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MONROE COUNTY PLAN COMMISSION 
AGENDA 

The Monroe County Plan Commission will hold a hybrid public meeting on Tuesday, December 11, 2023, 
at 5:30 PM in the Judge Nat U. Hill III Meeting Room, 100 West Kirkwood Avenue, Bloomington, Indiana 
or via Zoom (https://www.co.monroe.in.us/egov/apps/document/center.egov?view=item;id=10208). The 
public may attend and provide comments via Zoom 
(https://www.co.monroe.in.us/egov/apps/document/center.egov?view=item;id=10208) or in-person. For 
information about the Zoom meeting, you may call (812) 349-2560 or email 
(PlanningOffice@co.monroe.in.us) our office.  For information about the Zoom meeting, you may call 
(812)349-2560 or email (PlanningOffice@co.monroe.in.us) our office. We will be taking public comment at
each public hearing and consider the following agenda items and requests regarding the following described
properties in Monroe County, Ind.:

CALL TO ORDER  
ROLL CALL 
INTRODUCTION OF EVIDENCE 
APPROVAL OF AGENDA 
APPROVAL OF MINUTES August 15, 2023; September 19, 2023 

ADMINISTRATIVE BUSINESS: 
1. VAR-23-40 Heard Refund Request for variance from Ch. 833 PAGE 4 

UNFINISHED BUSINESS:  
1. RD-23-2  N Maple Grove RD Name Change to John Irvine Way 

Final Hearing. 
Washington Township, Section 30 and Bloomington Township, Section 31. 
Contact: drbrown@co.monroe.in.us 
***CONTINUED BY PETITIONER*** 

2. PUO-23-1 Whaley PUD Outline Plan Amendment 2 PAGE 6 
Preliminary Hearing. Waiver of Final Hearing Requested. 
Two (2) parcels totaling 12.34 +/- acre in Van Buren Township, Section 14 at 
4810 W State Road 45, Parcel # 53-09-14-102-001.000-015. 
Owner: K & S Rolloff Holdings LLC 
Zoned PUD. Contact: shawnsmith@co.monroe.in.us  

NEW BUSINESS: 
1. SAD-23-20 Branson Properties Type “E” Administrative Subdivision PAGE 55 

2. REZ-23-3

3. PUO-23-3

Right-of-Way Width Waiver. 
Preliminary Hearing. Waiver of Final Hearing Requested. 
Two (2) parcels totaling 6.22 +/- acres in Clear Creek Township, Section 1 at 
4099 E Ramp Creek RD, parcel 53-11-01-200-003.000-006, and  
4192 E Ramp Creek RD, parcel 53-11-01-200-022.000-006. 
Owners: 4099 E Ramp Creek RD LLC and Branson, Kurt & Samantha 
Zoned SR. Contact: dmyers@co.monroe.in.us 

Worms Way Rezone from AG/RR to PB    PAGE 69 
Preliminary Hearing. Waiver of Final Hearing Requested. 
Two (2) parcels totaling 12.86 +/- acres in Washington Township, Section 28 at  
7850 N Wayport Road, Parcel #s 53-02-28-100-006.000-017, 53-02-28-100-002.000-017. 
Owner: Ah & Sh LLC 
Zoned AG/RR. Contact: dmyers@co.monroe.in.us 

Highlands PUD Outline Plan Amendment to Parcel “E” 
Preliminary Hearing. Waiver of Final Hearing Requested 
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One (1) parcel totaling 1.43 +/- acres in Perry Township Section 17 at 
the 1200+/- block of W Rangeview Cir, at W Rangeview CIR. 
Owner: Range View and Wickens LLC 
Zoned Highlands PUD. Contact: shawnsmith@co.monroe.in.us 
***WITHDRAWN BY PETITIONER***  

4. SPP-23-3 North Park Area B-3 Subdivision Preliminary Plat Lot 3 Amd. 1     PAGE 118 
Street Tree Waiver Requested.  
Preliminary Hearing. Waiver of Final Hearing Requested. 
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 

5. PUO-23-6 North Park II PUD Outline Plan Amendment 1 
Preliminary Hearing. Waiver of Final Hearing Requested. 
One (1) 98.6 +/- parcel in Bloomington Township, Section 30 at 
N Packing House RD, parcel #53-05-30-400-014.000-004.  
Owner: Packing House Road LLC 
Zoned PUD. Contact: acrecelius@co.monroe.in.us 
***CONTINUED BY PETITIONER*** 

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

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

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

Individuals requiring special language services should, if possible, contact the Monroe County Government 
Title VI Coordinator at least seventy-two (72) hours prior to the date on which the services will be needed. 

The meeting will be open to the public. 
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The petitioners applied and paid for a design standard variance from the Rear Yard Setback standard of 
Chapter 833. Staff accepted a variance filing for the November 3rd BZA which has now been continued to 
the December 6th meeting. The total cost of the variance filing fee is $208.50. Staff supports a refund of 
$100.00.  

BACKGROUND 
The petitioner applied for a residential building permit/Improvement Location Permit (ILP) in 2017 for an 
addition to the residence (permit 619743/17-R1-178). At that time, it was discovered the petitioner had 
built an elevated back deck without an Improvement Location Permit. The notes from the Zoning 
Inspector at that time states that the deck was under 30” in height, which wouldn’t require a permit from 
the Building Department. The deck structure would still require an ILP from Planning, meaning the 
structure was still required to meet all setbacks. From the Zoning Inspectors review notes, the deck was 
then included with the review of permit 619743 &17-R1-178. The site plan provided shows the deck 
encroaching approximately 13’ into the required 19’ setback. An ILP review was completed in September 
2017 for the addition and the deck despite the deck encroachment. The petitioner paid for and picked up 
residential building permit #20180177B and ILP on March 8, 2018. 

The building permit expired on March 8, 2019 and the ILP expired on March 8, 2020. No permit renewal 
was received, nor is their evidence that a renewal was required. A Building Dept. inspector completed 
three inspections of the room addition post permit expiration. The petitioner states that the inspector never 
communicated that the permit was expired, and the inspector left normal post-inspection notes (“OK to 
continue”) with the petitioner. The petitioner continued working on the addition despite the permits 
expiring. The permit issuance date and expiration are located on the front of the building permit and ILP. 
In September of 2023 the petitioner contacted the Building Dept. for a final electrical inspection for the 
room addition. The Building Dept. informed him that their permit was expired and that new application 
was required. Residential building permit R-23-1047 was applied for on October 2nd, 2023. The review of 
said permit then discovered that the deck is encroaching into the rear yard setback. At that time, there 
were concerns of encroachment into the platted drainage easement – those concerns have been addressed 
by the MS4 Coordinator. Due to the encroachment, Planning cannot issue a new ILP for the room 
addition until the deck either receives a variance, or the deck is removed to meet all required setbacks. 
The request is for a 6 foot rear setback instead of the required 19 foot rear setback. The home addition 
meets all requirements.  

MONROE COUNTY PLAN COMMISSION   December 11, 2023 
PLANNER Anne Crecelius 
CASE NUMBER VAR-23-40 
PETITIONER Berry Heard 
ADDDRESS 511 S Village DR, parcel #53-06-31-300-060.000-003 
REQUEST Refund for VAR-23-40 $208.50 
ACRES 0.2 +/- acres 
ZONE RS3.5 
TOWNSHIP Van Buren 
SECTION 1 
PLATS Highland Village 5th Addition, Lot 203 
COMP PLAN 
DESIGNATION 

MCUA Suburban Residential 
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MONROE COUNTY PLAN COMMISSION       December 11, 2023 
CASE NUMBER PUO-23-1 
PLANNER Shawn Smith 
PETITIONER K & S Rolloff c/o Daniel Butler, Bynum Fanyo & Assoc. 
REQUEST Planned Unit Development Outline Plan Amendment 2 to Whaley PUD 

Waiver of Final Hearing Requested 
ADDDRESS 4810 W State Road 45, Parcel #: 53-09-14-102-001.000-015 
ACRES 12.34 +/- 
ZONE PUD Whaley 
TOWNSHIP Van Buren 
SECTION 14 
PLATS Platted 
COMP PLAN 
DESIGNATION 

MCUA Phase 1: Mixed Use 
MCUA Phase 2: Mixed Use 

EXHIBITS 
1. Petitioner Outline Plan Statement
2. Site Plan (Conceptual)
3. 1998 Whaley PUD Ordinance
4. Whaley Permitted Uses
5. Hydrogeology Report
6. IDEM Report
7. Enforcement Letter
8. Petitioner Written Commitment Letter
9. Aerial imagery 2010-2019

RECOMMENDATION 
(See map illustration on the following page for the location of each recommendation made by Staff, 
numbered 1-5) 
Staff recommends both a “Positive” and “Negative” recommendation to the County Commissioners, 
subject to the MS4 Coordinator’s reports: 

1. Staff recommends forwarding a “positive recommendation” to the County Commissioners
for adding the use of Boat and RV Storage only in the allocated area per the petitioner’s
submitted site plan (Exhibit 2) due to its compatibility with the Comprehensive Plan.

2. Staff recommends forwarding a “positive recommendation” to the County Commissioners
for the after-the-fact disturbance of designated Sinkhole “B” in its current state with no
further disturbance and subject to the Hydrogeology Incorporated and the Indiana Department
of Environmental Management reports.

3. Staff recommends forwarding a “positive recommendation” to the County Commissioners
for the after-the-fact disturbance of designated Sinkhole “A” in its current state with no
further disturbance and subject to the Hydrogeology Incorporated and the Indiana Department
of Environmental Management reports.

4. Staff recommends forwarding a “negative recommendation” to the County Commissioners
to allow for the proposed additional 7ft of fill to be placed on Sinkhole “B”.

5. Staff recommends forwarding a “negative recommendation” to the County Commissioners
to allow for any storage on top of Sinkhole “A” or Sinkhole “B”. Staff recommends a
“positive recommendation” for allowing storage outside of sinkhole “A”.

The following conditions are recommended by Planning Staff based on plan review, and the MS4 
comments as a result of the Drainage Board review: 

1. Petitioner comply with Drainage Borad conditions stated at the 4/5/2023 meeting, including:
a. Bioretention design criteria for the site should include release rates aligned with the
critical watershed levels.
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b. Use amended soils and deep-rooted vegetation with limited maintenance requirements
for bioretention infrastructure.

2. Petitioner creates a definition which includes boat and RV storage.

MEETING SCHEDULE 
PLAN REVIEW COMMITTEE – June 8, 2023 
No motion was forwarded by PRC. List of questions to petitioner – see response below: 

1. No more fill in the Sinkhole Conservancy Areas – maybe consider making this a written
commitment. We directly talked with Kelsey Thetonia about this after the PRC meeting.

2. Provide a definition for Boat and RV Storage and provide any conditions associated with that use.
Monroe County does not have a definition for RV Storage, but there is one for Boat Storage
(located in the report).

3. Do you plan to use the sinkholes for any of the permitted uses? MS4 Coordinator would require
sufficient Stormwater management for anything of concern. You might want to consider making
this off limits for storage.

4. Do you know where Boat and RV Storage will occur on the property? There are concerns that
fluids make leak from boats and RVs into the sinkholes untreated.

PLAN COMMISSION ADMINISTRATIVE – December 5, 2023 (CDO SESSION) 
PLAN COMMISSION Regular – December 11, 2023 (Preliminary Hearing)  

Waiver of Final Hearing requested. 
PLAN COMMISSION ADMINISTRATIVE – January 2, 2024 (if not waived) 
PLAN COMMISSION REGULAR (Final Hearing) –January 16, 2024 (if not waived) 
BOARD OF COMMISSIONERS – TBD  

SUMMARY 
The petition site is located at 4810 W State Road 45, in Section 14 in Van Buren Township. The site contains 
12.34 +/- acres and is developed. The petitioner is requesting a Planned Unit Development Outline Plan 
Amendment to allow for the filling of all sinkholes on the Western portion of the property for the after-the-
fact filling of two Sinkhole Conservancy Areas (SCA) and to add one new use to the permitted use list:  

1. Boat and RV Storage
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The petitioner is no longer requesting development of the site for an already permitted use of 
Convenience Storage. 

Should the petitioner be permitted to keep the fill within Sinkholes A and B, and/or add Boat and RV 
storage to the site, a full development plan amendment must be pursued meeting all requirements. 

BACKGROUND 

Timeline: 
1997 – Property rezoned to PUD 9712-PIO-02 
1998 – PUD amended to change a condition 
2014 -- K& S Purchased property and received development plan approval and Land Use Certificate 
2015 – grading over Sinkhole “A” is evident per aerial imagery 
Post 2016 – fill over Sinkhole “B” is evident per aerial imagery 
2022 – May 18th: Use Determination USE-22-27 submitted to inquire about convenience storage (no 
longer being pursued) 
2022 – June 8th: Enforcement Case AC-22-21 opened due to fill in sinkhole 
2022 – August 24th: Grading Permit IG-22-24 submitted (still active) 
2023 – January 20th: Outline Plan Submitted PUO-23-1 
2023 – April 5th: Drainage Board Reviewed and provided comments 

The area was rezoned to Whaley PUD in 1997 from Light Industrial. The 1997 PUD rezone closely relate 
to the Light Industrial uses, with the inclusion of “Cut Stone and Stone Products” to accommodate the use 
at the time (3D Stone Company). In 1998, the PUD was amended to change one of the conditions on the 
petition. The outline plan included language specifically prohibiting development within 25 feet of the 
Sinkhole Conservancy Areas. At the May 19, 1998 Regular Session, the Plan Commission requested the 
following language be included at the time of approval:  

1. That the petitioner submit drainage information required for the Drainage Board to the
Planning Department as part of the development plan file; and

2. That no further development west of the demarcated areas of disturbance, as shown on
Exhibit 3, be enabled except through the outline plan amendment process.

The latest development plan was approved in 2014 (Figure 1). Since the approval of the development plan 
and the issuance of the Land Use Certificate, the property has expanded and filled in two areas (circled in 
red) of the property that were noted as “Sinkhole A” and “Sinkhole B”. According to our records, there 
were no grading permits issued for this. Therefore, the filling in of the two sinkholes is a violation of the 
PUD. A separate letter has been mailed to the owner on 6/8/2022 under AC-22-21 (Exhibit 7). 
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Figure 1. Current Site and Approved Site 

Sinkhole Conservancy Area Review 
According to a report provided by Hydrogeology inc., they identified sinkhole 1 (Sinkhole A) to show no 
obvious impacts from the existing lay-down area for parking (Exhibit 5). They identified sinkhole 2 
(Sinkhole B) to have been partially filled with pulverized concrete. No obvious impacts were observed 
during the field study, however, they did mention that due to the elevation of the fill site being higher than 
the surrounding properties, those properties could be impacted via surface run-off. Any new fill must be 
809ft to prevent surface run-off.  

According to the Indiana Department of Environmental Management, much of the site contained 
unpainted concrete dumped on the west and north banks of the lot, some of which had black plastic 
sticking out, which was noted as likely being the linear material in the bed of the roll off. Because no 
loose black plastic material had been observed and concrete material was not identified to be within a 
sinkhole, their investigation was closed out with no violations having been observed (Exhibit 6). 

The Drainage Board reviewed this petition on April 5, 2023 and provided the following comments: 
1. Condition to approve the bio retention design criteria provided by the MS4 Coordinator.
2. Recommendation to look at certain types of plantings with amended soils and deep rooting

vegetation.

Petitioner currently has a grading permit on file (IG-22-42) pending the completion of the PUO. As 
mentioned above, a full development plan amendment filing will be required pending the outcome of this 
petition. 
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Use Review 

The 1998 PUD Outline Plan (Exhibit 3) currently allows the following uses on the petition site: 

Agricultural Uses 
Agricultural Uses (22) 
Feed Mill (6, 25) 
Stockyard (24) 
Public, Semipublic, and Office Facili�es 
Day Care Facility (30) 
Office 
Office Showroom 
Telecommunica�ons Tower (32) 
Telephone and Telegraph Services (32) 
U�lity Service Facility (31) 
Wastewater Treatment Facility (15) 
Water Treatment Facility 
Business and Personal Services 
Air Cargo and Package Service (6) 
Aircra� Charter Service 
Appliance Repair (6) 
Auc�on House 
Convenience Storage (4, 6, 21) 
Dry Cleaning and Laundry Service 
Electrical Repair (6) 
Extermina�ng Service 
Gunsmith 
Industrial Equipment Repair (7, 16) 
Locksmith 
Office Equipment Repair (6) 
Parking Facility (31) 
Real Estate Sales Office (9) 
Remote Garbage/Rubbish Removal Facility (34) 
Small Engine and Motor Repair (6, 21) 
Taxidermist (6) 
Upholstery Service 
Veterinary Service (10) 
Retail and Wholesale Trade 
Bakery (Wholesale) (7, I 5) 
Building Materials (7, 31) 
Cabinet Sales 
Fer�lizer Sales (Packaged) (7, 21) 
Florist (Wholesale) 
Garden Center 
Heavy Machinery Sales (7) 
Industrial Supplies 
Automo�ve and Transporta�on Services Automo�ve Paint Shop 
Automo�ve/Boat Repair Shop (6) 
Automo�ve Tire Repair (7, 21) 
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Cold Storage Plant 
Transfer or Storage Terminal (7) 
Wrecker Service (7) 
Manufacturing, Mining, Construc�on, and Industrial Uses 
Apparel (7, 16) 
Appliance Assembly (7, 16) 
Beverage Products (7, 16) 
Botling Machinery (7, 16) 
Commercial Prin�ng ( 6) 
Construc�on Trailer (17) 
Cut Stone and Stone Products (15) 
Electronic Devices and Instruments (7, 16) 
Engineering and Scien�fic Instruments (7, 16) 
Food Products (15) 
Furniture (15) 
General Contractor (15) 
Jewelry Products (7, 16) 
Laboratories (16, 17) · 
Leather Goods (7, 16) 
Machine Assembly (15) 
Machine Shop (15) 
Metal Fabrica�on (15) 
Metalworking Machinery (15) 
Musical Instruments (7, 16) 
Office and Computer Equipment (7, 16) 
Op�cal Instruments and Lenses (7, 16) 
Paper Products (15) 
Plas�c Products Assembly (7, 16) 
Pla�ng and Polishing (15) 
Sign and Adver�sing Displays (7, 15) 
Warehousing and Distribu�on Ac�vi�es (7, 16) 
Watches and Clocks (7, 16) 
Welding (7, 15) 
Wood Products (7, 15) 

The proposed use ‘RV and Boat Storage’ somewhat aligns with the convenience storage already on the list 
of permitted uses. Staff would need the petitioner to submit a definition and any proposed conditions that 
might be related to the proposed use. RV Storage currently is not a permitted use in the ordinance and does 
not have a definition. The current definition for Boat Storage is as follows: 

Boat Storage. A storage facility utilizing enclosed buildings and/or unenclosed outdoor areas for 
the seasonal or year-round storage of four or more boats. This is subject to the following: 

41. Boat Storage facilities shall be permitted subject to the following conditions:
A. the required building setbacks shall be applied to all boats stored outside
B. all boats stored outside of enclosed buildings shall be screened from adjoining properties
by a double staggered row of evergreen trees, installed in conformance with Chapter 830,
or a 6 ft. high opaque fence or wall.
C. boat repair services and accompanying sales of repair merchandise is allowed only as
an accessory use
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D. compliance with all applicable local, State and Federal regulations for the disposal of
hazardous materials.

Current uses of the property include Remote Garbage/Rubbish Removal Facility and Offices. To date, the 
petitioner has stated that they do not plan to develop the site for convenience storage due to the 
remediation efforts using current resources.  

LOCATION MAP  
The petition site is located west of the City of Bloomington, with frontage along West State Road 45 in 
Section 14 of Van Buren Township. The site 12.34 +/- acres and is currently the site of K & S Rolloff 
Holdings LLC, Parcel #53-09-14-102-001.000-015.  
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ZONING AND ADJACENT USES 
The petition site is zoned PUD. All surrounding properties are in County jurisdiction. The adjacent 
properties are zoned PUD, Limited Business (LB), General Business (GB), Agricultural Rural Reserve 
(AG/RR) and Suburban Residential (SR). 
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SITE CONDITIONS 
The site is a flagpole shape and has frontage along W State Road 45 (major arterial) at approximately 75’ 
and does not have sidewalks. The site utilizes CBU water, not sewer. The property has three Sinkhole 
Conservancy Areas (SCAs) – at least two of these have been disturbed. The petition site is located within 
the Sinking Stream watershed. 

SCAs have been disturbed due to concrete fill. Comments from the April 5, 2023, Drainage Board: 
1. Bioretention design criteria for the site should include release rates aligned with the critical
watershed levels
2. Recommendation of looking into amended soils and deep-rooted vegetation with limited
maintenance requirements.
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SITE PICTURES 

Photo 1.  Pictometry from Feb-Mar 2022, facing north. 

Photo 2. Pictometry from March 2022, Facing East. 
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Photo 3. Site of Sinkhole ‘A’ (Facing Northwest) 

Photo 4. Site of Sinkhole ‘A’ (Facing North) 
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Photo 5. Site of Sinkhole ‘B’ (Facing West) 

Photo 5. Site of Sinkhole ‘B’ (Facing East) 
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Photo 6. Concrete washout debris used to fill Sinkhole ‘B’ 

COMPREHENSIVE PLAN DISCUSSION – PHASE I 
The petition site is located in the Mixed-Use district 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. 

Mixed-Use districts are the densest, most pedestrian oriented development types in the Urbanizing Area. 
This land use type will vary in terms of form, scale, character, and the specific mix of uses, depending on 
location, access considerations and existing development context. Uses may be integrated vertically 
within buildings, such as residential or office over ground-floor retail, or horizontally among single-use 
buildings that are closely coordinated with one another. Mixed-Use areas may take the form of linear 
corridors along major roadways, large districts that serve as regional destinations for commerce, dining 
and entertainment, or small nodes at crossroads that serve nearby residential neighborhoods or 
employment areas. Mixed-Use areas offer the greatest flexibility in terms of land use. Individual parcels 
of land within a larger Mixed-Use area may be developed with a single use, so long as the site is designed 
in a way to integrate with surrounding sites to create a whole that is greater than the sum of parts. Most 
areas designated as mixed-Use on the land Use map are in locations with existing suburban-style 
development. These locations offer opportunities for reinvestment, infill, redevelopment, and 
transformation into more walkable centers of activity within the Urbanizing Area. Examples include the 
Third Street corridor, the Tapp Road/SR-45/Curry Pike Area, and key intersections along the South 
Walnut Street corridor. 

A. Transportation
Streets: Developments should be designed to create a system of interconnected streets and blocks. ideally,
new streets should be platted as public rights-of way through the subdivision process; however, private
streets may also be acceptable, provided that they are designed and maintained to public street standards
and are made publicly accessible through dedicated easements.

Bike, Pedestrian, and Transit modes: mixed-use streets should incorporate the full suite of complete street 
and “green” street design techniques. Streets should safely accommodate pedestrian and bicycle travel, as 
appropriate to the larger context of the transportation system and the surrounding scale and character of 
development. Wider sidewalks or an enhanced buffer along the street will provide a safer environment for 
pedestrians while allowing greater access to businesses in mixed-use areas. Streets should not be designed 
with a “one-size fits all” approach. Local streets may accommodate cyclists through an overall design that 
discourages high travel speeds by motorists, such as the use of narrower travel lanes (10 to 11 feet), on-
street parking, and smaller curb radii at intersections (15 to 25 feet). These streets may simply require 
pavement markings or signage indicating that cyclists may use the travel lane. on the other hand, multi-
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lane roads should provide enhanced bicycle infrastructure, such as on-street bicycle lanes, cycletrack 
facilities, or off-street shared use paths, with special attention to transitions between different facility 
types. As the most likely to support transit service in the future, mixed-use streets should be designed to 
accommodate potential transit expansion. 

B. Utilities
Sewer and water: Most areas designated for mixed-use development in the land Use Plan are already
served by sewer and water infrastructure. All new developments should conduct water and sewer capacity
analyses and contribute to system upgrades if necessary. Major sewer line extensions or upgrades, should
be coordinated with other roadway or streetscape improvements where possible to minimize traffic
disruption and improve cost efficiency of capital improvements.  A major advantage to mixed-use
development is that it reduces the peak usage in the area due to the diversity of building uses.

Power: Overhead utility lines should be buried in mixed-use areas to eliminate visual clutter of public 
streetscapes and to minimize system disturbance from major storm events. 

Communications: Communications needs will vary within mixed-use developments, but upgrades to 
infrastructure should be a key consideration for future development sites.  The county should create a 
standard for development of communications corridors to supplement and complement University 
research and development and the existing information technology sector. 

C. Open space
Park Types: Small-scale parks and open spaces should be integrated into new developments and
streetscapes. mixed-use districts may have a variety of park types, from small plazas and pocket parks
along public sidewalks, to moderately-sized greens, squares, and neighborhood parks. Greenway
connections should be provided wherever possible.

Urban Agriculture: Encourage the creation of community gardens and small scale urban agricultural 
systems, integrated with parks and open spaces. These may serve and be operated by residents, employees 
and businesses within a mixed use neighborhood. examples include restaurants with on-site gardens, or 
apartments and office buildings with common garden space. Attention should be paid to location and 
maintenance to ensure garden spaces remain well-kempt and attractive throughout the year. 

D. Public Realm Enhancements
Lighting: Lighting needs will vary by street type and width but safety, visibility and security are
important.  Two-lane streets should provide lamp posts at a pedestrian scale (16 to 18 feet in height).
Wider streets will require taller fixtures (up to 30 feet).

Street/Site Furnishings: Successful mixed-use streets require a vibrant, pedestrian-oriented public realm 
with an emphasis on amenities and aesthetics. Streets should have planters, benches, information kiosks, 
and public bicycle parking racks.  These elements may occur within the public right-of-way, or on private 
development sites, if located at the front of the lot between the building and right-of-way, oriented toward 
the sidewalk, and available for public use. 

E. Development guidelines
Open Space: The amount and type of open space appropriate for mixed-use areas will vary by the
location and scale of individual developments. Large consolidated developments should include
prominent open spaces with public street frontage. For residential uses, open space should generally be
provided with a target of 200 square feet per dwelling unit. Commercial uses over 25,000 square feet of
gross floor area should provide small pocket parks or plazas.

Parking ratios: Parking requirements will vary depending on the scale and mixture of uses within 
individual mixed-use areas. Shared parking arrangements should be encouraged to minimize the size of 
surface parking lots. On-street parking should be permitted to contribute to required parking maximums 
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as a means to reduce surface parking and enliven mixed-use streets with foot traffic. 

Site Design: Front setbacks should range from zero to 15 feet, with streetscape plazas and landscape 
treatments between the sidewalk and building face. buildings should frame the street, with a high amount 
of building frontage. Parking should be located to the rear or side of buildings, but not between the 
building and street. Side-oriented parking should be screened with landscaping and/ or a low street wall. 
vehicular curb cuts should be used sparingly, and avoided on major thoroughfares. Access should instead 
be provided from the side or rear of the site.  mixed-use districts should be designed with compatible 
mixtures of buildings, but with architectural variety as well. 

Building form: The scale, form and character of buildings will vary depending on the specific location 
and surrounding context of existing development and infrastructure. mixed-use areas are appropriate 
locations for more urban-style buildings with flat roof designs, but pitched roofs may also be used. 
buildings may range from one to four stories in height, depending on location. Ground floors of mixed-
use buildings should have taller floor to ceiling heights (14 to 18 feet) to accommodate retail and dining 
uses, with high amounts of window transparency (60 to 70 % of the front facade). building facades should 
be designed with a clear base, middle, and top.  buildings and tenant spaces should have prominent main 
entrances on the front facade, accessible from the public sidewalk. 

Figure 2. Comprehensive Plan Map (Area circled in red) 

COMPREHENSIVE PLAN DISCUSSION – PHASE II 
Gateway West 
This district includes properties with frontage along major roadway corridors on the west side of the 
Urbanizing Area, in locations that serve as important areas of transition between the Urbanizing Area and 
adjacent jurisdictions, most notably the City of Bloomington as well as the Town of Ellettsville. This 
district is primarily intended to implement the vision for new mixed-use development and redevelopment 
in the Third Street Corridor and North Park focus areas of the Urbanizing Area Plan, as well as other 
mixed use nodes identified in the land use plan. 
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Existing Planned Unit Developments 
In general, it is the intent of this zoning framework to eliminate the need to establish new Planned Unit 
Developments by creating an expedited, consistent and predictable set of zoning requirements and 
approval procedures. However, existing planned developments represent a significant investment by 
property owners in establishing specific development plans and standards for their properties in 
conformance with pre-existing development approval procedures. All planned developments in effect 
prior to the creation of new zoning districts and standards should continue to be considered in effect, 
similar to an overlay zone. Opportunities to eliminate the planned unit development overlay will also be 
accommodated and should be encouraged. PUDs with expired outline plans or without development plans 
may be reviewed and rezoned entirely, subject to recommendations of this zoning framework. 

Proposed County Development Ordinance 

Figure 3. CDO Draft Zoning Map 
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PUD REVIEW CONSIDERATIONS 
Section 811-6 (A) of the Monroe County Zoning Ordinance states: “The Plan Commission shall consider 
as many of the following as may be relevant to the specific proposal: 

(1) The extent to which the Planned Unit Development meets the purposes of the Zoning
Ordinance, the Comprehensive Plan, and any other adopted planning objectives of the
County.
Findings:

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

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

 Mixed-Use districts are the densest, most pedestrian-oriented development types
in the Urbanizing Area;

o The MCUA Phase II plan designates that site as “Gateway West”;
 This district includes properties with frontage along major roadway corridors on

the west side of the Urbanizing Area, in locations that serve as important areas of
transition between the Urbanizing Area and adjacent jurisdictions, most notably
the City of Bloomington as well as the Town of Ellettsville. This district is
primarily intended to implement the vision for new mixed-use development and
redevelopment in the Third Street Corridor and North Park focus areas of the
Urbanizing Area Plan, as well as other mixed-use nodes identified in the land use
plan;

• The current zoning is Whaley PUD created in 1997; The Comprehensive Plan designates the
property as MCUA Mixed-Use;

• The current approved uses for the petition parcel have been determined to be Chapter 802 uses,
including ‘Agriculture Uses’, ‘Public, Semipublic, and Office Facilities’, ‘Business and Personal
Services’, ‘Retail and Wholesale Trade’, ‘Automotive and Transportation Services Automotive
Paint Shop’, ‘Manufacturing, Mining, Construction, and Industrial Uses’;

• The petition parcel has remained active since that time;
• The petitioner requests to add one (1) Business and Personal Services Use “Boat Storage”;

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

• The proposed plan will need use definitions to be defined;
• One design standard (25-foot buffer of the compound sinkhole located on the west portion of the

site) was found specifically listed in the PUD documentation;
• The site does not currently meet the requirements of the PUD ordinance due to the disturbance of

at least two (2) of the three sinkholes on the property;
• 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 bioretention requirements will be addressed at the development
plan stage;

• See Findings under section A, regarding use;

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

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

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

• See Findings (1), (2) and (8);

(5) The physical design and the extent to which it makes adequate provision for public services,
provides adequate control over vehicular traffic, provides for and protects common open
space, and furthers the amenities of light, air, recreation and visual enjoyment.
Findings:

• The property is an as-built - no change in current use of the site;
• Parking already exists on site;
• Much of the property already consists of open space due to the three SCAs.

(6) The relationship and compatibility of the proposal to the adjacent properties and
neighborhoods, and whether the proposal would substantially interfere with the use of or
diminish the value of adjacent properties and neighborhoods.
Findings:

• See Findings (a), (b) & (d);
• Other immediately surrounding uses include Dillman Farm to the south, Specialty CNC to the East,

an auto repair shop and furniture restoration shop to the west, and Westside Community Church to
the northeast.;

• Much of the surrounding area is zoned Planned Unit Development, Limited Business, and General
Business, Suburban Residential, and Agriculture Rural Reserve;

• Development plan requirements including bioretention requirements will be addressed at the
development plan stage.

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

• See Findings under Section 1;

(8) The proposal will not cause undue traffic congestion and can be adequately served by existing
or programmed public facilities and services.
Findings:

• Access is derived from W State Road 45 which is designated as a Major Arterial in the
Thoroughfare Plan;

• All utilities except for sewer are available to the petition site;
• See findings under (d);

(9) The proposal preserves significant ecological, natural, historical and architectural
resources to the extent possible.

Findings:
• There are at least 3 sinkhole conservancy areas on the property;
• Drainage will be reviewed under a PUD Development Plan if the this petition is adopted;
• The area was originally listed as a ‘light industrial’ prior to rezoning to PUD.
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EXHIBIT 1: Petitioner Outline Plan Statement 
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EXHIBIT 2: Site Plan (Conceptual) 
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EXHIBIT 3: 1998 Whaley PUD Ordinance 
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EXHIBIT 4: Whaley PUD Permitted Uses 
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EXIHIBT 5: Hydrogeology inc. Report 

32



33



34



35



36



37



38



39



40



41



42



43



44



45



EXHIBIT 6: IDEM Letter 
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EXHIBIT 7: Enforcement Letter AC-22-21 
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EXHIBIT 8: Petitioner Commitment Letter 
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EXHIBIT 9: Aerial imagery 2010-2019 

(2010 Aerial) 

(2013 Aerial) 
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(2016 Aerial) 

(2019 Aerial) 
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CASE NUMBER PROPOSED NAME DETAIL 
SAD-23-20 Branson Properties Type E Administrative 

Subdivision 
Right of Way Width Waiver 

The Subdivision Control Ordinance shall be interpreted, administered, and enforced in a manner that is 
consistent with Chapter 850-3.  

RECOMMENDED MOTION Approval with Conditions Planner: Drew Myers 

Recommended Motion Conditions or Reasoning: 

Approve a partial Right of Way Width Waiver request based on the findings of fact and the reports from the 
Highway Department, and subject to the following conditions: 

1. Petitioner provides Findings of Fact.
2. Petitioner removes the call-out on the plat that states the structures are “to-be removed”.
3. Petitioner satisfy all remaining comments from the Highway Engineer.

Waiver(s) Requested: ☐ No ☒ Yes: Right of Way Width 
Waiver of Final Hearing Requested: ☐ N/A ☐ No ☒ Yes
Plat Vacation: ☒ No☐ Partial ☐ Yes:

PETITIONER Kurt Branson c/o Eric Deckard, Deckard Land Surveying 
OWNERS Branson, Kurt & Samantha; 4099 E Ramp Creek LLC 
ADDRESS 4192 and 4099 E Ramp Creek RD, # 53-11-01-200-022.000-006; 

53-11-01-200-003.000-006
TOWNSHIP + SECTION Clear Creek Township, 1 
PLATS ☒ Unplatted ☐ Platted:
ACREAGE +/- 6.86 +/- acres 

PETITION SITE ADJACENT 
ZONING SR SR and AG/RR 
CDO ZONE Rural Residential Rural Residential 
USE Residential Residential 

SUMMARY 
The petition site contains two parcels totaling 6.86 +/- acres each deriving access from E Ramp Creek RD.  
The purpose of petition is to transfer 0.08 acres from 4192 E Ramp Creek RD (Tract 2) to 4099 E Ramp 
Creek R (Tract 1).  The transfer area is already on the north side of E Ramp Creek RD, the same as proposed 
Tract 1.  The proposed Type “E” Administrative Subdivision requires a Right-of-Way dedication of 90 feet 
along E Ramp Creek RD according to the Monroe County Thoroughfare Plan for a minor collector roadway.  
That equates to 45 feet from center line for both Tract 1 and Tract 2.  The existing residential structures 
will become pre-existing nonconforming structures as a result of this administrative subdivision due to the 
fact that they will no longer meet the front setback requirements of 35 feet. 

MONROE COUNTY 
Plan Commission
Public Meeting 
Date: December 11, 2023 

55



The requirement for right-of-way dedication for Administrative Subdivisions can be found in Chapter 854-
14(D) of the Subdivision Control Ordinance, which reads: 

854-14. Administrative Subdivision Procedure
(D) In addition to definitional requirements, a land division qualifying as a type E administrative

subdivision (see Monroe County Code Section 802-1 definition of “subdivision”) shall be shown
as meeting the following condition: if the parcel has road frontage on a public road, the Land
Divider shall dedicate to the public real property of a width sufficient to meet one-half (1/2) of
the required right-of-way indicated on the County Thoroughfare Plan or Official Map and of a
length along that public road equal to the length of that parcel along the roadway.

Additionally, Chapter 856-1(A)(3) confirms that subdivisions must comply with the Monroe County 
Thoroughfare Plan and reads (bold added for emphasis): 

856-1. General Improvement Requirements
(A) In addition to the requirements established herein, all subdivision plats shall comply with the

following laws:
1) all applicable State statutory provisions;
2) the County Zoning Ordinance and all other applicable County ordinances, regulations,

rules and orders;
3) the Comprehensive Plan, Official Map or Thoroughfare Plan, Park and Recreation

Master Plan, and the Capital Improvements Program of the County including all

streets, drainage systems, and parks shown on the Official Map or Comprehensive

Plan as adopted;

4) the special requirements of these regulations and any rules or orders of the Health
Department and/or appropriate state agencies;

5) the rules and regulations of the Indiana Department of Transportation (“INDOT”) if the
subdivision or any lot contained therein abut a state highway or state frontage road;

6) any highway and drainage standards and regulations adopted by the County and all
boards, commissions, agencies, and officials of the County; and

7) all pertinent standards contained within still valid planning guides published by the
Plan Commission.
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DISCUSSION 
The purpose of the Right-of-Way Width Waiver is to accommodate two existing structures on proposed 
Tract 1 that would otherwise be located in the newly dedicated right-of-way area.  Please see image below. 

Image 1. Area of interest for the right-of-way width waiver on the type “E” admin subdivision plat. 

Originally, the two structures in question were identified as “to-be removed”; however, the petitioner has 
now stated their preference to keep the structures in their current location.  In order to keep the structures, 
the petitioner is requesting a partial right-of-way width waiver for the section of road frontage where the 
structures are located.  For approximately 210 feet, the petitioner is proposing a reduced right-of-way 
dedication of 15 feet in place of the required 45 feet.  The remaining road frontage for Tract 1 will include 
the required 45-foot right-of-way dedication.  No change to the right-of-way dedication for Tract 2 is 
proposed under this petition. 
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HIGHWAY DEPARTMENT REVIEW: 

The Highway Engineer has reviewed the right-of-way width waiver request and has requested the proposed 
right-of-way reduction apply only to the area immediately surrounding the existing structures to remain.  
The Highway Engineer also requests that setbacks be written out on the plat, a note to the plat stating that 
the two subject structures will be classified as pre-existing nonconforming is added (with respect to front 
and side setbacks), and that the language of the structures “to be removed” is taken off the plat. Please see 
below. 

Image 2. Area of interest for the right-of-way width waiver with edits from the Highway Engineer. 

EXHIBITS - Immediately following report 
1. Location Map
2. Site Conditions
3. Site Photos
4. Preliminary Plat
5. Staff Findings of Fact
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EXHIBIT ONE: LOCATION MAP 
The petition site is two lots of record addressed 4192 and 4099 E Ramp Creek RD, #53-11-01-200-
022.000-006 and 53-11-01-200-003.000-006, respectively, in Section 1 of Clear Creek Township.  
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EXHIBIT TWO: SITE CONDITIONS MAP  
The petition site is two parcels totaling 6.86 +/- acres. Both existing parcels exhibit steep slopes greater 
than 15 percent.  The two proposed tracts derive existing access from E Ramp Creek RD.  
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EXHIBIT THREE: SITE PICTURES 

Photo 1. Google Image, Proposed Tract 1. 

Photo 2. Google Image, Proposed Tract 1. 
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Photo 3. Google Image, Proposed Tract 1 – showing two structures triggering right-of-way width waiver. 

 

 
Photo 4. Google Image, Proposed Tract 1 – showing two structures triggering right-of-way width waiver 
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Photo 5. Google Image, Proposed Tract 2 

Photo 6. Google Image, Proposed Tract 2 
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Photo 7. Google Image, Proposed Tract 2 
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EXHIBIT FOUR: PRELIMINARY PLAT 
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EXHIBIT FIVE: FINDINGS OF FACT – WAIVER OF ROAD RIGHT OF WAY REQUIREMENT   
The petitioner has requested a waiver from the 856-28. Streets: Dedications and Reservations requirement 
per Chapter 856-28(B), which reads: 
 

Where a subdivision borders an existing narrow street or when the Comprehensive Plan, Official 
Map, Thoroughfare Plan, or zoning setback regulations indicate plans for realignment or widening 
of a street that would require use of some of the land in the subdivision, the Applicant shall be 
required to improve and dedicate such streets at his own expense. Such frontage streets and other 
streets on which subdivision lots front shall be improved and dedicated by the Applicant at his own 
expense to the full width required by these subdivision regulations. Land reserved and/or used for 
any street purposes may not be used to satisfy the minimum yard setback or lot area requirements 
of the Zoning Ordinance. 

 
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 road is classified as a minor collector; 
• The Thoroughfare Plan adopted in 2018 lists 90’ for right of way for a minor collector; 
• The Subdivision Control Ordinance requires right of way dedication by way of the 

Thoroughfare Plan classification; 
• The road, E Ramp Creek, primarily does not have existing right of way dedication along the 

road frontage of the subject parcels; 
• If the waiver is denied, the existing structures must be removed or relocated out of the right-

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

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

• See Findings under # 1; 
• The 2018 Monroe County Thoroughfare Plan shows E Ramp Creek RD as a minor collector 

requiring a 90’ right of way dedication; 
• The 2018 Thoroughfare Plan does not contain language to allow the Highway Department staff 

the ability to waive a right of way classification requirement based on individual road segments 
or findings; 

• The Subdivision Control Ordinance 854-14(D) states,  
o “In addition to definitional requirements, a land division qualifying as a type E 

administrative subdivision (see Monroe County Code Section 802-1 definition of 
“subdivision”) shall be shown as meeting the following condition: if the parcel has road 
frontage on a public road, the Land Divider shall dedicate to the public real property of 
a width sufficient to meet one-half (1/2) of the required right-of-way indicated on the 
County Thoroughfare Plan or Official Map and of a length along that public road equal 
to the length of that parcel along the roadway.” 
 

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, 
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sewer, fire protection, etc.): 

Findings: 
• The petitioner is requesting a reduction of right-of-way dedication from 45’ to 15’ to

accommodate the existing barn structures, and then increase back to 45’ on the westerm side of
the existing structures;

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 #1, #2, #3;

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 #1 above;

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

Findings: 
• See findings under #1, #2 and #3 above;

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

Findings: 
• See findings under #1, #2 and #3 above;

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

Findings: 
• See findings under #1 through #7 above;

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

Findings: 
• See findings under #1 and #4 above;

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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MONROE COUNTY PLAN COMMISSION  December 11, 2023 
CASE NUMBER REZ-23-3 
PLANNER Drew Myers 
PETITIONER Ah & Sh LLC (Martin Heydt, owner) 
REQUEST Zoning Map Amendment from AG/RR to PB 

Waiver of Final Hearing Requested 
ADDDRESS 7850 N Wayport RD 

53-02-28-100-002.000-017 & 53-02-28-100-006.000-017
ACRES Lot B, 53-02-28-100-002.000-017 – 6.21 acres 

Lot A, 53-02-28-100-006.000-017 – 6.65 acres 
ZONE Agriculture/Rural Reserve (AG/RR) 
TOWNSHIP Washington 
SECTION 28 
PLATS Platted; Worms Way Type A 
COMP PLAN 
DESIGNATION 

Rural Residential 

EXHIBITS 
1. Petitioner Letter to the Plan Commission
2. Monroe County Assessor’s Office Letter
3. Site Plan (Conceptual)
4. Worm’s Way Administrative Type “E” Subdivision
5. Agriculture/Rural Reserve (AG/RR) Use Table
6. Limited Business (LB) & General Business (GB) Use Table
7. Letters of Support
8. Letters of Opposition

RECOMMENDATION 
Recommendation to the Plan Commission: 

• Staff recommends forwarding this petition with a negative recommendation to the Monroe 
County Board of Commissioners based on the findings of fact, specifically due to its 
incompatibility with the Monroe County Comprehensive Plan.

Consideration of this petition site under the CDO Draft Zoning should be considered by the Plan 
Commission and ultimately the County Commissioners to identify a suitable zoning district and 
whether an amendment to the Comprehensive Plan is warranted. Planning staff has 
communicated to the petitioner that the property could be requested to be rezoned to General 
Business (GB) or Limited Business (LB). The County Development Ordinance (CDO) map and 
text is currently drafted to phase out all properties zoned Pre-existing Business (PB) and rezone 
those sites to either General Business (GB) or Limited Business (LB) depending on their current 
use and intensity. Therefore, a rezone to PB would ultimately contrast with the goals of the CDO 
to eliminate the PB zoning district. The reason for eliminating the PB zoning district is to avoid 
any confusion on future permitted uses based on prior intensity. 

PETITION TIMELINE 
Plan Review Committee – November 9, 2023 (CANCELLED) 
Plan Commission Administrative – December 5, 2023 (CDO Work Session Only) 
Plan Commission Regular (Preliminary) – December 11, 2023 

Waiver of Final Hearing requested. 
Plan Commission Administrative – January 2, 2024 (if not waived) 
Plan Commission Regular (Final) – January 16, 2024 (if not waived) 
Board of Commissioners – TBD  
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SUMMARY 
The petitioner is seeking to rezone the property at 7850 N Wayport Road from Agriculture/Rural Reserve 
(AG/RR) to Pre-Existing Business (PB).  The subject property includes 6.65-acre Lot A and the 6.21-acre 
Lot B of Worm’s Way Type A Plat and was originally developed pursuant to a 1995 Special Exception for 
‘Agribusiness and Commercial Greenhouse’ to allow for the establishment of Worms Way. 

BACKGROUND 

In 1995 a ‘Special Exception’ request was made by Worm’s Way to both the Board of Zoning Appeals and 
Plan Commission for the use ‘Agribusiness and Commercial Greenhouse’. On January 17, 1997, the Plan 
Commission approved the request with several conditions of approval.  The Board of Zoning Appeals 
approved the request on February 15, 1995, citing the same conditions of approval: 

1. The site plan shall include the following:
a. An existing cemetery,
b. Existing and proposed buffering, and
c. Sign placement

2. INDOT approval
3. All statements in this report are considered to be binding and shall be acknowledged as

commitments by the petitioner.

According to the property report card, the building on Lot A was erected in 1995. The site plan was amended 
in 2001 to develop the northern parcel to accommodate the expanding business. 

RECENT CASES: 
• 1905-VAR-28: Use Variance to add “Metal Fabrication”

o Planning Staff recommended “Denial”
o Approved by BZA (3-2) on June 5, 2019
o Commercial site plan filing never submitted by property owner
o Link to June 5, 2019 BZA packet

• REZ-21-3: Rezone from AG/RR to LI
o Planning Staff recommended “Denial”
o Plan Commission gave positive recommendation (7-0) on October 5, 2021
o Denied by County Commissioners 3-0 on October 27, 2021
o Link to October 5, 2021 Plan Commission Packet

• VAR-22-34, VAR-22-36: Use Variance to add “General Contractor”
o Planning Staff recommended “Denial”
o Denied by BZA (3-0) on August 31, 2022
o Amended application submitted on February 3, 2023
o Denied by BZA (3-0-1) on March 1, 2023
o Link to August 31, 2023 BZA packet
o Link to March 1, 2023 BZA packet

• PUO-23-4 Planned Unit Development Outline Plan to setup specific land uses
o Planning Staff recommended “Denial”
o Withdrawn by the petitioner on September 27, 2023
o Requested the following uses:

▪ Religious Facility (Intensity: high; permitted under AG/RR) 
▪ Pet Services (Intensity: low; permitted in GB) 
▪ Furniture Sales (Intensity: low; permitted in GB) 
▪ Transfer or Storage Terminal (Intensity high; permitted in LI & HI) 
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▪ General Contractor (Intensity: medium; permitted in GB, LI, & HI) 
▪ Metal Fabrication (Permitted under 1905-VAR-28) 
▪ Warehousing and Distribution (Intensity: high; permitted in LI & HI)

o Link to September 19, 2023 Plan Commission packet

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

Pre-Existing Business (PB) District 
 The Pre-Existing Business (PB) District is defined as that which is primarily intended to accommodate 
commercial and business service uses that were in operation prior to the adoption of this zoning 
ordinance. The intent of the PB District is to identify locations of commercial activity that are not 
supported by the Comprehensive Land Use Plan, but where commercial and service operations continue 
to exist. This District is identified for the purposes of maintaining commercial activities with business 
zoning, while at the same time not allowing for the expansion of new business activity proximate to the 
location of the PB District. Expansion of the business is permitted within the lot of record. The type of 
business may change to one of equal or lower intensity as identified on Table 2-1 Permitted Land Uses. 

The use classification “agribusiness/commercial greenhouse” does not appear in the current Zoning 
Ordinance use tables.  Therefore, Planning Staff determined that the same use would be classified as 
“Commercial Facilities for the sale, repair, and service of agricultural equipment, vehicles, feed, or 
supplies” in the terms of Chapter 802 in the current Zoning Ordinance.   

The “Commercial Facilities…” use is classified as a high intensity use.  Therefore, rezoning the property 
to the Pre-Existing Business (PB) zone would permit any available use that is listed as either high, 
medium, or low intensity in the General Business (GB) or Limited Business (LB) zone.   

According to Chapter 802, 
Commercial Facilities for the sale, repair, and service of agricultural equipment, vehicles, feed, 

or supplies.  
Establishments selling, renting, or repairing agricultural machinery, equipment, and supplies for 
use in soil preparation and maintenance, the planting and harvesting of crops, and other 
operations and processes pertaining to farming and ranching. 
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ORIGINAL PRE-1997 ZONING MAP 
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ORIGINAL 1997 ZONING MAP 
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LOCATION MAP 
The petition site is located at 7850 N Wayport RD, parcel #s: 53-02-28-100-002.000-017 & 53-02-28-
100-006.000-017.  The property has frontage along N Wayport RD and is adjacent to I-69.  The petition
site consists of two lots: Lot A and Lot B of the Worm’s Way Administrative Type “A” Subdivision.  Lot
A contains 6.65 acres, while Lot B contains 6.21 acres.
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ZONING AND ADJACENT USES 
The petition site is zoned Agriculture/Rural Reserve (AG/RR).  Adjacent properties to the north and east 
are zoned Estate Residential (ER) and are located within the Windsor Private Subdivision.  Properties to 
the west and across I-69 are zoned AG/RR.  The adjacent property to the south is also zoned AG/RR.  The 
Bloomington Auto Parts junkyard operates two parcels to the south (or approx. 500 feet) at 7650 N 
Wayport RD. 

79



80



SITE CONDITIONS 
The petition site consists of two individual lots where the agribusiness “Worm’s Way” operated until 
2016. The property exhibits frontage to N Wayport RD, which is classified as a Major Collector roadway 
by the Monroe County Thoroughfare Plan.  The site does not exhibit any existing sidewalks or 
streetscape.  According to the petitioner, Washington Township Water (WTWC) and REMC have 
provided water and electric utilities respectively to the site since 1995. The petition site exhibits some 
areas greater than 15% slope, which are classified as non-buildable area according to Chapter 804.  The 
property does not exhibit any area designated as DNR floodplain and is not located in the Environmental 
Constraints Overlay. 
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SITE PICTURES 

 
Figure 1.  Pictometry photo from south 

 
Figure 2. Pictometry photo from north 
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Photo 1 – facing north 

Photo 2 – facing northeast 

83



Photo 3 – facing northeast 

Photo 4 – facing northeast 
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Photo 5 – facing northeast 

 

 
Photo 6 – facing east 
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Photo 7 – facing northeast 

Photo 8 – facing northeast 
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Photo 9 – facing east 

Photo 10 – facing east 
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Photo 11 – facing southeast 

Photo 12 – facing south 
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Photo 13 – facing southwest 
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SITE PICTURES: Property Lines 
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COMPREHENSIVE PLAN DISCUSSION 
The petition site is located within the Rural Residential designation of the Comprehensive Plan. Points 
that align with the proposed rezone are highlighted in green. Points that differ from the district are 
highlighted in grey.  

The petition site is located within the Rural Residential Comprehensive Plan designation which states: 

Rural Residential 
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 
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. 
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STATE ROAD 37 CORRIDOR PLAN DISCUSSION 

The study referenced below points out directly the Worms Way site under the Future Land Use section of 
the report. “Existing commercial/industrial businesses should remain and be allowed to expand 
within previously developed parcels as needed to remain viable. However, the intensity of the uses shall not 
be allowed to increase beyond current conditions, and such businesses shall not be permitted to expand onto 
adjacent properties.” 
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FINDINGS OF FACT - REZONE  
In preparing and considering proposals to amend the text or maps of this Zoning Ordinance, the Plan 
Commission and the Board of County Commissioners shall pay reasonable regard to: 
 
(A) The Comprehensive Plan; 
 
Findings: 

• The rezone request is to change the zone for the petition site from Agriculture / Rural Reserve 
(AG/RR) to Pre-Existing Business (PB); 

• The Comprehensive Plan designates the petition site as Rural Residential; 
• According to the Comprehensive Plan, Rural Residential area “this 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 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.” 

• The current infrastructure on site is designed more commercial in nature and is not residential 
in nature; 

• The current number of permitted uses in the AG/RR zone is 61. If rezoned, the petitioner 
would have approximately 127 permitted uses to choose from including some limited multi-
use; 

• The multi-use ‘Business or Industrial Center’ could allow for a combination of uses in the 
Business and Personal Services, Retail and Wholesale Trade and Manufacturing, Mining, 
Construction and Industrial use categories that total 61 different uses; 

• If denied there could still be uses permitted in the AG/RR zone plus Metal Fabrication as 
added in 2019 under use variance petition 1905-VAR-28;  

• If approved and the owner would be required to submit a commercial site plan amendment 
for review by County staff; 

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

• See Findings under Section A; 
• The current use of the petition site is vacant as the previous use has not been in practice in 

well over 6 months;  
• The site was commercially developed under a special exception (1995) to allow for 

‘Agribusiness and Commercial Greenhouse’.  
• The petition site includes both the 6.65-acre Lot A and the 6.21-acre Lot B of Worm’s Way 

Type A Plat 
• The rezone request is to change the zoning for the entirety of the site to the Pre-Existing 

Business (PB) District which is described by the County’s Zoning Ordinance, Chapter 802, as 
follows: 
 
Pre-Existing Business (PB) District. The Pre-Existing Business (PB) District is defined as 
that which is primarily intended to accommodate commercial and business service uses that 
were in operation prior to the adoption of this zoning ordinance. The intent of the PB District 
is to identify locations of commercial activity that are not supported by the Comprehensive 
Land Use Plan, but where commercial and service operations continue to exist. This District 
is identified for the purposes of maintaining commercial activities with business zoning, 
while at the same time not allowing for the expansion of new business activity proximate to 
the location of the PB District. Expansion of the business is permitted within the lot of record. 
The type of business may change to one of equal or lower intensity as identified on Table 2-1 
Permitted Land Uses. 

103



• The petition site is currently zoned Agriculture/Rural Reserve;
• There is an existing commercial driveway;
• The majority of the site is less than 15% slope (see Slope Map);
• The petition site is not located in DNR Floodplain;
• There are no known karst areas on the petition site;
• There is a cemetery located on the east side of the property;
• There are vacant, open areas that could allow for more development;

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

Findings: 
• See Findings under Section A and Section B;
• The surrounding parcels to the north and south are currently zoned AG/RR, and the adjacent

parcels to the east are zoned Estate Residential (ER);
• Within a mile of the petition site there is pre-existing business zone to the north (Oliver Wine

Company) and Limited Business (LB) to the south (Nature’s Way and vacant former gas
station);

• A residential neighborhood (Windsor Private) is located to the east of the petition site and the
wooded common area for the subdivision is between the petition site and residential lots;

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

Findings: 
• Staff fielded calls and emails from neighboring residents in the Windsor Private

neighborhood though none have submitted any letters at this time;
• Neighbors of the Windsor Private neighborhood have submitted letters of opposition during

the past zoning/use variance petitions;
• Property value tends to be subjective;
• The effect of the approval of the rezone on property values is difficult to determine;
• The Monroe County Assessor reassessed the property values after an appeal was submitted

by the property owner;
• The Monroe County Assessor reduced the assessment from $2,675,600 to $531,400 for the

tax year 2023 pay 2024 (see Exhibit 2);

(E) Responsible development and growth.

Findings: 
• See Findings under Section A, Section B, and Section C;
• According to the Monroe County Thoroughfare Plan, N Wayport Road was recently

improved as a part of the I-69 Section 5 project and is designated as a Major Collector;
• The Monroe County State Road 37 Corridor Plan adopted in February 2010 calls out Worms

Way business specifically and also states that, “Existing commercial/industrial businesses
should remain and be allowed to expand within previously developed parcels as needed to
remain viable. However, the intensity of the uses shall not be allowed to increase beyond
current conditions, and such businesses shall not be permitted to expand onto adjacent
properties.”

• The petitioner is proposing to use the existing driveway access off of N Wayport Rd and has
interstate access 0.65 miles to the south;

• There is no access to sewer on this property for future use;
• There is room for expansion on this site with more infrastructure;
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EXHIBIT 1: Petitioner Letter to the Plan Commission 
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EXHIBIT 2: Monroe County Assessor’s Office Letter 
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EXHIBIT 3: Site Plan (Conceptual) 
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EXHIBIT 4: Worm’s Way Administrative Type “A” Subdivision 
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EXHIBIT 5: AG/RR Use Table 

112



EXHIBIT 6: LB and GB Use Table 
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EXHIBIT 7: Letters of Support 
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EXHIBIT 8: Letters of Opposition 
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EXHIBITS 
1. North Park Area B-3 Subdivision Preliminary Plat Lot 3 Amendment 1 (updated 12/4/23)
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 (updated 12/4/23)
5. North Park Area B-3 Subdivision Preliminary Plat 2021 Results Letter
6. North Park PUD Open Space, Linear Park, and Stormwater Management Plan Link
7. Draft 2 Petitioner Letter Addressing Staff Comments

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. Extend the water main to the east and west property lines along Woodyard RD for future service
to adjacent properties.

2. Provide a new estimate for GPUD-23-3 (SFP-21-18) and Subdivision Improvement Agreement.

MEETING SCHEDULE & RECOMMENDATIONS 
• Plat Committee – November 16, 2023.

o Forwarded a positive recommendation by a vote 2-0.
• Plan Commission Regular Meeting – December 11, 2023 (Preliminary Hearing)

o Waiver of final hearing requested.
• 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 partial waiver from the Street Tree requirement of 856-43 for streets trees along 
Woodyard RD. 

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 
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 

MONROE COUNTY PLAN COMMISSION    December 11, 2023 
PLANNER Anne Crecelius 
CASE NUMBER SPP-23-3 
PETITIONER Indiana University Health Bloomington, Inc c/o Bynum Fanyo & Associates 
ADDDRESS 2900 N Stone Carver DR, parcel #53-04-25-101-005.013-011 
REQUEST North Park Area B-3 Subdivision Preliminary Plat Lot 3 Amendment 1 

Street Tree Waiver Request. 
Plat Committee Recommendation 

ACRES 14.53 +/- acres 
ZONE North Park PUD 
TOWNSHIP Richland Township 
SECTION 25 
PLATS North Park Area B-3 Subdivision Final Plat 
COMP PLAN 
DESIGNATION 

MCUA Employment 
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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 bifurcated, 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”. The subdivision approval 
agreement expired on March 23, 2023. The petitioner is stating they will maintain that commitment to 
plant the original twenty-four additional tree proposed along the north and west property lines. Staff will 
require a new estimate and SIA for the original condition. 
 
This partial waiver request is to waive the street trees along Woodyard RD. Staff isn’t proposing 
relocation of any street trees.  
 
Per staff request, the petitioner has updated the proposed streetscape plan to include a minimum of five 
(5) tree species from the approved list under Chapter 830.  
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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). 
 
Planning staff requested the petitioner to provide a timeline for the installation of utilities on the two lots. 
The petitioner stated that “there are currently no plans for development for Lot 3A and 4. Sanitary sewer 
infrastructure will not be extended with the roadway construction since we are unable to predict the type 
of sewer service and infrastructure required for future development. There is an existing sanitary sewer 
main along N. Lintel Drive providing a connection point for future development. Sanitary sewer service 
will need to be designed at the time of future development.” 
 
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.  
 
Water quality/bio-detention has been incorporated into the storm sewer infrastructure design per the 
request of the Monroe County MS4 coordinator. Please refer to Exhibit 6 for the link to the North Park 
PUD Open Space, Linear Park, and Stormwater Management plan. The infrastructure Plan has been 
updated to include a 12” waterline extension from the existing public main at N. Lintel Drive to W. 
Woodyard Road. The main has been stubbed on each side of the proposed roadway for future extension. 
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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 sidewalk 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 Subdivision Preliminary Plat Lot 3 Amendment 1 (updated 12/4/23) 

 

132



133



134



 

 

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 4: Stone Carver Drive Extension Infrastructure Plans Link (updated 12/4/23) 
 
EXHIBIT 5: North Park Area B-3 Subdivision Preliminary Plat 2021 Results Letter 
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https://www.co.monroe.in.us/egov/documents/1701787735_137.pdf


EXHIBIT 6: North Park PUD Open Space, Linear Park, and Stormwater Management Plan Link 

146

https://www.co.monroe.in.us/egov/documents/1701787549_69666.pdf


EXHIBIT 7: Draft 2 Petitioner Letter Addressing Staff Comments (12/4/23) 
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