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Agenda 
Plan Commission Administrative Meeting 

5:30 p.m. – 7:00 p.m. 
Tuesday, April 4, 2023 
VIRTUAL MEETING 

Please take notice that the Monroe County Plan Commission will hold a hybrid Administrative (Work 
Session) meeting on Tuesday, April 4, 2023 at 5:30 PM in the Monroe County Government Center 501 N 
Morton Street, Bloomington, Indiana Room 100B or via Zoom 
(https://www.co.monroe.in.us/egov/apps/document/center.egov?view=item;id=10208).  

The public may attend 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) or call (812)349-2560 our office. The work session agenda includes 
the following agenda items for the regularly scheduled Tuesday, April 18, 2023 Plan Commission 
meeting: 

ADMINISTRATIVE BUSINESS: 
1. VAR-23-13 $208.50 Refund Request for VAR-23-13 

2. CDO Work Session
a. Debrief from the March 23 Focus Group Meetings
b. Discussion on Public Engagement Next Steps
c. Other work session business brought before the Commission

UNFINISHED BUSINESS: 
1. PUO-22-2 Wiley Farm at Fieldstone Tract F Amendment 1 Planned Unit Development 

Outline                          PAGE 5 
One (1) 30.23 +/- acre parcel in Van Buren Township, Section 02 at S Kirby RD, 
parcel #53-09-02-300-081.000-015. 
Owner: Authentic Homes Inc. 
Zoned PUD. Contact: drbrown@co.monroe.in.us 

NEW BUSINESS: 

1. REZ-23-1 Lake Lemon Marina Rezone from LB to LB PAGE 85 
Preliminary Hearing. Waiver of Final Hearing Requested. 
One (1) 3.14 +/- acre parcel in Benton North Township, Section 35 at 
9554 E North Shore DR, parcel #53-01-35-100-017.000-003.  
Owner: Werner Group, LLC  
Zoned LB. Contact: dmyers@co.monroe.in.us  

2. SMN-22-8 Zikes Road Minor Subdivision Preliminary Plat PAGE 142 
Preliminary Hearing.  Waiver of Final Hearing Requested  
Sidewalk Waiver Requested. 
Four (4) parcels on 98.57 +/- acres in Section 9 of Clear Creek Township at 
S Zikes RD, Parcel #53-11-09-100-003.000-006.  
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Owner: Fourth Generation Property Management, LLC  
Zoned AG/RR. Contact: shawnsmith@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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The petitioners applied and paid for a design standard variance from the ECO Area 3 (18% Slope) 
standard of Chapter 825. The petitioner’s applied by the March 2023 deadline intending for the request to 
be heard at the April 2023 BZA. The petitioner was intending to purchase the property and had a contract 
with the property owners. The property owners broke the contract therefore the petitioner is no longer 
interested in pursuing the variance. Staff has accepted the variance filing but has not visited the site or 
wrote a report. The total filing fee for the variance was $208.50. Staff supports a refund of $200.00, 
which doesn’t include the cost for the petition sign.  
 
 

 

MONROE COUNTY PLAN COMMISSION                                                                      April 4, 2023 
PLANNER Anne Crecelius 
CASE NUMBER VAR-23-13 
PETITIONER Josh Brown 
ADDDRESS 6109 E Kerr Creek RD, #53-06-31-100-013.000-003 
REQUEST Refund for VAR-23-13 $208.50 
ACRES 24.02 +/- acres 
ZONE AG/RR 
TOWNSHIP Benton South Township 
SECTION 31 
PLATS Unplatted 
COMP PLAN 
DESIGNATION 

MCUA Rural Transition 
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MONROE COUNTY PLAN COMMISSION ADMIN                    April 4, 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 
ADDDRESS 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 
Recommendation to the Plan Commission:  

• 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. 

• Staff recommends forwarding a “negative recommendation” for adding 1 use to Tract F to the 
Plan Commission based on the petition’s incompatibility with the Monroe County 
Comprehensive Plan.  

 
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. Continued to the April meeting. 
The following information will be finalized prior to the April 18, 2023 final hearing. 
1. The allowance of the "Convenience Storage" would only be for the 3.34 ac area as shown in Exhibit 3 
2. See Exhibit 5 for the uses permitted to the parcel to the west (Parcel K) 
3. See Exhibit 3 & 5 for the proposed connectivity vs the existing required connectivity 
4. Staff reached out to Daniel Butler to inquire about conducting a second neighborhood meeting and 
including Summerfield HOA. 
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At the time this packet has gone out, staff has not heard from Mr. Butler. 
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 March 1 Drainage Board meeting. 
Comments will be summarized for the regular Plan Commission hearing. 
 
The Highway Engineer had the following comment to make: 

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

 CURRENTLY PERMITTED PROPOSED 
Tract F 184 units (10 units per acre) 36 units (3.6 units per acre) 
Tract G 56 units (6.9 units per acre) 27 units (2.93 units per acre) 
Tract I 42 units (1.99 units per acre) 10 units (2.37 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. 
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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: 
 

 
 

 
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. 
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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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EXHIBITS  
1. Petitioner Letter 
2. As-Built Survey 
3. Ordinance 2007-48 
4. Plan Commission Minutes – September 25, 2007 
5. Driveway Permits – November 2016 
6. North Shore Amendment One - Final Plat 
7. North Shore Subdivision Improvement Agreement 
8. North Shore Amendment Two - Final Plat 
9. Letters of Support 
10. Petitioner’s Presentation 
11. Petitioner’s Site Photos 
 
RECOMMENDATION 
Recommendation to the Plan Commission: 

• Staff recommends forwarding a “negative recommendation” to the Monroe County Board of 
Commissioners based on the prior rezone petition’s conditions of approval and the 
recommendation by the Monroe County Highway Department.  

 
PLAN REVIEW COMMITTEE – March 9, 2023 
Plan Review Committee (PRC) members discussed the planning history of the petition site and requested 
staff include the Plan Commission minutes for the most recent rezone (9/25/07) in the next staff report 
(see Exhibit 4).  PRC members also asked for staff to include any driveway permits that were issued for 
the neighboring properties to the north (see Exhibit 5). 
 
MEETING SCHEDULE 
Plan Review Committee – March 9, 2023 
Plan Commission Admin Meeting – April 4, 2023 
Plan Commission Regular Meeting – April 18, 2023 (Preliminary– Waiver of Final Hearing Requested) 
Plan Commission Admin Meeting – May 1, 2023  
Plan Commission Regular Meeting – May 16, 2023 (Final Hearing) 
Board of Commissioners Meeting – TBD  
 
SUMMARY 
The petition site is one parcel totaling 3.41 +/- acres located in Benton North Township at 9554 E 

MONROE COUNTY PLAN COMMISSION ADMINISTRATIVE                                  April 4, 2023 
PLANNER Drew Myers 
CASE NUMBER REZ-23-1, Lake Lemon Marina Rezone 
PETITIONER Werner Group LLC c/o Stephen Werner 
ADDDRESS 9554 E Northshore DR, parcel no. 53-01-35-100-017.000-003 
REQUEST Rezone Request from LB to LB (w/ the request to remove the prior rezone 

condition of approval for a shared driveway) 
Waiver of Final Hearing Requested 

ACRES 3.41 +/- acres 
ZONE Limited Business (LB) 
TOWNSHIP Benton North 
SECTION 35 
PLATS Platted; Northshore Final Plat Amendment One 
COMP PLAN 
DESIGNATION 

Rural Residential 
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Northshore DR. The petitioner is proposing to amend the Zoning Map from Limited Business (LB) to 
Limited Business (LB) with the intention to remove a prior condition of approval from Ordinance 2007-
48.  The petitioner’s intention behind the rezone request is to remove the condition of approval related to 
requiring a shared driveway with the adjacent properties (see highlighted condition below requested to be 
removed). 
 
Ordinance 2007-48 (Exhibit 3): 
 

 
 
The driveway to be shared is circled in blue: 
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If the rezone request is approved by the County Commissioners, the petitioner intends to apply for a 
major subdivision preliminary plat amendment with a sidewalk waiver to remove the requirement of 
constructing a sidewalk along lots #1-5, and also, remove mention of the shared driveway.  It is Staff’s 
understanding that the shared driveway requirement is conditioned in both the rezone and subdivision 
final guiding documents.  The petitioner also intends on submitting a commercial site plan amendment 
and possible design standards variance requests to adjust the commercial site aspects like paving, parking, 
landscaping, etc. The site is currently not paved, and the plans call for a paved parking area; the petitioner 
would like to keep the parking area gravel, which will further require a variance. 
 
If the rezone is denied, the petitioner may continue to operate the property as the Lake Lemon Marina 
under the Limited Business (LB) zone but must remove a driveway entrance and instead use a shared 
driveway design.  The petitioner may still apply for the major subdivision preliminary plat amendment 
and subsequent process for a commercial site plan amendment. 
 
BACKGROUND 
The Zoning Map amendment would be from LB to LB with the intention of removing a condition of 
approval from a prior rezone petition.  
 
In May of 2005, a rezone (case #: 0503-REZ-06) was approved for 1.37 acres of a 7.53-acre parcel to 
Estate Residential (ER).  The original 7.53-acre parcel was the Lake Lemon Marina property, which was 
zoned Limited Business (LB). 
 
In May 2005, a minor subdivision (case #: 0505-SMN-14) was approved by the Plat Committee creating 
two lots, (1.37 acres zoned ER and 6.16 acres to remain zoned LB).   
 
In May of 2006, the Monroe County Plan Commission approved a three-lot major subdivision (case #: 
0602-SPP-01) creating two 1-acre lots and a remaining 5.53-acre lot for the marina business use.   
 
In December of 2007, a rezone (case #: 0707-REZ-06, Ordinance 2007-48) was approved for the 5.53-
acre lot.  Two acres of the 5.53-acre lot were rezoned from LB to ER.  The remaining 3.53 acres from the 
5.53-acre lot remained the LB zoning to contain the existing marina business zone.   
 
In March 2008, the Plan Commission approved a three-lot preliminary plat amendment (case #: 0801-
SVA-01) to officially create the two 1-acre lots and left the remaining 3.41-acre lot for the marina 
business use. 
 
Sometime in April or May of 2008, a commercial site plan for the marina business was approved by 
County Planning Staff (case #: 0804-SIT-01).  To-date, staff is unsure whether a final Land Use 
Certificate (LUC) was issued for this site plan. There is a bond on file for paving the marina site, which is 
also the impetus for part of these filings; the petitioner would prefer not to pave and instead get a release 
of the bond funds. 
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Listed below are the definitions of the LB zone per Chapter 802. 
Limited Business (LB) District.  

The character of the Limited Business (LB) District is defined as that which is primarily intended 

to meet the essential business needs and convenience of neighboring residents. Limited business 

uses should be placed into cohesive groupings rather than on individual properties along the 

highways and access control should be emphasized. Its purposes are: to encourage the 

development of groups of nonresidential uses that share common highway access and/or provide 

interior cross-access in order to allow traffic from one business to have access to another without 

having to enter the highway traffic; to discourage single family residential uses; to protect 

environmentally sensitive areas, such as floodplain, karst, and steep slopes; and to maintain the 

character of the surrounding neighborhood. Therefore, the number of uses permitted in the LB 

District is limited. Some uses are conditionally permitted. The conditions placed on these uses are 

to insure their compatibility with the adjacent residential uses. 

 

 

LOCATION MAP  
The parcel is located at 9554 E Northshore DR, Section 35 in Benton North Township. The Parcel No. is 
53-01-35-100-017.000-003. 
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CURRENT ZONING 
The parcel is zoned Limited Business (LB). Adjoining parcels to the north and east are zoned Estate 
Residential (ER), and adjoining parcels to the west are zoned Suburban Residential (SR). There are no 
commercial uses directly adjacent to the subject property. The surrounding area consists of predominantly 
residential uses. 
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SITE CONDITIONS & INFRASTRUCTURE 
The petition site is made up of one 3.41 acre +/- parcel. The Lake Lemon Marina currently operates on 
the petition site. Access from E Northshore DR is through an ingress/egress easement on the property at 
9604 E Northshore DR (Hamer, Karen & Colin).  Portions of the property are designated “A” according 
to the DNR Best Available Floodplain Map.  There is no evidence of the presence of karst/sinkhole 
features on and near the petition site according to available contour data. 
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Site Photos: 

 
Photo 1 – Lake Lemon Marina Driveway; facing northeast. 

 

 
Photo 2 – Lake Lemon Marina Driveway; facing west. 
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Photo 3 – Lake Lemon Marina Driveway; facing northwest. 

 

 
Photo 4 – E Northshore DR; facing southeast. 
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Photo 5 – E Northshore DR; facing northwest. 

 

 
Photo 6 – 9550 & 9548 E Northshore DR driveway cut; facing northwest. 
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Photo 7 – Driveway cuts off E Northshore DR; facing southeast. 

 

 
Photo 8 – Area for potential shared driveway; facing northeast.
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Stormwater Comments: 

 
Highway Comments: 
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COMPREHENSIVE PLAN DISCUSSION 

 
 
The Rural Residential use category includes rural property, environmentally sensitive areas, and areas 
adjacent to quarry operations where low densities are appropriate and desirable; however, the sparse 
population character of the Farm and Forest category is no longer applicable. Generally, these areas are 
characterized by active or potential mineral extraction operations nearby, steep slopes, and the remaining 
forest and/or agricultural land where roadways and other public services are minimal or not available. 
 
The Rural Residential use category includes all property in Monroe County that is not within the Farm 
and Forest Residential area, Bloomington Urbanizing Area or a Designated Community, or an 
incorporated town or city. Approximately 52,000 acres of rural property in Indian Creek, Clear Creek, 
Van Buren, Bloomington, Richland, Bean Blossom, Washington, and Benton Townships are designated 
Rural Residential. Most often this category adjoins or is very close to the Farm and Forest Residential 
areas. Current Rural Residential densities are usually greater than 64 homes per section and some portions 
of the Rural Residential area have already been subdivided or developed at urban densities. 
 
To maintain Rural Residential 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. Where appropriate infrastructure is 
available, home clustering with open space dedications may be an option in this residential category. 
Open space can serve a variety of uses including recreational opportunities for local residents, limited 
accessory agricultural uses, or buffering of an adjoining use. Contiguous Resilient Land shall be available 
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for each dwelling adequate to support either two independent conventional septic fields or one replaceable 
mound system. Sufficient space for buildings traditionally associated for this type of use must also be 
provided. In addition, public roadways shall not experience less than the Monroe County Level of Service 
standard existing at the time this Plan is adopted. New subdivision road traffic lanes that access County 
roadways shall not exceed the capacity of traffic lanes for adjoining public roadways. State highways, 
major collectors, or arterial roads 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 Rural Residential. 
• The rezone request is to remove a prior rezone condition of approval that requires …; 
• The current use of the petition site is boat storage; 
• If approved the petitioner intends to submit a preliminary plat amendment and request a 

sidewalk waiver to remove the sidewalk requirement on the petition site, and submit a 
commercial site plan amendment to come up-to-date with site development standards;  

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

• See Findings under Section A; 
• The rezone request is not to change the zoning, but rather remove a prior condition of 

approval from Ordinance 2007-48; 
• The petition site is currently zoned Limited Business (LB); 
• A marina has operated at this location for more than 20 years; 
• Ben Ayers of the Highway Dept. provided the following comment: 

• “Northshore Drive is classified as a Minor Collector with an ADT of 534.  Due to the 
hill and curve to the west the required sight distance of 335.0' and the driveway 
spacing requirement of 150.0' of Monroe County Code Chapter 755; 755-11 cannot 
be obtained.  I recommend that the condition of approval of the Northshore 
Subdivision to share the existing driveway entrance remain.” 

• The petition site does exhibit areas of considerable slope greater than 15% (see Site 
Conditions Map); 

• Portions of the petition site are designated “A” per the DNR Best Available Floodplain Map; 
• 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 and east are zoned ER; 
• The adjacent parcel to the west is zoned SR; 
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• Land uses in the surrounding area are predominantly residential; 
• 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 3.41 +/- acres; 
• The purpose of the rezone is to remove a prior rezone condition of approval related to 

requiring a shared driveway; 
• According to the Monroe County Thoroughfare Plan, E Northshore DR is designated as a 

Minor Collector roadway; 
• Driveway permits were issued by the Highway Dept. in 2016 for 9548 and 9550 E 

Northshore DR; 
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EXHIBIT 1: Petitioner Letter
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EXHIBIT 2: As-Built Survey 
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EXHIBIT 3: Ordinance 2007-48
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105



EXHIBIT 4: Plan Commission Minutes – September 25, 2007 
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EXHIBIT 5: Driveway Permits – November 2016
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EXHIBIT 6: North Shore Amendment One - Final Plat 
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EXHIBIT 7: North Shore Subdivision Improvement Agreement
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EXHIBIT 8: North Shore Amendment Two - Final Plat 
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EXHIBIT 9: Letters of Support
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EXHIBIT 10: Petitioner’s Presentation 
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EXHIBIT 11: Petitioner’s Site Photos 
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MONROE COUNTY  
Plan Commission 
Public Meeting Date: April 18 , 2023 

 
CASE NUMBER PROPOSED NAME  DETAIL 
SMN-22-8 Zikes Road Minor Subdivision 4-Lot Minor Subdivision Preliminary Plat 

 
The Subdivision Control Ordinance shall be interpreted, administered, and enforced in a manner that is 
consistent with Chapter 850-3.  
 
PLAT COMMITTEE ☒ Recommendation ☐ Decision 
RECOMMENDED MOTION Approval Planner: Shawn Smith 

Recommended Motion Conditions or Reasoning: 
Approve the subdivision based on the finding that the proposed preliminary plat meets the Subdivision Control 
Ordinance with the following edits: 

1. Surveyor locate the proposed septic locations on the preliminary plat. 
2. Surveyor address MS4 Coordinator comments. 
3. Surveyor to illustrate location of preserved or planted street trees per Chapter 856-43. 

 
Recommend approval of the sidewalk waiver based on the findings. 
 
PLAT COMMITTEE (March 16, 2023): 
Voted to approve Staff’s recommendation by a vote of 3-0 with one amendment:  

1. Confirmation that the proposed right of way on Lot 2 has an acceptable line of sight. 
 
Waiver(s) Requested:  ☐ No ☒ Yes: Sidewalk 
Waiver of Final Hearing Requested: ☐ N/A ☐ No ☒ Yes 
Plat Vacation: ☒ No☐ Partial ☐ Yes:  

 
PETITIONER Todd Borgman 
OWNERS Fourth Generation Property Management, LLC 
ADDRESS S Zikes RD; 53-11-09-100-003.000-006 
TOWNSHIP + SECTION Clear Creek; 9 
PLATS ☒ Unplatted ☐ Platted:  
ACREAGE +/- 98.57 +/- acres  

PETITION SITE ADJACENT 
ZONING AG/RR AG/RR 
COMP  PLAN Designated Communities Farm and Forest, Designated Communities 
USE Vacant Land Residential, Other Residential Structures 

 
SUMMARY 

The petitioner is proposing a 4-lot Minor Subdivision Preliminary Plat with a sidewalk waiver request and 
waiver of the final hearing. The property is zoned Agriculture/Rural Reserve (AG/RR). All proposed lots 
will meet the minimum requirements for subdividing land in their respective zoning districts. Septic 
Permits have already been applied for and approved. Right-of-Way permits have been applied for and are 
pending the approval of this subdivision. 
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PLAT COMMITTEE SUMMARY 
At Plat Committee, it was communicated by Staff that the street trees requirement would more than likely 
be met due to the existing dense vegetation along South Zikes Road. Staff also communicated that there 
did not appear to be sidewalks within a 1 mile radius of this proposed subdivision. It was also reiterated 
by Plat Committee members that part of the justification for recommending approval of the sidewalk 
waiver is due to the extent of which the trees alongside South Zikes Road would need to be removed to 
place sidewalks along the roadway.  
 
Comments from Stormwater: 

 
 
Comments from Highway Department: 

 
 
 

143



  

144



DISCUSSION 
The proposed subdivision will create three lots 
out of 98.57 +/- acres. Below is a summary table 
of facts regarding the three lots. The property 
does contain a DNR floodplain zone. 
 
There is at least one waiver request for this 
subdivision petition; sidewalk (We’re working 
with the Surveyor regarding the 
planting/preservation of the required street trees). 
 
Below is a summary of the lot configurations and 
requirement.  
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

EXHIBITS - Immediately following report 

1. County Slope Maps 
2. Site Photos 
3. Preliminary Plat  
4. Planning Staff Findings of Fact 

 Lot 1 Lot 2 Lot 3 Lot 4 
Acreage / 
Buildable 
Area (+/-) 

28.437 acres / 14.48 acres 27.394 acres / 10.59 acres 
 

21.275 acres / 17.99 acres 
 

20.261 acres / 16.25 acres 

Wastewater WW-22-170 (Issued) WW-22-171 (Issued) 
 

WW-22-172 (Issued) 
 

 
WW-23-7 (Issued) 

Property 
Access S Zikes Rd; RW-22-156 S Zikes Rd; RW-22-157 

 
S Zikes Rd; RW-22-158 

 
S Zikes Rd; RW-22-159 

R/W 
Dedication; 
S Zikes RD 

(local) 

Yes Yes 

 
 

Yes 
 
 

 
 

Yes 

Environmental 
Conditions Slopes > 15% Slopes > 15% 

 
Slopes > 15% 

 

 
Slopes > 15% 

Existing 
Structure(s) Vacant Vacant 

 
Hunting Blind 

 

 
Hunting Blind 
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EXHIBIT 1: County Slope Map  
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EXHIBIT 2: Site Photos 

 
Photo 1: Aerial imagery. 

 

147



  
Photo 2: Existing path located on proposed Lot 2. 
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Photo 3: South Zikes Road. 

 

 
Photo 4: Looking West, towards Zikes Road. 
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Photo 4: Sinkhole area. 

 

 
Photo 5: Adjacent Property (looking north). 
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Photo 6: Looking East. 

 

 
Photo 7: Winding paths throughout property. 
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Photo 8: Area looks like it is currently being used for hunting. 

 

 
Photo 9: What most of the property looks like. 
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EXHIBIT 3: Preliminary Plat 
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EXHIBIT 4: Findings of Fact 
FINDINGS OF FACT - Subdivisions 
 
850-3 PURPOSE OF REGULATIONS  
 
(A) To protect and provide for the public health, safety, and general welfare of the County. 
 
 Findings 

• The petition site is one parcel totaling 98.57 +/- acres; 
• The petition site is not in a platted subdivision; 
• The site is zoned Agriculture/Rural Reserve (AG/RR) along with the surrounding area; 
• The preliminary plat amendment request is to subdivide the property into four new lots with 

the following details:  
o LOT 1: 28.44 acres; LOT 2: 27.39 acres; LOT 3: 21.28 acres; LOT 4: 20.26 acres 

• The preliminary plat requests one subdivision waiver; 
• Street tree requirements are applicable due to the designation of the Designated Community in 

the Comprehensive Plan; 
• Sidewalk requirements are applicable due to the designation of the Designated Community in 

the Comprehensive Plan; 
• All proposed lots have right-of-way-activity permits to provide access off of S Zikes RD; 

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

Plan and related policies, objectives and implementation programs. 
 
 Findings  

• The Comprehensive Plan designates the property as Designated Communities; 
• See findings under Section A; 

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

 
 Findings  

• Surveyor to address the MS4 Coordinator notes per the condition of approval; 
• See findings under Section A; 

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

through reasonable design standards. 
 

Findings 
• Neighboring properties are zoned AG/RR; 
• The use of neighboring properties is either residential or agricultural; 
• See findings under Sections A & C; 

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

will be provided, in an efficient manner, in conjunction with new development, to promote an 
aesthetically pleasing and beneficial interrelationship between land uses, and to promote the 
conservation of natural resources (e.g., natural beauty, woodlands, open spaces, energy and areas 
subject to environmental constraints, both during and after development). 

 
 Findings  

• Designated floodplain is to be delineated on the preliminary plat; 
• See findings under Sections A & C; 

 
(F) To provide proper land boundary records, i.e.: 
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(1) to provide for the survey, documentation, and permanent monumentation of land boundaries 

and property; 
  
 Findings: 

• The petitioner has submitted a preliminary plat drawn by a registered surveyor;  
 

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

• The petitioner submitted a survey with correct references, to township, section, and range to 
locate parcel. Further, the petitioner has provided staff with a copy the recorded deed of the 
petition site. County Surveyor has also reviewed the plat for survey accuracy; 

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

 
 Findings 

• The land boundary records are found at the Monroe County Recorder’s Office and, if 
approved, a final plat will be required to be recorded as the result of the proposed preliminary 
plat amendment process; 

 
FINDINGS OF FACT – WAIVER OF SIDEWALK REQUIREMENT   
The petitioner is requesting a waiver from the Improvement, Reservation and Design Standards outlined in 
856-40 (A) (Sidewalks), which reads: 

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

when any of the following are applicable: 
(4)  the proposed subdivision is within a designated growth area in one of the Rural 

Communities as identified by the Comprehensive Plan, or;  
 

Section 850-12 of the Monroe County Subdivision Control Ordinance states: “The Commission may 
authorize and approve modifications from the requirements and standards of these regulations (including 
the waiver of standards or regulations) upon finding that: 
 
1. Practical difficulties have been demonstrated: 
 

Findings: 
• The petitioner is requesting a waiver from the S Zikes Road required 4’ sidewalks. The 

northern portion of S Zikes Road would require 195’ of sidewalk and the southern portion 
would require 1,200’ approximately. 

• The sidewalk improvements are required due to the petition site meeting the criteria described 
in 856-40 (A) (4) above; 

• The parcel of the petition site is not within a designated growth area in the Smithville-Sanders 
Rural Community, however, the property is classified as Designated Community under the 
2012 Comprehensive Plan; 

• The topography has dense vegetation and small road width that would make sidewalk 
installation difficult; 

• The site gains access from E Smithville RD, designated a Major Collector in the Monroe 
County Thoroughfare Plan; 

• Sidewalks do not currently exist adjacent to the petition site in either direction; 
• The requirement is that sidewalks be constructed within the right-of-way along the petition 

site’s frontage of S Zikes Road (north side 195’ and south side 1,200’), unless the waiver is 
granted; 
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• There are obvious existing physical constraints, including steep slopes, existing fence posts, 
and high powered utilities lines, where the sidewalk would be required along S Zikes Road; 

• The total length of required sidewalk for which the waiver is requested is approximately 1,395’; 
• In the right of way of proposed Lots 2 and 4, the preliminary plat shows there would be conflict 

with proposed sidewalks in relation to karst areas and greater than 15% slope; 
• Much of the right of way has mature trees that add to the character of the area. Sidewalk 

installation would likely require the removal of many of those trees; 
• There are no nearby sidewalks within a 1 mile radius of the parcel; 
• Practical difficulties have been demonstrated; 

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

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

• See findings under Section (1); 
• The petition site is located in the Monroe County Designated Community as designated by the 

Comprehensive Plan; 
• The Comprehensive Plan calls for transportation alternatives throughout Monroe County; 
• The 2018 Monroe County Transportation Alternatives Plan does not have identify S Zikes Road 

as a priority road; 
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3. Granting the modifications waiver would not be detrimental to the public safety, health, or 
welfare and would not adversely affect the delivery of governmental services (e.g. water, 
sewer, fire protection, etc.): 

 
Findings:  

• See finding under Sections (1) and (2); 
• The absence of a sidewalk would not have a detrimental relationship to the delivery of 

governmental services (e.g. water, fire protection, etc.) to the proposed subdivision lots; 
   

4. Granting the modifications would neither substantially alter the essential character of the 
neighborhood nor result in substantial injury to other nearby properties; 

 
Findings:  

• See findings under Sections (1), (2), and (3); 
• Requiring sidewalks would alter the essential character of the neighborhood; 

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

and are not applicable generally to other nearby properties; 
 

Findings:  
• See findings under Section (1); 

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

regulations; 
 
Findings:  

• See findings under Sections (1), (2), and (3); 
• Granting the requested modification would contravene the policies and purposes of these 

regulations; 
 

7. The requested modifications are necessary to ensure that substantial justice is done and 
represent the minimum modifications necessary to ensure that substantial justice is done; 

 
Findings:  

• See findings under Sections (1), (2), and (3); 
• The requested modification is necessary to ensure that substantial justice is done and represent 

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

and, 
 
Findings:  

• See findings under Sections (1) and (7); 
• The practical difficulties were not created by the Developer, Owner, Subdivider or Applicant; 

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

• See findings under Section (1);  
 
In approving modifications, the Commission may impose such conditions as will in its judgment 
substantially secure the objectives of these regulations. 
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