MONROE COUNTY
PLAN COMMISSION
ADMINISTRATIVE MEETING

Monday, May 1, 2023
5:30 pm

Hybrid Meeting
In-person
Monroe County Government Center
501 N Morton Street, Room 100B
Bloomington, Indiana

Virtual

Z.oom Link: https://monroecounty-
in.zoom.us/1/84585419468 ?pwd=TkRjdIRKOGRVcWM4VGh1YlhrUmVvUT09

If calling into the Zoom meeting, dial: 312-626-6799
Meeting ID: 845 8541 9468
Password: 418555
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Agenda
Plan Commission Administrative Meeting
5:30 p.m. — 7:00 p.m.
Tuesday, May 1, 2023
VIRTUAL MEETING

Please take notice that the Monroe County Plan Commission will hold a hybrid Administrative (Work
Session) meeting on Monday, May 1, 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, May 16, 2023 Plan Commission meeting:

ADMINISTRATIVE BUSINESS: None.

UNFINISHED BUSINESS:
1. PUO-22-2 Wiley Farm at Fieldstone Tract F Amendment 1 Planned Unit
Development Outline PAGE 4

Final Hearing.

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

2. REZ-22-8 Starts Rezone from AG/RR to LB PAGE 85
Final Hearing.
One (1) 17.29 +/- acre parcel in Clear Creek Township, Section 11 at
7955 S Fairfax RD, parcel no. 53-11-11-300-014.000-006.
Owner: Starts Living Trust c/o Lorraine Fowler
Zoned AG/RR, ECO 1/2/3. Contact: acrecelius(@co.monroe.in.us

3. REZ-23-1 Lake Lemon Marina Rezone from LB to LB PAGE 100
Final Hearing.
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

NEW BUSINESS:

1. SPP-23-2 Pedigo Bay Major Subdivision Preliminary Plat Amd 3 PAGE 172
Preliminary Hearing.
Waiver of Final Hearing Requested.
Eight (8) parcels on 15.3 +/- acres in Section 35 of Clear Creek Township, at
2591, 2597, 2599, 2600, 2603, 2621 E Pedigo Bay, parcel # 53-11-35-200-
002.000-006, 53-11-35-200-004.000-006, 53-11-35-200-012.000-006, 53-11-35-


mailto:drbrown@co.monroe.in.us
mailto:acrecelius@co.monroe.in.us
mailto:dmyers@co.monroe.in.us

200-020.000-006, 53-11-35-200-022.000-006, 53-11-35-200-026.000-006, 53-
11-35-200-028.000-006.

Petitioner: Pedigo Bay Homeowners Association

Zoned: FR, AG/RR, SR, and ECO 1. Contact: acrecelius@co.monroe.in.us

Anyone who requires an auxiliary aid or service for effective communication, or a modification of policies
or procedures to participate in a program, service, or activity of Monroe County, should contact Monroe
County Title VI Coordinator Angie Purdie, (812)-349-2553, apurdie@co.monroe.in.us, as soon as possible
but no later than forty-eight (48) hours before the scheduled event.

Individuals requiring special language services should, if possible, contact the Monroe County Government
Title VI Coordinator at least seventy-two (72) hours prior to the date on which the services will be needed.
The meeting will be open to the public.
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MONROE COUNTY PLAN COMMISSION ADMIN May 1, 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 MCUA Suburban Residential
DESIGNATION
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 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.



e 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 — May 16, 2023 (Final Hearing)

Continued to the May meeting.

The following information finalized prior to the May 16, 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. This second meeting is scheduled for May 3rd

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.

The Drainage Board reviewed the petition at the April 5, 2023 Drainage Board meeting and gave the
following comments:
1. Conditions of approval:
a. Require release rates based on the critical release rates in accordance with Ch 761.
b. Required monitoring during construction - water level monitoring to make sure the proper
release rates.
c. Post construction - monitoring by a 3rd party to ensure basins are functioning properly for
the first year, especially after heavy rainfall.
d. Preliminary and Final drainage plan to be reviewed and approved by the Drainage Board
2. Recommendation: Spillway issue to be reviewed by the Engineer. Potentially need off-site
improvements for downstream improvements. If it is determined that the off-site improvements are
inadequate, may be able to require fixes.
In the Stormwater ordinance already: Require as-builts of all detention facilities
4. If approved, the final drainage plan must be approved by the Drainage Board

W

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 | 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:



Convenience Storage. A storage service primarily for personal effects and household
goods within an enclosed storage area having individual access, but excluding uses such
as workshops, hobby shops, manufacturing or commercial activities, and may include an
on-site apartment for a resident manager.

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.



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.



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).



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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Figure 1. Pictometry photo from April 2020, looking north.
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COMPREHENSIVE PLAN DISCUSSION - PHASE 1

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:

o The existing and proposed development appears to be inconsistent with the Comprehensive Plan
per the Suburban Residential district;

e The current use and potential expansion of the site would not support commercial uses;

0 The MCUA Phase I plan designates the petition site as “Suburban Residential”’;

e The current zoning is Fieldstone PUD, Wiley Farms Tract F created by the City of Bloomington in
1994;

e The Comprehensive Plan designates the property as MCUA Suburban Residential;

e 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;

e The petition parcel has remained vacant since that time;

e 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;

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;

The proposal will not be injurious to the public health, safety, and general welfare.
Findings:
See Findings (1), (2) and (8);

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.

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.

The desirability of the proposal to the County’s physical development, tax base, and economic
well-being.

Findings:

See Findings under Section 1;

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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e 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;

e See findings under (d);

&) The proposal preserves significant ecological, natural, historical and architectural resources
to the extent possible.
Findings:
e There are known karsts on the property;
Drainage will be reviewed under a PUD Development Plan if the this petition is adopted;
o 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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MONROE COUNTY PLAN COMMISSION May 16, 2023

PLANNER Anne Crecelius

CASE NUMBER REZ-22-8

PETITIONER Starts Living Trust ¢/o Lorraine Fowler

ADDDRESS 7955 S Fairfax RD, parcel #53-11-11-300-014.000-006

REQUEST Rezone Request from AG/RR to LB
Waiver of Final Hearing Requested

ACRES 17.29 +/- acres

ZONE AG/RR, ECO1/2/3

TOWNSHIP Clear Creek Township

SECTION 11

PLATS Unplatted

COMP PLAN Rural Residential

DESIGNATION

EXHIBITS

1. Petitioner Letter

2. “AG/RR” Permitted and Conditional Use List

3. “Limited Business” Permitted and Conditional Use List
4. Chapter 804 Design Standards Comparison

RECOMMENDATION

Staff recommends forwarding a negative recommendation for the rezone request from Agricultural
Rural Reserve (AG/RR) to Limited Business (LB) based on the findings of fact, subject to the Monroe
County Highway and Drainage engineer reports.

Plan Review Committee — October 13, 2022

Plan Review Committee forwarded a negative recommendation by a vote of 5-0.

Plan Commission Regular Meeting — November 17, 2022 (Preliminary Hearing)

Discussion regarding increased traffic. Motion failed, petition returns for final hearing.

Plan Commission Regular Meeting — December 13, 2022 (Final Hearing)
Continued by petitioner.

SUMMARY

The petition site is one parcel totaling 17.29 +/- acres located in Clear Creek Township. The petitioner is
proposing to amend the Zoning Map from Agricultural Rural Reserve (AG/RR) and Environmental
Constraint Overlay Area 1, 2, and 3 (ECO1/2/3) to Limited Business (LB) and ECO1/2/3.

The petition site contains a residential accessory structure — a log cabin style residence was on the
property but has been demolished. The property is currently for sale and advertised by the petitioner who
is a real estate agent and related to the property owner. The petitioner has stated the desire to rezone the
property to commercial is to increase the sale value. If the request is approved by the County
Commissioners the petitioner intends to sell the petition site for a commercial use. If the rezone request is
denied the zoning will remain AG/RR, a zoning district where primarily agricultural and residential uses
are permitted. The Zoning Map amendment would be from AG/RR to LB. Listed below are the
definitions of these zones per Chapter 802.

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)
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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.

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 petition site is one lot of record, parcel number 53-11-11-300-014.000-006. The site is located at
7955 S Fairfax RD in Section 11 of Clear Creek Township.

ZONING
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The zoning for the petition site is Agricultural Rural Reserve (AG/RR) and Environmental Constraint
Overlay Area 1, 2, and 3 (ECO1/2/3). Adjacent zoning is Agricultural Rural Reserve. The petition site is a
currently developed with a Single Family Residence.

SITE CONDITIONS & INFRASTRUCTURE

The site has frontage along S Fairfax Road, a Major Collector per the 2016 Thoroughfare Plan. The site
located within the Lake Monroe Watershed and is zoned with the Environmental Constraints Overlay
Area 1, 2, and 3. The petition site is currently developed with a SFR and does contain slopes that exceed
15%. There are no known karst features. The property is somewhat narrow at 270’ approximately in
width. A driveway permit was applied for at the request of the Highway Dept. Project Manager, Ben
Ayers. The existing driveway entrance was denied for site distance issues. The petitioner intends to re-
apply with a re-located entrance.
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SITE PICTURES

Photo 1. Pictometry photo looking east.

Photo 2. Pictometry photo looking north.
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Photo 3. At the entrance of the property looking east.

Photo 3: Looking north.
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Photo 4: Looking south.
COMPREHENSIVE PLAN DISCUSSION
The petition site is located within the Rural Residential designation of the Monroe County
Comprehensive Plan. Points that align with the proposed rezone are highlighted in green. Points that
differ are highlighted in grey. The plan states the following for this designation:

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
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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
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:

e The Comprehensive Plan designates the petition site as Rural Residential;

e “includes rural property, environmentally sensitive areas,”;

e The intention of the petitioner if the rezone is approved is to allow for a commercial use,
specifically for commercial “boat storage”;

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

Findings:

e See Findings under Section A;

e The rezone request is to change 17 +/- acres from AG/RR & ECO1/2/3 to Limited Business
(LB) and ECO1/2/3;

e The current use of the petition parcel is a residential and is largely undeveloped — it has one
residential accessory structure on-site;

e Adjacent uses are residential or commercial and adjacent zoning is AG/RR and PB;

© The most desirable use for which the land in each district is adapted;

Findings:
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See Findings under Section A and Section B;

e The site contains some buildable area (slopes 15% and under) and some steep slopes that drains
into Monroe Reservoir;

e The site in located within all the Areas (1, 2, and 3) of the Environmental Constraints Overlay
zoning districts;
The area that borders the lake is considered FEMA Floodplain;

e There are no known karst features;

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

Findings:

e Property value tends to be subjective;

e The effect of the approval of the rezone on property values is difficult to determine;

e The petitioner states that their intent to rezone is to increase the sale value of the property;

(E) Responsible development and growth.
Findings:
e See Findings under Section A, Section B, and Section C;
e Access is off of S Fairfax Road;

e According to the Monroe County Thoroughfare Plan, S Fairfax Rd is classified as a Major
Collector road;

EXHIBIT 1: Petitioner Letter
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EXHIBIT 2: “AG/RR” Permitted and

Conditional Use List
Agricultural Uses (i) | AG | (O
Accessory Use P 53
Accessory Structures | L | P
for Ag. Use
Agriculture H |P 53
Ag. Event Center, H | C
Small
Ag. Event Center, H | C
Medium
Ag. Event Center, H | C
High
Ag.-Related Industry |H | P 53
Ag. Uses-Land H |P 22; 53
Animal
Ag. Uses-Non H |P 22; 53
Animal
Agritourism / H |P 53
Agritainment
Aquaculture M |P 22;53
Christmas Tree Farm | H | P 53
Comm. facilities for | H | C 53
the sale, repair, and
service of Ag.
equip., vehicles,
feed, or suppl.
Comm. Non-Farm M | P 53
Animals
Confined Feeding H | C 24;44
Operations
Equestrian Center H | C 53
Equine Services L |P
Feed Lot H |P 24
Feed Mill L |P 6;25
Historic Adaptive P 15; 44
Reuse
Horse Farm L |P 53
Nursery/greenhouse |H | P 53
Orchard H |P 53
Pick-your-own H |P 53
operation
Roadside farm stand, | M | P 52
Permanent
Roadside farm stand, | L | P 51
Temporary
Stockyard H |P 24
Winery H |P 53

95

Residential Uses (i) | AG | (O)
Accessory L |P 26
Apartments

Accessory Dwelling | L | P 53;55
Units

Accessory Livestock |L | P 43
Accessory Use P 5
Guest House L |P

Historic Adaptive P 15; 44
Reuse

Home Based L |P 16
Business

Home Occupation L |P 16
Residential Storage | L | P 15
Structure

Single Family n/a | P 1
Dwelling

Temporary Dwelling | L | P 3;53
Two Family n/a | P 2
Dwelling

Public & i | AG | (O)
Semipublic

Accessory Use P 13
Cemetery H |P
Governmental H |P 7,40
Facility

Historic Adaptive P 15; 44
Reuse

Religious Facilities H |P 22
Remote H | C 34
Garbage/Rubbish

Removal

Solar Farm L |C
Telephone and L |P 32
Telegraph Services

Utility Service M | P 31
Facility

Wastewater H | C 15
Treatment Facility

Water Treatment C

Facility

Wired M | P 32
Communication

Services




Business & () | AG | (O
Personal Services

Accessory Use P 13
Artisan Crafts M| C 15,22, 44
Bed and Breakfast L |P 8
Composting H |P 31; 53
Operation

Greenfill M |P 7:15;22:;47
Historic Adaptive P 15; 44
Reuse

Kennel, comm. H |C 10;15; 53
animal breeding ops.

Real Estate Sales L |P 9
office Or Model

Taxidermist L |P 6
Temporary Seasonal | M | P 46; 54
Activity

Tourist Home or L |P 48
Cabin

Veterinary Service C 15
(Indoor)

Veterinary Service M | C 10; 15
(Outdoor)

Retail & Wholesale | (i) | AG | (O)
Trade

Accessory Use P 13
Agricultural Sale H |P 35
Barn

Fruit Market L |P

Garden Center H | C 53
Historic Adaptive P 15; 44
Reuse

Automotive & (i) | AG | (©O)
Transportation

Automobile Repair H |C 50; 53
Services, Minor

Historic Adaptive P 15; 44
Reuse

Amusement and () | AG | (O
Recreational

Accessory Use P 13
Camping Facility H |P 27; 53
Historic Adaptive P 15; 44
Reuse

Park and H |C 14;20
Recreational

Services

Private Recreational |H | C 20

Facility
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Recreational Vehicle | H | C 53
(RV) Park

Manufacturing, (i) | AG | (O
Mining

Accessory Use P 13
General Contractor M | C 15
Historic Adaptive P 15; 44
Reuse

Sawmill H |C 15;22
Wood Products M | C 7;15




EXHIBIT 3: “Limited Business” Permitted

Dry Cleaning and
Laundry Pickup

=

g

Electrical Repair

Employment Agency

Equipment Rental

7:21

Estate Services

Financial Service

ZITIE|E|T

Historic Adaptive
Reuse

o| o m| T

15; 44

Insurance Agency

Interior Decorating

Legal Service

Locksmith

Massage Studio

Office

Parking Facility

31

Photographic
Services

ol Mol Heonl Il M onl ont Hent Hlen

o m| e T T | T

Real Estate Agency

a)

Real Estate Sales
office Or Model

el

g

Shoe Repair

o

Small Engine and
Motor Repair

6;21

Tailoring

Temporary Seasonal
Activity

46; 54

Travel Agency

Veterinary Service
(Indoor)

15

Retail & Wholesale
Trade

©

Accessory Use

13

Apparel Shop

Bakery (Retail)

Bookstore

Camera and
Photographic Supply

el lelle

oo T|

Confectionery

Convenience Store

Drugstore

Florist (Retail)

and Conditional Use List
Agricultural Uses (i) |LB | (©)
Historic Adaptive P 15; 44
Reuse
Residential Uses (i) |LB|(©)
Boarding House L P
Historic Adaptive P 15; 44
Reuse
Public & Semipublic | (i) LB | (O)
Accessory Use P 13
Community Center L P 28
Daycare Facility M P 22;30;42
Governmental H P 7;40
Facility
Group Home ClassI | L P
Group Home Class IT | L P
Historic Adaptive P 15; 44
Reuse
Medical Clinic L P
Religious Facilities H P 22
Remote H C 34
Garbage/Rubbish
Removal
Retirement Center L P
Telephone and L P 32
Telegraph Services
Utility Service M P 31
Facility
Water Treatment P
Facility
Business & Personal | (i) LB | (O)
Services
Accessory Use P 13
Appliance Repair L P 6
Barber Service L P
Beauty Service L P
Bed and Breakfast L P 8
Boat Storage M P 41
Caterer L P
Coin Operated L P
Cleaning/Laundry
Convenience Storage | M P 4:6;21
Copy Service L P

Fruit Market

Gift Shop

|l ezl = e

a-JBa-ANa-lNa-lRavlla]




Gunshop M CU
Handicrafts L P

Hardware M P 6
Historic Adaptive P 15; 44
Reuse

Liquor Store M P

Meat Market L P
Restaurant M P

Sporting Goods L P
Automotive & (i) |LB|(©
Transportation

Accessory Use P 13
Historic Adaptive P 15; 44
Reuse

Amusement and (i) |LB| (O
Recreational

Accessory Use P 13
Historic Adaptive P 15; 44
Reuse

Park and Recreational | H P 14;20
Services

Manufacturing, (i) |LB| (O
Mining

Accessory Use P 13
Construction Trailer L P 17
Historic Adaptive P 15; 44
Reuse

Adult Oriented 0) LB | (O)
Business

Adult Oriented LM|P 49
Businesses
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EXHIBIT 4: Chapter 804 Design Standards Comparison

Table 4-1

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

Requirement AG ‘ FR CR ER SR LR MR HR UR LB GB PB LI HI IP ME REC
. 040 (J) 0.40 1.00 1.00 3.00 | 480 7.30 7.30 - - - - - - - -
Gross Density
Minimum Lot Area (acres) 25(1) ‘ 501 25(E)ND 1.0 1.0(F) | 0.34 | 0.1 0.14 0.14 - - - — — — — —
Minimum Lot Width at Building 200 200 200 100 50 75 60 50 50 50 50 50 60 100 | 100 | 200 200
Line
Minimum Required Setbacks (feet)
Yard Fronting on any Street
Local 25 (H) ‘ 25 (H) 25 (H) 25 25 25 25 25 25 25 25 25 35 35 35 35 25
Minor Collector 35 (H) ‘ 35 (H) 35(H) 35 35 35 35 35 35 25 25 25 35 35 35 35 25
Major Collector 35 (H) ‘ 35 (H) 35(H) 35 35 35 35 35 35 35 35 35 35 35 35 35 35
Minor Arterial 50 (H) ‘ 50 (H) 50 (H) 50 50 50 50 50 50 50 50 50 50 50 50 50 &0
Principal Arterial 60 (H) ‘ 60 (H) 60 (H) 50 50 50 50 50 50 50 50 50 50 50 50 50 &0
Side Yards 50 (A) ‘ 50 (A) 15 15 5 10 BK) | B(K) | 10(K) 6 B B 3 3 3 50 &0
Rear Yard 50 (B) 35 35 10 25 10 10 10 0 0 0 10 10 10 50 50
o) [ @ [ D
Maximum Lot Coverage 15,000 15,000 15,000 40 40 40 40 40 40 15 20 15 20 20 20 - 20
(AG/RR, CR. FR- Sq. Ft.) Square Feet |§ Square Feet | Square Fest
Minimum Open Space Area (G} (G (G
(All Other Zones - percent)
Maximum Height (feet) 40 40 40 35 35 35 35 35 45 35 45 35 50 60 35 - 45
Principal Principal Principal
Use Use Use
Structures Structures Structures
30 30 30
Accessory Accessory Accessory
Use Use Use
Structures Structures Structures
Maximum Floor Area Ratio - - - -— - - — - - 0.25 0.30 0.25 04 04 04 - 0.30
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MONROE COUNTY PLAN COMMISSION ADMINISTRATIVE May 1, 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 Rural Residential
DESIGNATION
EXHIBITS
1. Petitioner Letter
2. As-Built Survey
3. Ordinance 2007-48
4. Plan Commission Minutes — September 25, 2007 & March 18, 2008
5. Driveway Permits — November 2016
6. North Shore — Final Plat
7. North Shore Amendment One - Final Plat
8. North Shore Subdivision Improvement Agreement

9. North Shore Amendment Two - Final Plat

10. Highway Department Inspection Report — April 6, 2023

11. Motor Vehicle Traffic Crash Summary: January 2020 — December 2022
12. Letters of Support

13. Petitioner’s Presentation

14. Petitioner’s Site Photos

RECOMMENDATION
Recommendation to the Plan Commission:
e 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).

PLAN COMMISSION (Preliminary Hearing) — April 18, 2023

The Plan Commission heard from the petitioner and adjacent neighbors and held a discussion on what
would be the safest option moving forward, whether that be a shared driveway or separate driveways.

The Plan Commission requested that the petitioner provide a written statement detailing their rationale for
retaining the separate driveway design and how it promotes improved safety of the area. Plan
Commission members encouraged each other to make a site visit on their own time to see how traffic
behaves near the petition site and to see how entry to the marina can often queue out onto E Northshore
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DR as indicated by the petitioner. The Plan Commission requested the Highway Dept. to make a site visit
during a busy time of day to report on traffic patterns and requested Planning Staff to review the meeting
minutes of the 2007 rezone petition. Finally, Plan Commission members requested staff to include any
available traffic accident data for E Northshore DR (see Exhibit 11).

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
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). To remove a condition of approval for a prior rezone petition, a new rezone petition must be
submitted, hence this petition request.

Ordinance 2007-48 (Exhibit 3):

If the rezone request is approved by the County Commissioners, the condition of approval for a shared
driveway will be removed from the properties originally involved in said rezone. Following approval of
this rezone request, the petitioner intends to apply for a major subdivision preliminary plat amendment
with a sidewalk waiver to remove the mention of the shared driveway requirement and remove the
requirement to construct a sidewalk along lots #1-5.

It is Staff’s understanding that the shared driveway requirement is conditioned in both the rezone
and subdivision final guiding documents. Therefore, both a rezone and a preliminary plat amendment
are required to remove its effect on the properties involved. 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.
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The driveway to be shared is circled in blue:

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 to
remove the sidewalk requirement and subsequent process for a commercial site plan amendment.

BACKGROUND
The Zoning Map amendment request is from LB to LB with the purpose 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 (now zoned ER) and 6.16 acres to remain zoned LB for the marina.

In May of 2006, the Monroe County Plan Commission approved a three-lot major subdivision (case #:
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0602-SPP-01) creating two new 1-acre lots and a remaining 5.53-acre lot for the marina business use.
The North Shore Final Plat was recorded on June 6, 2006 (Exhibit 6).

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 now remaining 3.53 acres
retained the LB zoning for the marina.

e Note: this is the rezone petition where the condition of approval for a shared driveway originated.
Please see the highlighted portions of Exhibit 4 for Plan Commission discussion.

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 (now zoned ER) and left the remaining 3.41-acre lot for
the marina. The North Shore Amendment One Final Plat was recorded on October 30, 2008 (Exhibit 7).

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.

In November 2016, two driveway permits were issued in error by the Highway Dept. for the properties
listed as Lot 3 (9550 E Northshore DR) and Lot 4 (9548 E Northshore DR) of the North Shore
Amendment One Final Plat.

In January 2019, a second second final plat amendment was approved for the two 1-acre lots listed as Lot
3 and Lot 4 to adjust the previously dedicated right-of-way. The North Shore Amendment Two Final Plat
was recorded on March 20, 2019 (Exhibit 9). This plat document more clearly identifies the shared
driveway requirement that was initially required as part of the 2007 rezone stating, “private drive to be
relocated to Marina Entrance (* per Monroe County Public Works Dept.).

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.
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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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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:
e The Comprehensive Plan designates the petition site as Rural Residential.
The rezone request is to remove a prior rezone condition of approval that requires ...;
e 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:
e See Findings under Section A;
e The rezone request is not to change the zoning, but rather remove a prior condition of
approval from Ordinance 2007-48;
o The petition site is currently zoned Limited Business (LB);
e A marina has operated at this location for more than 20 years;
Ben Ayers of the Highway Dept. provided the following comment:

e “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.”

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

e Portions of the petition site are designated “A” per the DNR Best Available Floodplain Map;

e The petition site is not located in the Environmental Constraints Overlay (i.e., the Lake
Monroe Watershed);

e There is no evidence of karst/sinkhole features present on or near the petition site according
to available contour data;

© The most desirable use for which the land in each district is adapted;
Findings:
e See Findings under Section A and Section B;

e The adjacent parcels to the north and east are zoned ER;
e The adjacent parcel to the west is zoned SR;
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e Land uses in the surrounding area are predominantly residential;
e There are no known commercial uses directly adjacent to the subject property;

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

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

(E) Responsible development and growth.

Findings:

e See Findings under Section A, Section B, and Section C;

e The petition site is one parcel with 3.41 +/- acres;

e The purpose of the rezone is to remove a prior rezone condition of approval related to
requiring a shared driveway;

e According to the Monroe County Thoroughfare Plan, E Northshore DR is designated as a
Minor Collector roadway;

e 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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EXHIBIT 4: Plan Commission Minutes — September 25, 2007

MNotice of Public Hearing

The Monroe County Plan Commission will hold a public bearing on Toesday, September 25,
2007, at 6:00 PM, in Counrthonse - Meeting Room 315, Bloomington, IN, to consider the following agenda
& requests regavding the following deseribed properties in Monroe County, IN:

CALL TO ORDER

ROLL CALL

INTRODUCTION OF EVIDENCE

APPROVAL OF AGENDA

APPROVAL OF MINUTES

August 21, 2007 Repular Meeting

QLD BUSINESS:

I. 0706-REZ-0S William Parks Rezone from LB to GB, two parcels on 1.88 acres,
Located in Richland Township, Section 13, Plats 26 and 36, at 3536 W.
Pyeamid Court.

NEW BUSINESS:

MONROE COUNTY COMPREHENSIVE LAND USE PLAN UPDATE

RURAL COMMUNITY PLANS UPDATE
ALTERNATIVE TRANSPORATION AND GREENWAYS SYSTEM PLAN UPDATE

1. 0T-REZ-02 Skaven/Freeman Fields Lot 29 Rezone from AG/RR to LB, | parcel on
2.5 aeres. Located in Clear Creek Township, Section 15, Plat 27. Located
at 8805 5. Adah Ave, Zoned AG/RRE. (Continued by stafh)

2. 0708-SMN-13 Grace Hillenburg Minor Subdivision, Sidewallkk waiver for 2 lots on
4.96 acres. Loecated in Perry Township, Seetion 21 Plat 87. Located at

4900 5 Old State Rd 37,

3. 0706-5P P-4 Benchmark Subdivision, Preliminary Plat for 21 lots, 3 parcels on
54.12 acres. Located in Clear Creck Township, Section, 6, Plat 16.
Located at 7187 8. Ietcham Road. Zoned AG/RE.

4. 0707-REZ-06 Schell Group, LLC Rezone Request from LB to ER, 1 parcel on 53,53
acres. Located in Benton North Township, Section 35, Plat 126, Located
at 9554 E. Northshore Drive.  Zoned LB.
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at 9554 E. Morthshore Drive.  Zoned LB & ER.
BOARD ACTION: Pittsford read the petition.
STAFF ACTION:

Eakin: Just one quick item of conmection. [1 was sort of a late addition and then it’s bden
subsequently stricken. It*s the sidewalk waiver request. It came up late in the review process on
part of staff’s review but in talking with the petiticner he initially thought of a sidewalk wiiver
but has reconsidered that and is going to move forward with the petition including sidewalks or
an alternative transportation element. That's not for consideration so you would go ahead and
disregard that portion of the packet. This is a preliminary plat amendment to a subdivision that
has been through here and recently was rezoned two acres to Estate Residential. Tn this case staff
is recomimending that we approve this preliminary plat amendment with some specific conditions
along with those within the Highway and Drainage Enginest's reports. 1 will just man through
these conditions real quick,

RECOMMENDATIONS
Approy he Preliminary Plat Amendment subject to the requirements of the Monroe
Cnuni}r UL vee y ekl B Al L ) eports il‘.l:':|1.ln:{_'i1|g the ﬂ'&.]]nwin-:'lj

1. Access to proposed lots 3 and 4 provided via a 237 minimum ingress/egress
easement at the existing petition site entrance. No new driveway cuts should be
allowed onto B, Morthshore Drive,

2. 3¢ Right of way dedicalion along E. Northshore Drive (Minor Collector)

3. The existing business use is brought into compliance with applicable site plan
development standards (Chapters 806, 807, 815, 830} prior to recording the final
plat.

4. A grading permit be submitted and approved for the grading activity that has
already taken place along the Lake Lemon frontage.

5. Sidewallks or an alternate circulation route shall be installed along E. Northshore
Dirrve along Lots T — 5 of the North Shore Subdivision,

FINDINGS OF FACT - MAJOR SUBDIVISION

850-3 PURPOSE OF REGULATIONS
(A Toprotect and provide for the public health, safety, and general welfare of the
County.

Findings

o The pefition site is located on Morth Shore Drive, which is classified as a
Minor Collector,

o The site gains access via an existing driveway presently being utilized by the
Lake Lemon Marina

o There is a 12 fool access easement providing access to Lots 3 and 4 from the
existing driveway.

o A private diive to be used by four dwelling units or less has a required

Slareh 18, 2008 PC repnlar mecfing minwies 0
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Eakin:  Street trees are required, That®s a platting requirement,  We can also make that a
condition if you like, This is located on the north side of Lake Lamon, The property is current]y
zoned Limited Business and a portion on the northern side is now zoned Estate Residential
through that recent rezone pefifion. As you can see a majority of the sumounding zoning is
Suburban Residential which is that very restrictive single family residential zoning district with a
mix of lof sizes within it. And to the north up Morth Shore Drive is mostly Forest Reserve
zoning, The Comprehensive Plan calls for Conservation Residential, You can see the entire
district is desipnated as such. However the rezone request was approved to Estate Residential
which in part is in conflict with that Conservation Residential designation. Some aerials of the
sites just to give you a feel for it, The Nob Hill Camp Ground is north of the petition site. There
is some subdivision, small lot development which we see a ot of out at Lake Lemon and then the
maring you can see here and then here is a little elose up of the actual petition site where the tewo
residential lots are now proposed. And you can see the business activity to the south of that,
Here is some of the Pictometry just to give you a perspective looking south at the petition site.
Agaim you can see Mob Hill located here, 102 mostly varal surrounding it but this avea in this
point here is fairly well built out with a lot of smaller homes and vacation homes. There is
certainly 8 mix of residential and second homes in the area. This is a look to the nerth. Asain,
you can gee how wooded it is further north, This alludes to some of the conditions you see in the
packel. This is a structure that was recently started on the petition site.  Stall and the Building
Department did have to place a Stop Work order on that until we could get an approved site plan
in on that project, We will be working with the petitioner and this will be a condition as part of
this approval. In the upper right hand comer is some of the Lake Shore activity that we've seen —

the grading activity. There arc also some additional pictures in your packet. In the middle is the
existing enttance. That will serve the two new residential lotz which are being proposed as well
as the business activity, What will happen 15 — and I will let the petitioner speak to this as well -
as you enter the main entrance you will make an imamediate right and take a 25 foot easement to

the right which will drive up the hill almost running like a frontage road along North Shore Drive.
You can see the seasonal difference here. 1 took this picture from the criginal rezone petition but
this is locking to the east on Morth Shore Drive. The truck is at their existing entrance. So the
gite distanee 18 mueh better in that location.  And the plat is not in there. So the plat is in your

packet. 1 will work on adding that during the petitioner’s conumentary.

PETITIONER:

John Schell: T'm John Schell. U'm the only Schell in the group tonight. JTason has helped me
struggle through a very long project which none of us saw taking this amount of lime.  Tust two
days ago I had a conversation with one of my neighbors and we were standing along North Shore
Dirive and a truck went by and hit several pot holes and scared us all and sprayed us all and 1
realized | need to buy sidewalks, That’s why the request for the waiver has been removed,
We're doing the best we can out there. We're going to make this place lovely. Part of the

program, however, requires selling off a litthe bit of land in order to generate enough capital to
make it lovely, That's why I"'m here.

OUESTIONS FOR PETTTIONER:
Kiesling: These are one acre lots?
Schell: Yes, two one acre lots.

Kiesling: How is it served? By septic or what?

Mavch T8, 2008 PC regulir mesting minwes a5
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Schell; Mound septics and permits are on file,
hlartin: [ remember wh-:n we looked at this onee before we had these gquestions about access and
b o’ re going to get in and out of here and what was the deal with your gate and how the gate

was going to work with the road.

Schell: We're not removing the pate but we are locating the pate. So these lots will have free
access. The gate will be to the south of the new access road.

Marti: So the pate is going to just bleck off the marina area and these will have free flow in and
ot.

Schell: Yes.

Martin: And then there is an access easement - a large easement — that serves these three lofs,
Dhoes it also serve pait of Lot 1-A to the cast a little bit?  Are they served off that same casement?

Schell: This lot owns this land up to one acre

Martin: Okay; that's right. Now [ remember. And then everybody clse has an casement across
that portion of the lot. Okay, The building you started the work on — is that the one that’s in the
midile — that one right there?

Schell: It replaces that one.

Martin: Right. And you tore the other one down?

Schell: Yes,

Pittsford: Is it Lots 3 and 4 that are being created?

Schell: Yes.

Pittsford: Okay. Because [ remember doing 1-A and 1-B down here,

SUPPORTERS: None

REEMOINSTRATORS: Mone

BOARD THSCUISSION:

Martin: Mr, Williams, there is on this plat this 25 fool easement on Lot 3 which is the access for
Lot 4 and now we're talldng about some kind of sidewalk or side path. Do we have encugh room
in there to put that driveway in there and the side path in thers and keep people off that road so
when trucks go into the potholes people on the sidewalk don’t pet sprayed with whe knows what?
Williams: I'm not I-;ﬂjl]f." b ELJEll"LI]ll:-‘l: you about the pothole spraying but [ do believe that there is
l."IlZ"I'“h oo for the an % that you're talliing to he plnce{i i there pleLdlE,d that |'||'|,:||.‘.h'.i|;i|!,|I
sidewalk - more than ]lkl:]‘y' - l’m sure John will p]’::b:lhl}' want to put that on the back side, the

furthest away from the roadway and try to keep the access - the twelve foot wide, ten foot wide
driveway close to that, So [ think we'll be in good shape.

March 18, 2008 PC rezulor mesting mimstes G
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Martin: Okay and pleasze work on those potholes.

Wilhiams: We will definitely do that once the plant opens up.

Martin moved and Enright seconded in case 0801-SVA-01 to approve the preliminary plai
amendment subject to the requirements of Monroe County Highway and Drainage
Engineer’s reports and the 5 conditions in the staff veport. T will again note that the reguest

for a sidewalk waiver has been withdrawn by the petitioner.

Pittsford: The only thing [ would add is thank you, Mr. Schell for taking & moment to reflect on
that ineident and come up with what we feel 13 the night decision.

The motion in case 0801-5VA-01 carried nnanimously.
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EXHIBIT 6: North Shore - Final Plat

Dedication of Public Rights—of-—Fay

Rig
Sadiotos 15 Masros County, 1odonc.
in occordar

ardance witn tris pat ond certificction, this pit shal be known a8 Ntk Store Mejor
SUBDWISION, FINAL SLAT,

There ofe bulding setbocks or the Plat upon which no structures moy be. erected or
maintaine
]

Wiress my hand tis doy ot 2008
o
o

RATA
{Date}

TN e

STATE OF INDi&NA )

COUNTY OF MCNROE )

)ss:

Before me, o Netary Pubic in and for the State of ‘ndiana

0ed Monroe County, persenally appearec John and Lora Scheil, -
zssonaly known {5 me o be the the above described

ect ecle, and e acknovledged the sxecuion of tre loreging

plat for the PEH\ Estcte knowr as h Shore or Sube

Fial P, as their veunlary oct ond desd ‘o the wses ond purposes
tnersin exoressed.

VITNESS my hond gnd Notorol Secl tris . 2008,
My Commission Exsires: - -

i3 \ %
: Z

Under the suthority of Chaater 174, Acts of 1247, as omendsd, bt
Senaral Assembly of the Stote of Indiana, cd Manrae County b
Subdiision Conlral crdnance, this piat was soproved ‘
oy the Monrce County Piar Commission of o meeting Feidi _____

NTY,RLAN CPMMISSION

b}

!

L

Robert Cowel, Secrafary -

CERTIFICATION

Tne witin survey wos oerformed withou! benelit of source of e on¢ Is subject to any
stctomart of facs revesled by the sarme.

Zasements have been locoled in Whe fiels ord preporeo witn lhs suey drowing.  Tris
qualification wi' be removed usen recelpt ond inspection of current

Sublect %o the cbove reseruotion, the survey work shown hereoe g performed elther by me or
under my direet. suservson end coniral and to the bast 2 T nowiadgs ang bkl a3
performed according to the survey requircments. in 865 IAC 1-12-1 through ©

7

Certified -s.__.. cay of %Q_____

P ,,'//, 7

oL Docoe
Tegistored Surveyor 1529900072
Stete of Indics

Deveispe:

Schell Group. John & Loro Scnel” husoan & wife Gunars of the real estote shoun ond described herein.
oo nereby :aﬂ-fy loyol' ana”piot s cumtered 1 & 2 h Shore Mojor

SUBCVISIOY, Ft-—of-Way not e-eiatore decicatud <ra. e

NOTES:

Benton Tawrshi

Source of ttte, Screll Group LLC, Insi. No. 200601433

Togograpry token from tre USGS Juod Mo

LEGEND

Thase standars symbols wilt
be frund in the drawing.

srowz rounp
ILITY POLE

onom-mseum
3
3
g
o
3

7 —O0—0—  ¥00D FoST FENCE
g, 00
% JECe” AA_s  TREE LINE
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Pat Haley
ounty Recorder IN

Monroe C
IN 2006012612 SPL
es/zwzaus 29:

SETBACK TABLE
Zoning: Eatete Resdentiol & imted Jusiness
Set backs: Frort — 35 (From Minor Cotlector]
Lom/wna &Es ate Residential)

1 Structures
Renr - i Residentiol/Accessory Structurse
107 2 {Limited Business)
S~ 6 for Residerte/ ocessory Stuctur
Peor ' fr Resdentol/ Aecassory Stctures
finish ficar f Se no lower thon 637.0 feet

Thess lote ce for “Single Famiy' use.
PROJECT LOCATION =

LOCA TION MAP

NTS

DtYuoPm L APPLICAM‘(S)

a584 T NORTH SHORE DRVE
UNIONVILLE, IN. 47468
{B12) 988-5200

DESIGNER(S) & SURVEYOR(S)
Delta Aszociates, Inc

GRANT OF ACCESS EASEMENT AND MAINTENANCE AGREEVENT
Ly Lot 18 ahal obtain access ocross the Nartherly porfion of  North Shors Drive
and wil not use or maintain the ramnart parcel ocross tra Southerly sortion of
North Shore Orive lying w est of the rabar oet ot the Northweat comer of said

Lot 18 on the Scuth side of North Shore Oriva.

2 Latiasshol olitdiniateess s o 20 foot eosement across the remnont parcel
Lot 1B across the Southerly portion of North Shore Drive and shal
Malnicia the remnant pacel

3. Lot 2 shatl oblcm access over the .wun‘ly existing oriveway which runs
ac-oss Lot 1A mnant poroalcf Lok 1B. Said sasement shall be
Teintoined by the owner o1 Lot 3

-5

Tne remrant of Lot 18 lying West of the rebar set ot the Northwest corner of
Lot 18 on the South sids of North Shors Drive sholl be ma'rtained by Lot 1A.

SURVEY DESCRIPTION FIR
IR SHIRE HARING

port of tne Nortneast Guarter of Secton 35, Township 1T North, Range 1 East, Monroe County. [ndlana
weing ~are po-ticularty described o5 Follows

COMMENCING 0t 4 stone Found at the southeast corner of the Nortreast Quarter of the Northeast Quarter
¢ solo Secton 35) thence NORTH @7 degrees 47 minutes 37 seconds West 65949 Feet) thence SDUTH 02
Gearass 15 motes B seconds ebs 1505 toet 4o s ralraas soie found In the conter af North Shore
Irlve) thence SIUTH 41 derees 44 rinutes 47 secords Vest 7350 feet 4o ¢ point chat les in the center
of Lake Lemon. thence NORTH 46 degrees 19 minutes 11 seconds West 7724 feet to o rehar
S coan, thenee NORTS degrees 05 minutes 23 seconds East 20073 feet to o revor with cap) thence
MIRTH 74 degrees 46 -inutes i3 seconds West 67.97 feet to o rebar wth cap thence SOUT~ 21 degrees
00 minutes 14 seconds West 24856 fert to o rebar witr cap set, thence NORH 74 segrees 43 minutes 42
seconds West 4532 feet to o rekor wth cap; trence NCRTH 01 degree 37 minutes 17 seconds West 23351
feet to o rebor mith cooi therce SOUTH 38 degrees 17 mnutes 34 seconds West 20267 Feet to a redar with
cop, thence SOUTH 36 degrees 50 minutes 57 secands West 11296 feet to a +ebar wth
SOUTH 66 degrees 08 nin.es 29 seconds west 16039 feet %o o ~ebar with cos, thence SOUTH 12
degrees 0B mnutes 17 seconds West 19064 feet; tnence SOUTH 03 degrees 02 =inute
15536 Fert to a reoar with cop, thence SIUTH 12 degrees SI minutes 30 secords East 127.76 feet to o
rebor with cap) thence SIUTH 25 degrees 54 minutes 16 seconds West 3237 feet o o vekar with cop,
thence NORTA 19 degrees 3 minutes 00 seconds West 16343 feet to a rewar wtn cap) thence NORTH (9
degrees 5% -mutes 00 seconds West 16656 feet; tnence NIRTH 14 degrees 03 mnutes 3¢ seconds West
11975 Feet) thence NORTH 42 degrees 53 mutes 16 seconds west 13340 feet) trence NORTH 1%
degrees 30 mutes Tl second West 24208 Feet to o rebor with copi thence NDRTH 03 degrees 09 minutes

feet 13 o pive Fourd: therce NORTH 04 degress 39 minutes 59 seconds Eost 1034 Feet %o a 1 nch pipe:
Shence, NIRTH 04 degrees 38 niutes 12 seconds oxt 8347 ren to.a pebas wieh cepl thence SOUTH 78
degrees S0 rirutes 49 seconds Eost L1624 feet to o rall road s enter of North shore Drives
nence the foiawing 4 courses along_ this :mcmm ori Shore Seive’ 1> SOUTH 98 degrees 23 minute:

2 seconds Enst 10059 Feet; thence 2 SUTH €5 deprees 10 minutes 45 seconds fast 1E62 feet, zhen:a

3) SOUTH 67 oegrees 33 ninutes 48 seconds East 11415 feet, thence 4) SDUTH 68 degrees St minv

34 Setonds East 37614 fens va the SOINT OF BEGINING, contaimimg 733 acres, réce o wess.

Subject <0 ¢ 30 Foot dedicated right-of-way of North Shore Deive and the 635-sievation flowage easenent
o the Cty of Bloonirgtor
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EXHIBIT 7: North Shore Amendment One - Final Plat
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EXHIBIT 8: North Shore Subdivision Improvement Agreement
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EXHIBIT 9: North Shore Amendment Two - Final Plat
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N 02°49'13" E
10.34'

"SNA" Reb

™

ADDRESS
ER ESTATE RESIDENTIAL
SR SUBURBAN RESIDENTIAL
La N S4192324"E '
P /8°50'49% 12.89'\
N T % O\ 84793806 B
X 34.55 PROJECT LOCATION
= ,
= o, Lake Lemon MHC LLC
o ; Tnstr. 2016016954
& o % Zone: SR
$ NS0, P o N SE5°1T0SE
i & < [J-b 25" Existing Easement 26.2%
B
‘. 2 iyt
v ""’*cm&
A™—"Deckard" Reb)]

==42.20
A& Grave) Driye

— =% 7" Private Drive to be Relocated to
Marma Entrance (* per Monroe

glmty Public Works Dept.) \

Tohnson S H
{ amer
. 2016015547 Instr. 2016011627 .
Tatdh Lot 1A - North Shore Amendment One
e 5 (Plat Cab. "D", Env. §7)
Zone: ER ./1 Zooe: ER e Yoy N
Existing Access &
53' Utility Fasement (Plat
4 s I Cab. "D", Env. 87)
703 i
) 2 =
= Rne
- Johnson "Deckard" Reb =<
) Tnstr, 2016015547
Lot 3A - 6
1.00 Ac. o
9550 E. Northshore Dr.
Zane: ER
7 Greater Than 15% Slope
S 88°53'09" W
8178 “Deckand® Reb
I'Deckard® Reb
Schell Group, LLC
Instr, 2014005849
Lot 2 - North Shore Amendment One
(Plat Csb. "D", Env, §7)
Zone: ER /
/

LOCATION MAP

NOTES:
1) Rebar will be set at all property comers.
2). Fiekiwork deted D ber 2018,

L

3). Basis of bearing (State Plane - Indsana West).

4). Source of titlke Now or Formerly owned by Kraig and
Suni Joh as found in | Number 2016015547
in the Office of the Moaroe County Recarder.

5). Reference is made to North Shore Amendment One
Final Plat by Eric L. Deckard dsted April 24th, 2008 (Plat
Cabinet "D, Envelope 87),

6). Together with Access and Maintenance agreement set
out on the plat of North Shore Major Subdivision, Final
Plat, as found in Instrument number 2016015547, in the
office of the Recorder of Monroe County, Indiana.

7). Together with the right to use for navigation and
construction of a boat dock as found in Instrument
number 2016015547, in the office of the Recorder of
Monroe County, Indiana.

8). Subject to Right-of-way Easement in favor of South
Central Indiana Rural Electric Membership Corp., dated
March 13, 2006, a3 in Instrument number 2006005715, in
the office of the Recorder of Monroe County, Indinna.

9). Subject 1o AT&T Indians Non-Exclusive essement
dated April 12, 2006, recorded June 13, 2006 as
Instrument number 2006011487, in the office of the
Recorder of Monroe County, Indiana.

10). 1 affirm, under penalty for perjury, that | have taken
respoasible care to redact each Social Security Number in
this document, unless required by law.

DESCRIPTION

Lot Number Three (3) and Four (4) in North
Shore Amendment One Subdivision, Final
Plat, as shown by the plat thereof, recorded
October 30, 2008, in Plat Cabinet D,
Envelope 87, the the office of the Recorder
of Monroe County, Indiana.
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EXHIBIT 10: Highway Department Inspection Report — April 6, 2023
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EXHIBIT 11: Motor Vehicle Traffic Crash Summary: January 2020 — December 2022
Link to full report: https://www.co.monroe.in.us/egov/documents/1681397274 0506.pdf

Identifying the roads which account for the highest number of crashes is certainly important but does not
take into account the varying lengths or usage of the roads to standardize the statistics to allow for
consistent comparison. To do this for single roads, analysts use a metric called the Hundred Million
Vehicle-Miles (HMVM) of travel. In short, this statistic tells the number of crashes which will occur on
average for one hundred million vehicle miles of travel on a given road. The higher the HMVM, the
more crashes are expected to occur on that road. The HMVM is calculated as follows, where ADT
refers to the average daily traffic count for the road:

The thirty roads with the greatest average HMVM are presented in Table 8. The nature of the HMVM
calculation allows it to be skewed heavily if a crash occurs on a short, rarely traveled road. To account for
outliers such as this, only roads with at least 5 total crashes were included in Table 8.
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EXHIBIT 12: Letters of Support

155



156




157




EXHIBIT 11: Petitioner’s Presentation
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EXHIBIT 12: Petitioner’s Site Photos
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MONROE COUNTY PLAN COMMISSION May 16, 2023

PLANNER Anne Crecelius

CASE NUMBER SPP-23-2
PETITIONER Pedigo Bay Homeowners Association Inc
c/o Eric Deckard, Deckard Land Surveying
ADDDRESS 2591, 2597, 2599, 2600, 2603, 2621 E Pedigo Bay, parcel # 53-11-35-200-

002.000-006, 53-11-35-200-004.000-006, 53-11-35-200-012.000-006, 53-
11-35-200-020.000-006, 53-11-35-200-022.000-006, 53-11-35-200-
026.000-006, 53-11-35-200-028.000-006

REQUEST Pedigo Bay Subdivision Preliminary Plat Amendment 3
Plat Committee Recommendation
ACRES 15.3 +/- acres
ZONE AG/RR, FR, SR, and ECO1
TOWNSHIP Clear Creek Township
SECTION 35
PLATS Platted. Pedigo Bay Subdivision Final Plat, 2001
COMP PLAN Rural Residential
DESIGNATION
EXHIBITS

1. Pedigo Bay Subdivision Preliminary Plat Amendment 3
2. 2001 Pedigo Bay Subdivision Final Plat
3. 2021 Cosner/Fish Type E Administrative Subdivision

RECOMMENDATION
Staff recommends approving the Pedigo Bay Subdivision Preliminary Plat Amendment 3 based
on the findings of fact, subject to the Monroe County Highway Department reports.

Plat Committee Meeting — April 20, 2023
Plat Committee forwarded a positive recommendation by a vote of 3-0.
Plan Commission Regular Meeting — May 16, 2023 (Preliminary Hearing)
Waiver of final hearing requested.
Plan Commission Regular Meeting — June 20, 2023 (Final Hearing)

SUMMARY

The petition site is six parcels totaling 15.3 +/- acres located in Clear Creek Township. The petitioner is
proposing to amend the Pedigo Bay Subdivision Preliminary Plat (amendment 3) in order to: 1) reduce
the area of open space, and 2) add five (5) existing lots into the Pedigo Bay Subdivision. Four of the five
adjacent lots are developed and of a residential use. All of the lots utilize the services of the Pedigo Bay
Subdivision such as the private package plant and gated community. The petitioner is the Pedigo Bay
Homeowner’s Association. The homeowners involved with this petition are Jason & Angelene Cosner,
Rex & Melinda Fish, Michael & Caroline Harding, and Peter Kunz.

BACKGROUND

The petition parcels are a combination of platted and unplatted lots. Three of the five residential lots are
unplatted despite being adjacent to Pedigo Bay and utilize all services of the subdivision. The other two
residential lots are platted within a the “Cosner/Fish Type E Administrative Subdivision”, recorded in
2021. The “Common Area” that is being absorbed into the 5 residential lots is platted within the Pedigo
Bay Subdivision (2001). The Common Area is one lot of record and composed of three disconnected
parcels (see image below). The southern parcel that contains the private package plant has been seen in
the Pedigo Bay Subdivision Amendment 2 in 2004 (2004010242).
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The Common Area to be transferred to the residential
lots was rezoned from Forest Reserve (FR) to
Suburban Residential (SR) in 2022. This portion of
Common Area contain multiple karst features that are
protected within platted Sinkhole Conservancy Areas
(SCA). This area was originally intended to contain
the septic systems of lots platted within the
subdivision. Septic systems were not pursued and in
2004 the 1.6 +/- acre portion of Common Area on the
southeast side of Pedigo Bay and Sailor LN was
rezoned from FR to AG/RR to accommodate a private
package treatment plant. During the rezone process
Planning staff determined that the residential lots
would be unable to be subdivided further despite the
addition of acreage. This is because the five lots are
partially within the ECO 1 overlay and would be
unable to meet Chapter 825-4 (below) under the
Zoning Ordinance.

825-4: The maximum residential density that shall be allowed shall be one unit per five (5) acres.

Lot 1 A3 Lot2 A3 Lot3 A3 Lot4 A3 Lot5 A3
Owner Fish Cosner Cosner Kunz Harding
Address 2591 E Pedigo | 2597 E Pedigo | E Pedigo Bay 2599 E Pedigo | 2621 E Pedigo
Total Acreage 2.87 acres 2.67 acres 1.64 acres 4.35 acres 1.23 acres
Buildable Acreage | 0.52 buildable | 0.71 buildable 0.38 buildable 1.31 buildable | 0.38 buildable
Transfer Acres 1.20 0.99 0.48 0.97 0.12
Primary Use SFR SFR Undeveloped SFR SFR
Easements/Karsts 50’ I/E/U 20’ Sanitary Unknown I/E/U | SCA N/A

20’ I/E Sewer SCA
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LOCATION MAP

ZONING

The zoning for the petition site is Forest Reserve (FR) and Environmental Constraint Overlay Area
(ECOLl). Adjacent zoning is FR and Suburban Residential (SR), and Agricultural Rural Reserve
(AG/RR). The petition site is developed with a private package plant on the southwest corner of Pedigo
Bay Drive and Sailor LN.

SITE CONDITIONS & INFRASTRUCTURE

The site has frontage along E Pedigo Bay and E Sailor LN, two Local roads per the 2016 Thoroughfare
Plan. The site is partially located within the Lake Monroe Watershed and is zoned with the Environmental
Constraints Overlay Area 1. The petition site is currently developed with a private package treatment
plant and contains karsts, utility and access easements. The property is mainly slopes that are under the
15% buildable area restrictions for structures.
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SITE PICTURES

Photo 1. Pictometry photo looking north.
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Photo 2: Looking NE from E Sailor LN.

Photo 3: Looking NE from intersection of E Sailor LN and E Pedigo Bay DR.
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Photo 4: Looking NE at platted SCA on 2603 E Pedigo Bay DR.

Photo 5: Looking NE from E Pedigo Bay DR.
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Photo 6: Looking NE from E Pedigo Bay DR.

Photo 7: Looking NE from E Pedigo Bay DR. Petition sign located on 2599 E Pedigo Bay DR.
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Photo 8: Looking SE from E Pedigo Bay DR.

COMPREHENSIVE PLAN DISCUSSION

The petition site is located within the Rural Residential designation of the Monroe County
Comprehensive Plan. Points that align with the proposed rezone are highlighted in green. Points that
differ are highlighted in grey. The plan states the following for this designation:

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
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
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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 - SUBDIVISIONS
850-3 PURPOSE OF REGULATIONS

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

Findings

e The petition parcels are zoned either Suburban Residential (SR) or Forest Reserve (FR) and
Environmental Constraints Overlay Area 1 (ECO 1);

e is currently zoned Estate Residential (ER) and is developed with a SFR use;

e Approval of the preliminary plat amendment would allow the 5 existing residential lots to
become platted within the Pedigo Bay Subdivision;

e The 5 residential lots would absorb land that is directly adjacent to the south that is platted as
Common Area within the Pedigo Bay Subdivision;

e No new buildable lots are created by this change;

e Because of restrictions for the ECO Area 1 of Chapter 825 the proposed transfer of land
doesn’t create an opportunities for further subdivision;

e Per Chapter 854-11 (B)(C)(1) this change is considered a “material deviation” because it
“increases the number of subdivision lots” which requires an amendment to the preliminary
plat;

o All developed properties are serviced by the Pedigo Bay Subdivision private package plant;

(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

o The Comprehensive Plan designates the property as Rural Residential (Phase I) and Rural
Reserve (Phase 1I) district in the Monroe County Comprehensive Plan;

e See findings under Section A;

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

Findings

o The property is currently developed with SFR;

e Adjoining parcels are zoned Forest Reserve (FR), Agricultural Rural Reserve (AG/RR), or
Suburban Residential (SR);

e Adjoining parcels are zoned Environmental Constraints Overlay Area 1 (ECO 1);
E Pedigo Bay DR is a Local roads per the 2016 Thoroughfare Plan;

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

Findings
e See findings under Sections A & C;
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(E)

(F)

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

e No new building lots are created through this amendment;

e The site is within the Environmental Constraints Overlay Area 1 of Chapter 825;

e There are some steep slopes over 12% and 15% on the northern side of the five (5) residential
lots;

e There are known karst features on the property that were previously platted within Sinkhole
Conservancy Areas;
e See findings under Sections A & C;

To provide proper land boundary records, i.e.:

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

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

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

Findings:

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

approved, this petition will be recorded there as a plat. The plat must comply with Chapter
860 - Document Specifications to be recorded.
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EXHIBIT 1: Preliminary Plat
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EXHIBIT 2: 2001 Pedigo Bay Subdivision Final Plat
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EXHIBIT 3: 2021 Cosner/Fish Type E Administrative Subdivision
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