https://www.co.monroe.in.us/egov/documents/1562955319_49857.pdf 

 
 

2. Motor Vehicle Traffic Crash Summary January 2017 – December 2019 
https://www.co.monroe.in.us/egov/documents/1617388918_98651.pdf 

 
 

3. Motor Vehicle Traffic Crash Summary January 2019 – December 2021 
https://www.co.monroe.in.us/egov/documents/1662724561_04271.pdf 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

39

https://www.co.monroe.in.us/egov/documents/1562955319_49857.pdf
https://www.co.monroe.in.us/egov/documents/1617388918_98651.pdf
https://www.co.monroe.in.us/egov/documents/1662724561_04271.pdf


 

 

EXHIBIT 9: Letters of Support/Opposition 
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~continued on next page. 
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EXHIBIT 10: Draft Written Commitment 
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EXHIBIT 11: Brick & Corbett Real Estate on Home Values
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MONROE COUNTY PLAN COMMISSION                 March 21, 2023 
CASE NUMBER  PUO-23-2 and PUD-23-2 
PLANNER Anne Crecelius 
PETITIONER Monroe County Redevelopment Commission/Crider & Crider Inc.  

c/o AJ Willis, Bynum Fanyo & Assoc. 
REQUEST  North Park PUD Outline Plan Amd. #5 Change to Section 8 “Street and 

Alternative Transportation Guidelines  
Preliminary Hearing 
Waiver of Final Hearing Requested 

ADDRESS N Curry Pike and W Hunter Valley RD, Parcel #53-05-29-200-008.000-005, 
53-05-19-400-021.000-004, 53-05-19-400-050.004-004, 53-05-20-300-
008.000-004, 53-05-20-300-025.000-004, 53-05-20-300-029.000-004, 53-
01-27-890-100.000-004, 53-05-19-400-001.000-004, 53-05-19-400-
022.000-004, 53-05-19-400-022.000-004, 53-05-19-400-044.000-004, 53-
05-19-400-044.000-004, 53-05-30-100-003.000-004, 53-05-30-100-
006.000-004, 53-05-30-100-011.000-004, 53-05-29-200-004.000-004, 53-
05-30-100-001.000-004, 53-05-30-100-002.000-004, 53-05-30-100-
007.000-004, 53-05-30-100-009.000-004, 53-04-24-100-017.000-011, 53-
05-19-400-050.002-004, 53-05-19-400-050.003-004, 53-05-19-400-
050.000-004 

ACRES Construction area approximately 5.1 +/- 
ZONE North Park PUD 
TOWNSHIP Bloomington 
SECTION 19, 27, 30 
PLATS Platted 
COMP PLAN 
DESIGNATION 

MCUA Mixed Use, MCUA Open Space, MCUA Quarry Landscape 
 

 
EXHIBITS 
1. Petitioner Outline Plan Statement (PUO-23-2) - updated 
2. Outline Plan with Track Changes (pages 109-114) - updated 
3. Overall Construction Plan View 
4. North Park Ordinance Road Classification (page 127) 
5. Link to Construction Plans (PUD-23-2) 
6. Link to Current North Park Ordinance 
7. 2004 Memo from Bill Williams Regarding Road Connectivity 
 
RECOMMENDATION 
Staff recommends approving the waiver of final hearing and forwarding a positive recommendation to 
the County Commissioners for the Planned Unit Outline Plan Amendment request based on the findings 
of fact, subject to the Monroe County Highway and Drainage engineer reports, and the following plan 
edits: 

1. Petitioner apply for a Road Name Change to retire W Hunter Valley RD in exchange for the 
extension of N Curry PIKE.  

 
PUBLIC HEARING TIMELINE 

- March 7, 2023 – Plan Commission (Admin) Preliminary Hearing  
- March 9, 2023 – Plan Review Committee 
- March 21, 2023 – Plan Commission (Regular) Preliminary Hearing 

o Waiver of Final Hearing Requested 
- April 4, 2023 – Plan Commission (Admin) Final Hearing 
- April 18, 2023 – Plan Commission (regular) Final Hearing 
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PLAN REVIEW COMMITTEE, March 9, 2023 
• Why were the roads needed? – see petitioner response below under each road. 
• Ask Highway Engineer for comment regarding road removals – see response below under each 

road. 
• Ask for comments from Highway regarding retiring W Hunter Valley Rd: 

o Highway Department Director, Lisa Ridge, stated that they would support retiring the 
road name “W Hunter Valley RD” in favor of extending “N Curry PIKE” to Arlington 
Rd.  

 
SUMMARY  
The petitioner, the Monroe County Redevelopment Commission/Crider and Crider, INC, is requesting to 
amend the North Park PUD Ordinance, and has submitted a development plan for the construction of 
"Hunter Valley Road Extension" from N Curry PIKE (from the intersection of SR 46) to Hunter Valley 
Road (to the intersection of W Arlington RD). The outline plan request is to change the specific street 
construction guidelines (i.e. Reduction of Right of Way dedication, reclassification of roadway class type, 
removal of street trees along the proposed extension, reduction of speed limit, and the removal of three (3) 
connecter roads in the general area) and required street connections of the North Park Planned Unit 
Development Ordinance. The development plan is to construct the "Hunter Valley Road Extension" from 
N Curry PIKE (from the intersection of SR 46) to Hunter Valley Road (to the intersection of W Arlington 
RD) with the outline plan changes as being proposed. The construction plans under the development plan 
include approximately 2,500 feet of roadway, including a new proposed bridge. The Highway Engineer has 
reviewed these plans and agree with the plans as drafted. Once constructed, the connection will satisfy the 
following requirements under the North Park Ordinance: 
 

5. A frontage road shall be constructed linking Curry Pike/Hunter Valley Road and Arlington 
Road. The road shall consist of two travel lanes and left turn lanes and intersections as warranted. 
This road shall be completed within each of the Use Areas prior to the issuance of any land 
use certificates or occupancy permits for land use activities that will derive access from the 
road.  
6. (Amended 12/30/10 by Ord. 2010-32) Curry Pike/Hunter Valley Road shall be constructed 
from its intersection with SR46 to its intersection with Arlington Road. The road shall consist of 
two through travel lanes, two combined right turn and through travel lanes and left turn lanes and 
intersections as warranted. This road shall be designed as a boulevard with landscaped median 
running from SR46 to the proposed linear park first collector road intersection west of Stout’s 
Creek. This road shall be completed as warranted within each of the Use Areas prior to the 
issuance of any land use certificates or occupancy permits for land use activities within the 
related area, except that the entire road shall be complete from SR46 to Arlington Road 
prior to development plan approval of two-hundred (200) single family dwelling units, or 
two hundred (200) multi-family dwelling units, or 50% of the acreage of the Town Center, 
or 50% of the acreage of Use District A, or 50% of the acreage of Use District C, or 75% of 
the acreage of the Public/Civic Use Area, whichever occurs first. 

 
BACKGROUND  
The petition site is located in Bloomington Township, Sections 19, 27 and 30. The proposed road extension 
will connect N Curry PIKE (from the intersection of SR 46) to Hunter Valley Road (to the intersection of 
W Arlington RD). The road connection is required under the North Park PUD ordinance. The changes to 
the ordinance include: Reduction of Right of Way dedication, reclassification of roadway class type, 
removal of street trees along the proposed extension, reduction of speed limit, and the removal of three (3) 
connecter roads in the general area. The changes requested and the current standards are listed below and 
can be viewed in Exhibit 2. 
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Reduction of Designated Right of Way 
Current Standard: 

The ordinance currently requires that the entirety of the right of way for the connection is a 
minimum of 120’. Due to standard land acquisition negotiations some areas will be at minimum 
60’ of right of way, with the majority of the right of way area being approximately 90’ in width. 

 
Proposed Standard: 

1. Revised total right of way (ROW) shall be a minimum of one-hundred-twenty (120) feet to total 
right of way (ROW) shall be a minimum of ninety (90) feet. 

2. The addition of the statement, One-hundred-twenty (120) feet for the entirety of the bridge 
spanning Stouts Creek. 

3. The addition of the statement, The ROW shall be reduced to sixty (60) feet to preserve existing 
structures when the structures frontage is less than ninety (90) feet from the existing section line 
(proposed road centerline). 

 
Reclassification of Roadway 
Current Standard: the ordinance designates this road connection as a “Minor Arterial 
Boulevard/Secondary Arterial”. The Monroe County Highway Dept. has identified that the correct 
standards for this road extension would be as a “Major Collector”. See Exhibit 2 for the change in 
classification. 
 
Removal of Street Trees 
The ordinance requires that street trees are planted on both sides of the roadway. Note, sidepaths/sidewalks 
will remain unchanged within the ordinance and are included in the proposed construction plans.  
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Proposed Standard:  
4. Removing the street trees from the statement “Street trees and sidewalks/sidepaths shall be 

provided on both sides of the street.” 
 
Reduction of Speed 
Current Standard: requires all streets to have a minimum of 40 MPH speed limit. Due to design the 
petitioner’s design professionals and the Monroe County Highway Dept. have agreed to a 30 MPH speed 
limit. 
 
Proposed Standard:  

5. Revised the design speed of forty (40) miles per hour to thirty (30) miles per hour. 
 
Removal of Road Connections: Curry Pike/Hunter Valley to Arlington (b21) 
The ordinance currently requires a frontage road to be constructed that connection SR 46 to the 
north. See image below for approximate location (shown in yellow). This road connection would 
be constrained by the width of the North Park property at the proposed connection to W 
Arlington RD. The parcel shape is a “flagpole” like shape and doesn’t contain enough of area to 
construct a road to county standards. The petitioner has identified that this road connection wasn’t 
intended to access W Arlington RD using the flagpole portion of the property. They’ve identified that a 
road stub was to be construction in this area.  

 
Proposed Standard: All text referencing NP b21 will be removed. 

 
Highway Engineer, Paul Satterly, Comments: There is insufficient right of way width to connect this 
road segment to Arlington Road.  Existing and planned commercial development along Arlington Road 
would prohibit a cost-effective connection to Arlington Road.  The proposed intersection with SR 46 would 
provide adequate access to the area covered by the NP b21 roadway. 
 
Petitioner reason for removal: The ordinance currently requires a local road stub to be made between the 
yet unnamed frontage road connection on Curry Pike/Hunter Valley Road and the through traffic and shall 
be completed prior to development plan approval of 75% of the acreage located in Use District D. A large 
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portion of the acreage north of the existing road stub off SR46 is a non-buildable area. Of the total acreage 
north of the existing road stub, 53% of the acreage is either greater than 15% slope or required open space 
from the North Park PUD. Approximately 47% of the acreage is buildable. The allowable uses for Use 
District D are: Low Density Buffer Lot Residential, Neighborhood Density Lot Residential, and Multi-
family Neighborhood Residential. The feasibility of constructing residential properties in this area has 
become a concern due to the location and amount of non-buildable area. The proposed changes to the PUD 
would remove the requirement to construct NP b21. This will allow for all other areas of Use District D to 
be developed without the road stub being constructed. 
 
Removal of Road Connections: N Stone Branch DR to Stoneybrooke Boulevard (b20) 
The ordinance requires that a local road connection between N Stone Branch DR and Stoneybrooke 
BLVD. See image below for approximate location (shown in yellow).  

 
Proposed Standard: All text referencing NP b20 will be removed. 
 
Highway Engineer, Paul Satterly, Comments: Connection of Stone Branch Drive to the existing 
Stoneybrook Subdivision (Stoneybrook Blvd.) – This roadway connection between Stone Branch Drive 
and Stoney Brook Blvd. would encourage cut through traffic between Curry Pike/SR 46 and Arlington 
Road.  Cut through traffic has negative impacts on subdivisions including higher volumes of traffic, 
higher volumes of truck traffic and increased speeds.  The extension of Curry Pike/Hunter Valley Road is 
designed to accommodate traffic between Arlington Road and Curry Pike/SR 46, including trucks. 
 
Petitioner reason for removal: The ordinance currently requires a local road connection to be made 
between the yet unnamed frontage road connecting Curry Pike and northern SR46 intersection (NP b4) to 
Stoneybrook Boulevard. The connection shall be indirect in nature to calm through traffic and shall be 
completed prior to development plan approval of 75% of the multi family units in Use District A or D, or 
of the single family units in Use District D. The proposed changes to the PUD would remove the 
requirement to construct a local road that connects NP b4 to N. Stoneybrook Blvd. The requirement for this 
roadway construction has been proven to be a hindrance for development in the area. The residents in the 
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surrounding community, especially those of Stoneybrook neighborhood, have been very outspoken about 
their concerns with said roadway connection. The residents of Stoneybrook believe that this connection 
would increase the traffic through their neighborhood and negatively impact the safety of the residents and 
do not support the construction of the connection. By removing the requirement for this road connection, it 
will allow for development in the area that would meet the requirements of North Park PUD and will 
alleviate the concerns of the residents in surrounding areas to gain their support. 
 
Removal of Road Connections: N Stone Branch DR to Hunter Valley RD (b5) 
The ordinance requires a connecting road from N Stone Branch DR to Hunter Valley RD that follows a 
southern path through an area that was a quarry. The area was quarried and contains multiple open pits 
which would be required to be filled if road construction was pursued. There have been environmental 
studies that detailed the road connection would be impractical.  
 

 
 
Proposed Standard: The description of NP b5 will be revised to end roadway construction within Use 
District A and shall not link Curry Pike/Hunter Valley Road and Arlington Road. 
 
Highway Engineer, Paul Satterly, Comments: NP b5, Loop Road that connects Stone Branch Drive to 
east end of Hunter Valley Road – The purpose of this roadway is to provide access to the adjacent 
property.  This land is owned by the County and there is interest in using this property for a County 
Park.  The use as a park would not require a loop road for access.  Access would be provided by 
driveways connecting to Stone Branch Drive and/or Curry Pike/Hunter Valley Road. 
 
With the removal of this road connection to the south N Stone Branch DR would be left as a road stub 
(existing, see photo below). Planning Staff recommends that the petitioner propose language to be added 
to the ordinance that would trigger the construction of a cul-de-sac. The North Park PUD ordinance is set-
up to require road construction using a “percent of development” trigger. Staff recommends that lots A-8 
and A-7, platted under the North Park Type D & E Administrative Subdivision (2011015965), have a 
developmental trigger to construct a cul-de-sac at the road stub. Alternatively, the construction of the cul-
de-sac could be a condition of approval of this amendment.  
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Petitioner reason for removal: The ordinance currently requires a frontage road to be constructed 
linking Curry Pike/Hunter Valley Road to Arlington Road and shall be completed within each of the Use 
Areas prior to the issuance of any land use certificates of occupancy permits for land use activities that 
will derive access from the road. The original plan was that N. Stone Branch Drive would begin at its 
intersection with N. Curry Pike and traverse through Use District A and Use District C and connect to NP 
b6 (W. Hunter Valley Road Extension). The current allowable uses for Use District C are: Hotel, Office 
Highway District, Retail Highway District, Multi-family Highway District Residential, and Public/Civic. 
The purpose of the continuation of NP b5 through Use District C is to serve any future development in the 
uses listed for Use District C. 
 
A large portion of the acreage in Use District C is dedicated to the Require Open Space/Linear Park and 
Vegetation Conservation Areas in the North Park PUD. There are multiple open quarry pits throughout 
the district and PCBs have been found in some areas. The feasibility of construction of the roadway and 
future development has become a large concern due to the rough terrain, open quarry pits, and PCBs. The 
Monroe County Redevelopment Commission has decided to investigate alternative ways to utilize the 
property that will be more feasible for construction and will be beneficial to the public. 
 
The proposed changes to the PUD would remove the requirement to continue NP b5 through Use District 
C. NP b5 ends at the existing south road stub of N. Stone Branch Drive just west of the property line 
separating Use District A and Use District C. The changes would require a cul-de-sac to be constructed at 
the existing road stub to provide a turnaround area for emergency vehicles. The cul-de-sac shall be 
designed and constructed concurrent with the first Development Plan approval within the Development 
Tract [A]. Removing the requirement for the continuation of NP b5 through Use District C will allow the 
Monroe County Redevelopment Commission time to develop an alternative plan for the area without 
preventing or delaying any development in the other districts in the North Park PUD. 
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ZONING AND ADJACENT USES 

 
 

SITE CONDITIONS 
The site contains a bridge crossing a regulated floodplain. The proposed construction will require the 
approval of a local floodplain development permit. The floodplain area is designated as “Required Open 
Space/Linear Park” or “Vegetation Conservation Area” (page 120, North Park Ordinance). The N Curry 
Pike area was platted within the “North Park Type D & E Administrative Subdivision” in 2011. The 
properties are currently vacant and are designated as a use district A which contains multiple different 
permitted use areas (page 123, North Park Ordinance).  
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SITE PICTURES 

 
 

COMPREHENSIVE PLAN DISCUSSION  
The petition site is located in the Mixed Use, Open Space, and Quarry Landscape districts on the 
Monroe County Urbanizing Area Plan portion of the Monroe County Comprehensive Plan.  
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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 current zoning is North Park PUD created by the County in 2004;  
• The Comprehensive Plan designates the property as MCUA Mixed Use, Open Space, and Quarry 

Landscape; 
• The petitioner requests to amend the ordinance in order to: Reduce the amount required dedicated 

Right of Way, reclassify roadway class type, remove of street trees along the proposed extension, 
reduce the speed limit, and remove three (3) connecter roads in the general area; 

• The North Park Ordinance requires the connection of N Curry PIKE to W Hunter Valley RD; 
• The connection is currently the high priority of the roads proposed within the North Park PUD; 
• A development plan filing is required for the road construction;  

 
 

(2) The extent to which the proposed plan meets the requirements, standards, and stated purpose 
of the Planned Unit Development regulations. 

 Findings:  
• See Findings under section A; 
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(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; 
 
(4) The proposal will not be injurious to the public health, safety, and general welfare. 
 Findings:  

• See Findings (1), (2) and (8); 
• The petitioner is proposing to remove a road connection that would extend N Stone Branch DR to 

the south; 
• N Stone Branch DR is currently stubbed at the property line; 
• Staff recommends the petitioner propose language to include the construction of a cul-de-sac at 

the existing road stub of Stone Branch DR; 
• A cul-de-sac would allow emergency vehicles to turn around in the event of an emergency; 

 
(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 Monroe County Thoroughfare plan has identified N Curry PIKE and W Hunter Valley RD as 

a Major Collector; 
• The petitioner’s are proposing to change the road classification from a “Minor Arterial 

Boulevard/Secondary Arterial” to a Major Collector; 
 

(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:  
• See Findings (1), & (9); 
• The surrounding area is zoned Planned Unit Development; 
• Surrounding uses include residential to the north, southeast, and east, and undeveloped commercial 

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

well-being. 
 Findings:  

• See Findings under Section 1; 
• The Monroe County Redevelopment Commission is proposing a residential TIF district that would 

include portions of the North Park PUD in this area; 
 
(8) The proposal will not cause undue traffic congestion and can be adequately served by existing 

or programmed public facilities and services. 
 Findings:  

• N Curry PIKE is accessible from SR 46, and W Hunter Valley RD is accessible from W Arlington 
RD; 

• See findings under (d); 
 
(9) The proposal preserves significant ecological, natural, historical and architectural

 resources to the extent possible. 
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 Findings:  
• There is no known karst on the property; 
• Drainage will be reviewed under a PUD Development Plan if this amendment is adopted; 
• The area is not located within a critical watershed; 
• Work within the floodplain will be reviewed under a local permit if this amendment is adopted  
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EXHIBIT 1: Petitioner Outline Plan Statement 
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EXHIBIT 2: Outline Plan with Track Changes (pages 109-114) 
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EXHIBIT 3: Overview of Construction 
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EXHIBIT 4: North Park Ordinance Road Classification (page 127) 
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EXHIBIT 7: 2004 Memo from Bill Williams Regarding Road Connectivity 
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MONROE COUNTY PLAN COMMISSION                 March 21, 2023 
CASE NUMBER  PUO-22-2 
PLANNER Daniel Brown 
PETITIONER Bynum Fanyo & Assoc. 
OWNER Authentic Homes Inc. 
REQUEST  Planned Unit Outline Plan Amendment 1 to Wiley Farm at Fieldstone 

Waiver of Final Hearing Requested 
ADDRESS S Kirby RD, Parcel #: 53-09-02-300-081.000-015 
ACRES 30.23 +/- 
ZONE PUD - Fieldstone 
TOWNSHIP Van Buren 
SECTION 2 
PLATS Platted 
COMP PLAN 
DESIGNATION 

MCUA Suburban Residential 

 
EXHIBITS 
1. Petitioner Outline Plan Statement 
2. Capacity Letters 
3. Site Plan (Conceptual) – updated February 16, 2023 
4. HOA Meeting Synopsis 
5. Original Fieldstone Wiley Farm PUD Ordinance 
6. Karst Report 
 
RECOMMENDATION 
Staff recommends a denial of the Waiver of Final Hearing to provide more time for Drainage Board 
review at their scheduled April 5, 2023 meeting. 
 
Staff recommends both a “Positive” and “Negative” recommendation to the County Commissioners 
subject to the Highway Engineer and MS4 Coordinator’s reports – 
 

• Staff recommends forwarding a “positive recommendation” to the Plan Commission for the new 
road configuration and removing part of the bufferyard open space based on the petition’s 
compatibility with the Monroe County Comprehensive Plan with the following conditions: 

1. Petitioner to propose an alternative connection to Bedrock that better avoids the Sinkhole 
Conservancy Areas  

2. Petitioner to revise the proposed impervious cover percentage to discount the road for the 
residential areas 

3. Subject to Drainage Board comments 
4. Petitioner to propose language regarding the timing and extent of the road network 

buildout in coordination with the timing of the proposed future residential development. 
5. Petitioner to amend the roadway design to require cul-de-sacs instead of stubs at the end 

of streets. 
• Staff recommends forwarding a “positive recommendation” for changing the housing densities 

for Tract F, G, & I with the following conditions: 
1. Petitioner to designate common areas for all drainage easements when property is 

subdivided. 
2. Petitioner to propose the following minimum design standards for each area: 

a. Minimum lot width 
b. Minimum buildable area 

3. Petitioner to designate conservation easements around the sinkholes and non-buildable 
area to preserve wooded areas. 
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• Staff recommends forwarding a “negative recommendation” for adding 1 use (‘Convenience 
Storage’) to Tract F to the Plan Commission based on the petition’s incompatibility with the 
Monroe County Comprehensive Plan.  

 
Should the Plan Commission wish to forward a positive recommendation for changing one use of Tract F 
from high-density residential to convenience storage, staff suggests the following conditions: 

1. Subject to Drainage Board comments and compliance with the Stormwater Drainage 
Ordinance 

 
DRAINAGE BOARD REVIEW – APRIL 5, 2023 
TBD. The MS4 Coordinator will be looking for guidance from the Plan Commission regarding their 
specific questions to the Drainage Board, in addition to what is already planned to be discussed. 
 
PUBLIC HEARING TIMELINE 
PLAN REVIEW COMMITTEE – February 9, 2023 
Negative recommendation forwarded by PRC. List of questions sent to petitioner – see response below. 

1. Petitioner to submit a broader site plan showing tracts F, G, and I, along with their proposed 
phase developments to Planning staff prior to the Plan Commission meeting. There was a 
question as to whether, given the karst analysis, there has been discussions about reducing the 
housing density in the remaining areas of this property. 

a. RESPONSE: Added language in the updated petitioner's statement and added new site 
plan to Exhibit 3. 

2. The PRC would like the MS4 coordinator to review the karst study and hydrology report prior to 
the Plan Commission meeting. 

a. RESPONSE: No comments from the MS4 coordinator at this time. 
PLAN COMMISSION Regular – March 21, 2023 (Preliminary Hearing)  
 Waiver of Final Hearing requested. 
PLAN COMMISSION Regular – April 18, 2023 (Final Hearing)  
 
SUMMARY  
The petition site is located off S Kirby RD, in Section 02 in Van Buren Township. The site 30.23 +/- acres 
and is undeveloped. The petitioner is now requesting a Planned Unit Development Outline Plan 
Amendment to propose the following: 

1. New Road Configuration and different triggers for completing this roadway. 
2. Removal of Bufferyard/Open Space for Purposes of Rerouting Roadway 
3. Propose the First Phase in Tract F that would contain 1 use of “Convenience Storage” and adjust 

the remaining density per unit for the remainder Area F (High Density Residential). 
 
With the Plan Review Committee’s feedback, the petitioner further proposes to: 

1. Develop only the 3.34 acre portion of Tract F for convenience storage (no residential use permitted 
on the 3.34 ac tract), while the remainder of the lot will remain single-family residential (see second 
map in Exhibit 3).  

2. After further study, they also plan to give the commercial site a maximum of 65% impervious 
surface. Also, the remainder for single family lots of 26.22 acres would have a max. of 40% 
impervious surface. This would include the road network in the calculation for the 26.22 acre 
remainder area. 

3. The petitioner would like to commit to treating the entirety of the 3.34 acre convenience storage 
commercial lot in a pond to meet the post-development critical watershed values. Also, the entire 
road network to be treated in a pond to meet the post-development critical watershed values. 

4. Clarify their request to only 1 use option in the 3.34 acre property of 'convenience storage' as 
defined in chapter 802 of the Monroe County ordinance. 

 
Since proposing the impervious cover maximums, this petition has not yet been reviewed by the Drainage 
Board. The Drainage Board is planning on reviewing the petition at the April 5, 2023 Drainage Board 
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meeting. 
 
The Highway Department had the following comments to make: 

 
 
Here is also a table explaining the density changes being proposed: 
 

 CURRENTLY PERMITTED PROPOSED 
Tract F 184 units (10 units per acre) 38 units (2.06 units per acre) 
Tract G 56 units (6.9 units per acre) 26 units (2.83 units per acre) 
Tract I 42 units (1.99 units per acre) 10 units (0.47 units per acre) 

 
 
BACKGROUND  
The area is zoned Fieldstone PUD and has been developed in different phases and sections. The original 
Planned Unit Development seems to have been established first by the City of Bloomington in 1994 as 
PUD-63-94. 
 
The property owner intends to develop Tract F of the Wiley Farms section of this PUD with an additional 
one (1) use: Convenience Storage. 
 
Tract F was originally designated as High-Density Residential, and the list of approved uses for each tract 
in Wiley Farms can be found in Exhibit 5. The petitioner intends to establish “Convenience Storage” on 
3.5 acres of this tract, as well as develop roadways that would allow for future expansion. The ordinance 
defines Convenience Storage as follows: 
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Above: A georeferenced image showing the layout of the use districts of Wiley Farms in reference 

to the petition parcel. Below: A comment from the Planning Director, Jackie N. Jelen, and the 
petitioner’s response to said comment. 
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Though staff has not received any official comments from neighbors in the surrounding area, there has 
been phone call where a resident has expressed adjacent concerns and an email where a resident stated 
that they did not believe the use of mini warehouses should belong adjacent to residential uses. 
 
 

 
Above: An image of the storage units near the petition site. The petition site is marked by a black 

circle. 
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LOCATION MAP  
The petition site is located west of the City of Bloomington, with frontage along South Kirby RD in 
Section 02 of Van Buren Township. The site 30.23 +/- acres and is undeveloped, Parcel #: 53-09-02-300-
081.000-015.  

 
 

ZONING AND ADJACENT USES 
The petition site is zoned PUD and is a part of the Fieldstone PUD area. Property to the north is located 
within the City of Bloomington zoning jurisdiction. The rest of the adjacent property is zoned PUD, and 
RE2.5). 
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INFRASTRUCTURE 
Capacity letters have been provided for this site regarding gas, electricity, and water, though staff has not 
received a letter saying that sewer will be extended to this property. No Right-of-Way activity permits 
have been submitted to the Highway Department for review at his time. A 36-page karst survey has been 
submitted for this project as well. This project was also discussed preliminarily during the Drainage 
Board meeting on February 1, 2023, where it was discussed that the drainage would need to go from the 
south to the north. 
 
SITE CONDITIONS 
The site utilizes CBU water and sewer is in the general vicinity. Sidewalks run along both sides of S 
Fieldstone BLVD where the proposed site will have access. Multiple karsts are present on the property. 
Drainage implications of development would be reviewed under a PUD Development Plan. 
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SITE PICTURES 

 
Figure 1.  Pictometry photo from April 2020, looking north. 
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COMPREHENSIVE PLAN DISCUSSION – PHASE I 
The petition site is located in the Suburban Residential 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. 
 
Suburban Residential includes existing low-density single-family subdivisions and isolated multi-family 
apartment complexes. Different housing types are typically segregated, with multiple buildings having a 
similar or identical appearance. This development type is not recommended for extensive application 
beyond existing or currently planned developments. In some locations, it may be appropriate to extend 
this development pattern if it is directly adjacent to existing Suburban Residential subdivisions as an 
appropriate way to coordinate with those neighborhoods. However, the conservation community land use 
category offers a more appropriate alternative to the conventional suburban subdivision that balances the 
desire for non-urban living while also preserving rural character. The following guidelines should be 
considered if new suburban-style developments are approved; they also provide considerations for 
potential retrofitting of public infrastructure within existing neighborhoods. 
 
A. TRANSPORTATION  
Streets: Suburban residential subdivisions are auto-oriented by design. To the extent possible, this 
approach to residential development should be de-emphasized within the Urbanizing Area to prevent 
continued expansion of isolated “leap-frog” subdivisions and sprawl development patterns that require 
continued reliance on the automobile. New Suburban Residential streets should be designed to encourage 
interconnectivity to and through the neighborhood and to surrounding subdivisions. Cul-de-sacs should be 
discouraged unless necessary due to topographic or environmental constraints. Streets are typically 
designed with curb and gutter, but may also be designed to accommodate surface runoff with open street-
side swales or ditches. 
Bike, Pedestrian, and Transit Modes: Sidewalks and/or shared use paths should be provided on all streets, 
with connections to larger pedestrian and bicycle systems. Sidewalk retrofits in existing subdivisions 
should be considered after thorough consultation with and support from existing residents. Given their 
remote location and low-density development pattern, opportunities to serve Suburban Residential 
neighborhoods with public transportation are limited. Expansion opportunities for Rural Transit routes 
should be explored, with pick-up locations considered near entries to subdivisions. 
 
B. UTILITIES 
Sewer: New development should be served by the public sewer system. Localized package systems for 
individual residential subdivisions should be discouraged. Retrofit and tie-ins should be encouraged for 
older neighborhoods on septic. 
Power: Overhead utility lines should be buried within subdivisions. Where possible, existing overhead 
lines along arterial frontages should also be buried. 
Communications: Communications needs will vary within the suburban residential developments, but 
upgrades to infrastructure should be a key consideration for future development sites. Creating a standard 
for development of communications corridors should be considered to maintain uniform and adequate 
communications capacity. 
 
C. OPEN SPACE 
Park Types: Many of the older suburban subdivisions in the Urbanizing Area were developed without 
dedicated open space. new developments, such as Stone Chase, include platted open space reserves; these 
generally function to preserve natural features such as streams and tree stands, or to provide space for 
stormwater retention ponds. However, subdivisions are not currently required to provide usable park 
space, with the exception of voluntary cluster subdivisions. All new residential subdivisions should be 
designed to include neighborhood parks and/or greenways as a community amenity. 
Urban Agriculture: Private residential gardens and local community gardens should be encouraged within 
commonly maintained open space areas or via conversion of undeveloped lots in established 
neighborhoods. 
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D. PUBLIC REALM ENHANCEMENTS 
Lighting: Lighting needs will vary by street type and width but safety, visibility and security are 
important. Local streets may be lighted, but lighting may be not be necessary in all low-density 
subdivisions. 
Street/Site Furnishings: Suburban residential neighborhoods typically have few street furnishings beyond 
street lamps. 
 
E. DEVELOPMENT GUIDELINES 
Open Space: A minimum of 5% of total site area for new developments should be set aside for publicly 
accessible and usable open space areas. open spaces may be designed as formal park settings or informal, 
naturalized reserve areas. Natural areas should be accessible with trails or paths where appropriate. If not 
accessible, additional open space area should be provided. likewise, open space areas may include 
stormwater management features, but should not be dominated by large retention ponds with no 
additional recreational space. 
Parking Ratios: Parking for single-family homes is typically accommodated on individual 
lots. on-street parking should also be permitted. 
Site Design: Reverse frontage lots should be avoided. homes should not back onto arterial 
or collector streets. 
Building Form: Modern suburban single-family construction has trended in two directions: either overly 
simplified (e.g. blank, windowless side facades) or overly complex (e.g. complicated building massing 
and roof forms). Homes should have recognizable forms and detailing appropriate to the architectural 
style, with an emphasis on “four-sided architecture”. Garages doors should not dominate the front facade; 
ideally garages should be set back from the front facade and/or side-loaded. 
Materials: High quality materials, such as brick, stone, wood, and cementitious fiber should be 
encouraged. Vinyl and Exterior Insulated Finishing Systems (EIFS) may be appropriate as secondary 
materials, particularly to maintain affordability, but special attention should be paid to material 
specifications and installation methods to ensure durability and aesthetic quality. 
Private Signs: Subdivision entry signs should be integrated into high-quality landscape designs. 
 
 
 
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 inconsistent with the Comprehensive Plan 

per the Suburban Residential district; 
• The current use and potential expansion of the site would not support commercial uses; 

o The MCUA Phase I plan designates the petition site as “Suburban Residential”; 
• The current zoning is Fieldstone PUD, Wiley Farms Tract F created by the City of Bloomington in 

1994;  
• The Comprehensive Plan designates the property as MCUA Suburban Residential; 
• The current approved uses for the petition parcel have been determined to be the ‘high-density 

residential’ uses listed in the petitioner letter from the 1994 city of Bloomington PUD filing; 
• The petition parcel has remained vacant since that time; 
• The petitioner requests to add one (1) new use; 
 

(2) The extent to which the proposed plan meets the requirements, standards, and stated purpose 
of the Planned Unit Development regulations. 
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 Findings:  
• The proposed plan will need use definitions to be defined;  
• Design standards were found specifically listed in the PUD documentation; 
• The site will not meet the design standards of the underlying zone, High-Density Residential; 
• The petitioner has not indicated that any other deviation from the Zoning Ordinance would be 

sought at this time related to density, dimension, bulk, use, required improvements, and 
construction and design standards; 

• Site plan improvements including parking, landscaping, and bioretention requirements will be 
addressed at the development plan stage; 

• 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; 
 
(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:  
• Parking minimum requirements will be reviewed for the petition site once a design is submitted for 

review; 
• The site will meet the design standards of the underlying zone, General Manufacturing (MG); 
• Development plan requirements including parking, landscaping, and bioretention requirements will 

be addressed at the development plan stage. 
 

(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:  
• See Findings (a), (b) & (d); 
• Other immediately surrounding uses include single-family residential to the southeast and east, 

duplexes/condominiums to the northeast, and vacant land to the west, east, and south; 
• Much of the surrounding area is zoned Planned Unit Development, Estate Residential 2.5; 
• Development plan requirements including parking, landscaping, and bioretention requirements will 

be addressed at the development plan stage. 
 
(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:  
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• Access is derived from S Fieldstone BLVD which is designated as a Local Road in the 
Thoroughfare Plan; 

• 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:  

• There are known karsts on the property; 
• Drainage will be reviewed under a PUD Development Plan if the this petition is adopted; 
• The area was originally listed as a ‘high-density residential’ part of the Fieldstone PUD 

request to the city of Bloomington in 1994. 
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EXHIBIT 1: Petitioner Outline Plan Statement 
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EXHIBIT 2: Capacity Letter 
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EXHIBIT 3: Site Plan (Conceptual) 
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EXHIBIT 4: HOA Meeting Synopsis  
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EXHIBIT 5: Original Fieldstone Wiley Farm PUD Ordinance 
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EXHIBIT 6: Karst Report 
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