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A G E N D A 

MONROE COUNTY PLAT COMMITTEE 

of the Monroe County Plan Commission 

Monroe County Planning Department 

HYBRID 

When: November 16, 2023, at 4:00 PM 

Where: 501 N Morton St, Suite 224 

Or via Zoom: https://monroecounty-

in.zoom.us/j/82305485858?pwd=c2lrWFp0eGFNQUtqK0NQQlFLazRTQT09 

If calling into the Zoom meeting, dial: 312-626-6799.  

When prompted, enter the Meeting ID #: 823 0548 5858 

Password: 278851 

ADMINISTRATIVE: None. 

OLD BUSINESS: None. 

NEW BUSINESS: 

1. SPP-23-3 North Park Area B-3 Subdivision Preliminary Plat Lot 3 Amd. 1    PAGE 3
Street Tree Waiver. 

Plat Committee Recommendation. 

One (1) parcel on 14.53 acres in Section 25 of Bloomington Township at 

2900 N Stone Carver DR, parcel #53-04-25-101-005.013-011. 

Owner: Indiana University Health Bloomington Inc. 

Zoned North Park PUD. 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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EXHIBITS 

1. North Park Area B-3 Subdivision Preliminary Plat Lot 3 Amendment 1

2. North Park Area B-3 Subdivision Final Plat (2021)

3. Petitioner Street Tree Waiver Findings and Utility Easement

4. Stone Carver Drive Extension Infrastructure Plans Link

5. North Park Area B-3 Subdivision Preliminary Plat 2021 Results Letter

RECOMMENDATION 

Staff recommends forwarding a positive recommendation for the North Park Area B-3 Subdivision 

Preliminary Plat Lot 3 Amendment 1 and the Street Tree Waiver request, with the following conditions: 

1. Submit a Stormwater Management Plan for Use Area B before recording of the final plat. A

stormwater management plan was required at the time of the first development plan under the

North Park PUD Ordinance Section 3.1 C. Planning staff was unable to locate the document.

2. Add sidewalks along W Woodyard RD to the infrastructure plan.

3. Confirm, or provide consent from Duke Energy, that sidewalks are permitted within the overhead

utility easement.

4. Address original plat condition of approve for 24 planted or preserved street trees (see Exhibit 5).

5. Increase Street Tree species to total of five species from the Street Tree list of Chapter 830.

6. Provide Planning Staff with a timeline of utility integration.

• Plan Commission Administrative Meeting – December 5, 2023

• Plan Commission Regular Meeting – December 11, 2023 (Preliminary Hearing)

o Waiver of final hearing requested.

• Plan Commission Administrative Meeting – January 2, 2024

• Plan Commission Regular Meeting – January 16, 2024 (Final Hearing)

SUMMARY 

The petition site is one parcel totaling 14.53 +/- acres located in Richland Township. The petitioner is 

proposing to amend the North Park Area B-3 Subdivision Preliminary Plat, originally platted in 2021. The 

petitioner is requesting a waiver from the Street Tree requirement of 856-43. 

BACKGROUND 

The proposed amendment would accomplish three actions: 1) dedicate right of way for a N Stone Carver 

DR road extension from N Lintel DR to W Woodyard RD, 2) propose construction plans for the road 

extension, and 3) split Lot 3 into two separate buildable lots, separated by the road extension. The road 
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extension is required under the North Park PUD, Section 8.B.22 “A local road connection shall be made 

between the yet un-named frontage road connecting Curry Pike and Packinghouse Road to Woodyard 

Road. This connection shall be completed prior to any land use certificates or certificates of occupancy 

approval of 50% of the acreage in Use District B.” 

 

Lot 3 is proposed to be bifercated, with Lot 3A 6.22 acres (4.93 buildable) and Lot 3B totaling 7.42 acres 

(3.87 buildable). The petitioner is requesting a waiver from the Street Tree requirement of 856-43 for the 

property boundary along W Woodyard RD. Street trees will be planted on both sides of the proposed N 

Stone Carver DR extension (see Exhibit 4). 

 

856-43. Preservation of Natural Features and Amenities 

(B) As a requirement of final approval, the applicant shall plant and/or preserve trees on 

the property or the subdivision in accordance with the following: 

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

way of the street or streets within and abutting the subdivision, or at the 

discretion of the Plan Commission and the County Engineer, within the right of-

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

feet of frontage along each street. Such trees shall be planted or preserved when 

any of the following are applicable:  

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

subdivision or business development that has street trees, or has 

adjoining road frontage to a street that has street trees, 

 

The petitioner has provided waiver findings for request to waive street trees along W Woodyard RD (see 

Exhibit 3). The petitioner states that the 100’ overhead utilities line easement along W Woodyard is 

located within the proposed dedicated right-of-way. The petitioner states that street trees “may cause 

damage to the electric facilities when fully grown”. During the first preliminary plat a waiver from the 

Street Tree requirement was requested and approved with conditions (see Exhibit 5). The condition was 

“Twenty-four (24) trees be preserved or planted on Lot 3 in lieu of street trees. (Please submit tree 

locations and species list to complete the preliminary plat review)”. 
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ZONING 

The zoning for the petition site is North Park Planned Unit Development. Adjacent zoning is North Park 

PUD, Estate Residential 1(RE1), and Suburban Residential (SR). The petition site is currently vacant and 

undeveloped. Adjacent uses included medical facilities to the north, vacant to the east, residential to the 

southeast and south, and vacant to the west.  
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SITE CONDITIONS & INFRASTRUCTURE 

The site has frontage along N Lintel DR, N Stone Carver DR and W Woodyard. The 2016 Thoroughfare 

Plan identifies Lintel and Stone Carver drives as Local roads, and Woodyard as Major Collector. The 

petition site is currently vacant and undeveloped. The property is mainly slopes under 15% slopes. Lot 3 

contains a 16’ electric underground line easement (see Exhibit 2), and a 100’ electric line easement along 

W Woodyard RD (see Exhibit 3). All of the lots have access to water (City of Bloomington), electricity 

(Duke Energy), and sewer (South Central Regional Sewer District). 

 

The Monroe County Highway Engineer has provided comments to the engineer regarding the roadway 

design. The Monroe County Highway Dept. Project Manager has received two Right of Way Activity 

permits (RW-23-289 and RW-23-259) and is requested a surety before the release of the permits.  
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SITE PICTURES 

 
Photo 1: 2022 Eagleview pictometry. 
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Photo 1. 2020 Eagleview pictometry. Corner of Curry and Lintel has since developed.  

 

 
Photo 2. Facing west on W Woodyard RD. Note 100’ powerline easement. Tree line on the right is the 

property line. 

COMPREHENSIVE PLAN DISCUSSION 

The petition site is located within the Employment designation of the Monroe County Urbanizing Area 

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: 
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5.1.4 Employment 

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

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

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

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

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

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

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

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

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

encouraged to be integrated into larger employment areas. 

A. Transportation 

Streets 

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

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

Arterial connections may include mixed-use corridors, and special attention must be paid to balance the 

needs of all travel modes while also facilitating industrial deliveries and commuter traffic flow. Arterial 

streets, such as Third Street, should not exceed five lanes in width (four travel lanes with center turn 

lane). local and collector streets will typically be two or three-lanes (two travel lanes with center turn 

lane). Street connections are encouraged to help distribute traffic, but should be balanced with access 

management plans to maximize safety. Center medians for select arterial roadways should be considered 

to improve access management and corridor aesthetics. 

Freight 

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

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

Street/Sr-48, 2nd Street/Sr-45 and Tapp road. Fullerton Pike will provide access to potential employment 
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areas to the east of i-69. A new roadway connection between That road and South Walnut Street (old Sr-

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

Bike, Pedestrian, and Transit modes 

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

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

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

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

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

be explored. 

B. Utilities 

Sewer and water 

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

investments in and possible geographic expansion of sewer systems. Some areas designated for 

employment uses in the land Use Plan are located outside of current sewer service areas, most notably the 

area between Clear Creek and Sr 37. Additional studies should be undertaken to determine the potential 

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

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

Power 

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

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

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

substations should be explored. 

Communications 

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

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

internet and communications networks. 

C. Open space 

Park Types 

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

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

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

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

Urban Agriculture 

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

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

should be verified. 

D. Public Realm Enhancements 

Wayfinding 

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

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

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

include attractive landscape features. 

Lighting 

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

Street/Site furnishings 

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

E. Development guidelines 

Open Space 

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

environmental preservation areas) and determined through maximum lot coverage requirements, with 15 
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to 20% of a site reserved for landscaping, buffering, stormwater management and outdoor amenities for 

employees. 

Parking ratios 

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

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

industrial facilities, warehouses, and flex/r&d space will often have relatively low parking needs (e.g. 1 

space per 2,000 square feet). Parking requirements should be based on the needs of individual businesses 

as opposed to mandatory minimum requirements. 

Site Design 

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

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

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

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

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

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

Building form 

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

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

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

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

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

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

Materials  

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

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

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

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

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

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

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

incorporated along large, blank facades. 

Private Signs 

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

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

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

appropriate. Sites will typically require directional signage for visitors, employees and freight delivery. 

 

FINDINGS OF FACT - Subdivisions 

850-3PURPOSE OF REGULATIONS  

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

 

Findings 

• The petitioner has approved sewer service from the South Central Regional Sewer District. water 

service approval from City of Bloomington Utilities, and electric from Duke Energy; 

• Sidewalks will be installed along both sides of the proposed extension of N Stone Carver DR; 

• A side will be installed along the north side of W Woodyard RD; 

• Street Trees will be planted along both side of the proposed extension of N Stone Carver DR; 

• The petitioner is requested a waiver from street trees along W Woodyard Road; 

• N Lintel Drive, a Local Road, serves as the main access to the subdivision; 

• Under chapter 856-11 states: “Whenever the area to be subdivided is to use an existing street 
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frontage, the street shall be suitably improved as herein provided and may be required to provide 

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

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

quality detention feature; 

• Karst formations were not found on the property; 

• Lot 3 contains 1.49 acres of dedicated Open space, required for the North Park PUD; 

• Floodplain is not present within the petition site boundary; 

 

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

and related policies, objectives and implementation programs. 

 

Findings 

• The Comprehensive Plan designates the property as MCUA Employment; 

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

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

the North Park Ordinance 2011-28; 

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

• See findings under Section A; 

 

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

 

Findings 

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

• There is open space dedicated on Lot 3 totaling 1.43 acres; 

• After further subdividing Lot 3, the Open Space will be located on Lot 3B; 

• See findings under Section A; 

 

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

reasonable design standards. 

 

Findings 

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

(RE1); 

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

• Approval of the preliminary plat amendment would create 1 additional commercial lot for 

development; 

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

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

insurance firm and has access to roads, utilities and fire protection; 

• The proposed development contains permitted uses within Use District B of the North Park PUD; 

• The proposed development is required to have sidewalks along W Woodyard RD; the preliminary 

plat currently doesn’t show the sidewalks; 

• See findings under Sections A & C; 

 

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

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

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

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

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

• There is open space dedicated on Lot 3 totaling 1.43 acres; 

• After further subdividing Lot 3, the Open Space will be located on Lot 3B; 

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

• Drainage easements have been incorporated into the preliminary plat amendment; 

• Proposed lots will have a buildable area for commercial development; 

• See findings under Sections A & C; 

 

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

 

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

property; 

 

Findings: 

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

 

• to provide for the identification of property; and, 

 

Findings: 

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

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

County Surveyor has also reviewed the plat for survey accuracy. 

 

Findings 

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

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

Specifications to be recorded.   

 

 

(b) The extent to which the proposal departs from zoning and subdivision regulations such as density, 

dimension, bulk, use, required improvements, and construction and design standards. 

      

Findings:  

• See Findings (a); 

 

FINDINGS OF FACT – WAIVER OF STREET TREE REQUIREMENT   

The petitioner is requesting a waiver from the Improvement, Reservation and Design Standards outlined in 

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

 

(B)  As a requirement of final approval, the applicant shall plant and/or preserve trees on the 

property or the subdivision in accordance with the following: 

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

of the street or streets within and abutting the subdivision, or at the discretion of 

the Plan Commission and the County Engineer, within the right-of-way of such 

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

frontage along each street. Such trees shall be planted or preserved when any of 

the following are applicable: 
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a. the proposed subdivision will connect with an existing or proposed 

subdivision or business development that has street trees, or has adjoining 

road frontage to a street that has street trees, or; 

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

the comprehensive plan, or; 

 

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

authorize and approve modifications from the requirements and standards of these regulations (including 

the waiver of standards or regulations) upon finding that: 

 

FINDINGS OF FACT – WAIVER OF STREET TREE REQUIREMENT   

The petitioner is requesting a waiver from the Improvement, Reservation and Design Standards outlined in 

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

 

(B)  As a requirement of final approval, the applicant shall plant and/or preserve trees on the 

property or the subdivision in accordance with the following: 

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

of the street or streets within and abutting the subdivision, or at the discretion of 

the Plan Commission and the County Engineer, within the right-of-way of such 

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

frontage along each street. Such trees shall be planted or preserved when any of 

the following are applicable: 

 

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

subdivision or business development that has street trees, or has adjoining 

road frontage to a street that has street trees, or; 

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

the comprehensive plan, or; 

 

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

authorize and approve modifications from the requirements and standards of these regulations (including 

the waiver of standards or regulations) upon finding that: 

 

1. Practical difficulties have been demonstrated: 

Findings: 

• The street tree improvements are required due to the petition site meeting the criteria described 

in 856-43 (B) (1); 

• The site maintains frontage along three roads: N Lintel DR, W Woodyard RD, and N Stone 

Carver DR; 

• Street trees are currently in place on N Lintel and N Stone Carver Drives; 

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

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

frontage of W Woodyard Road unless the waiver is granted; 

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

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

• Right of way dedication is 45’ from centerline which would put the placement of the trees very 

near the center of the powerline easement; 

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

• The petitioner has provided Waiver Findings as shown in Exhibit 3; 
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2. The requested modifications would not, in any way, contravene the provisions of the Zoning 

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

Findings:  

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

Urban Service Area; 

• Street trees can add value to the aesthetic character of a proposed development and is consistent 

with the Comprehensive Plan and the Zoning Ordinance; 

• See findings under section (1); 

 

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

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

sewer, fire protection, etc.): 

 

Findings:  

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

services; 

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

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

   

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

neighborhood nor result in substantial injury to other nearby properties; 

 

Findings:  

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

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

 

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

and are not applicable generally to other nearby properties; 

 

Findings:  

• See findings under section (1); 

 

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

regulations; 

 

Findings:  

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

 

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

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

 

Findings:  

• The street trees are required due to the petition site’s location in relation to the aforementioned 

856-43 (B) (1); 

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

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

 

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

 

Findings:  

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

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

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

 

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

 

Findings:  

• See findings under section (1);  

 

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

substantially secure the objectives of these regulations. 
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EXHIBIT 1: North Park Area B-3 3Subdivision Preliminary Plat Lot 3 Amendment 1 
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EXHIBIT 2: North Park Area B-3 Subdivision Final Plat (2021) 
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EXHIBIT 3: Petitioner Street Tree Waiver Findings and Utility Easement 
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EXHIBIT 5: Petitioner Street Tree Waiver Findings and Utility Easement 
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