MONROE COUNTY
PLAN REVIEW COMMITTEE

March 14, 2019
5:30 pm

Monroe County Government Center
Planning Department
501 N. Morton Street, Suite 224
Bloomington, IN 47404

1

AGENDA
MONROE COUNTY PLAN REVIEW COMMITTEE
North Showers Building, 501 N. Morton Street, Suite 224, Bloomington, IN
March 14, 2019
5:30 p.m.

OLD BUSINESS:
NEW BUSINESS:
1. 1901-PUO-01

None.

Mirwec Outline Plan Amendment Three

PAGE 3

One (1) parcel on 5.4 +/- acres in Section 1 of Van Buren Township at 700 S Liberty
DR in Mirwec Subdivision, Lot A.
Zoned PUD.

Anyone who requires an auxiliary aid or service for effective communication, or a modification of policies
or procedures to participate in a program, service, or activity of Monroe County, should contact Monroe
County Title VI Coordinator Angie Purdie, (812)-349-2553, apurdie@co.monroe.in.us, as soon as possible
but no later than forty-eight (48) hours before the scheduled event.
Individuals requiring special language services should, if possible, contact the Monroe County Government
Title VI Coordinator at least seventy-two (72) hours prior to the date on which the services will be needed.
The meeting will be open to the public.
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MONROE COUNTY PLAN REVIEW COMMITTEE
March 14, 2019
PLANNER
Tammy Behrman
1902-PUO-01, Mirwec Outline Plan Amendment Two
CASE NUMBER
PETITIONER
Autovest LLC c/o Bynum Fanyo & Associates, Inc.
ADDRESS
700 S Liberty DR
Parcel #: 53-09-01-101-003.000-015
REQUEST
Outline Plan Amendment to add three (3) uses to the list of permitted uses
ZONE
PUD
ACRES
2.11 acres +/TOWNSHIP
Van Buren
SECTION
1
PLAT:
Mirwec Plat Subdivision; Lot A
COMP PLAN
DESIGNATION
MCUA Employment
EXHIBITS
1.
2.
3.
4.

Petitioner Outline Plan Statement
Proposed Uses from 1979
Use Letter from 2013
Interior Remodel Plans from 2018 Application

RECOMMENDATION
Staff gives a recommendation of To Be Determined to the Plan Commission based on the findings of
fact and subject to the Monroe County Highway Department & Drainage Engineer reports, and with the
following conditions: TBD
PLAN REVIEW COMMITTEE
TBD
SUMMARY
Staff issued a zoning verification letter in 2013 (Exhibit 3) defining the current use as furniture storage
warehouse with “temporary warehouse liquidation sales are a reasonable accessory use to the warehouse
storage use”. The condition of the accessory use is the limitation of the temporary sales to 4 times each
calendar year on no more than two consecutive weekends, and three to four days on each of those
weekends – to a maximum of 32 days per calendar year. The petitioner would like to add several
additional uses to the property to be utilized concurrently. The uses they would like to add are:

1. Automotive Display including classic and exotic cars – low volume, mostly online sales
2. Automotive Sales for classic and exotic cars primarily.
3. On-site residence (within the existing building – 2 bed flat, not a rental but for the owner)
The site currently has a Land Use Certificate and Certificate of Occupancy for Commercial. Both of these
documents and the permits specifically state that the remodel was not for residential purposes.
Conversations with the Building Commissioner show code deficiencies for residential use including but
not limited to fire protection.
HISTORY
The site is located in the Former Fringe area surrounding the city of Bloomington, and in the Mirwec
PUD. The site was originally planned while the city of Bloomington had planning jurisdiction over the
area. While the original files for the PUD were not found, some documentation was provided by the city
of Bloomington Planning Department. The Mirwec PUD appears to have been planned originally as part
of a request for phased development of an 82-acre tract owned by Whitehall Associates in 1979. The
Mirwec area is described as ‘light industrial’. The list of the requested uses is attached as Exhibit 2. This
is the best information that staff has been able to locate regarding approved uses on the site, and this
information is what staff has used to determine approved uses on the site. This property was purchased
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at a Sheriff’s auction in 2012. Additional information to be provided….

LOCATION MAP
The petition site is located west of the City of Bloomington, with frontage along South Liberty Drive in
Van Buren Township in Section 1 of Van Buren Township.
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ADJACENT USES / ZONING
The petition site is zoned Planned Unit Development (PUD). It is part of the Mirwec Planned Unit
Development. All immediately adjoining parcels are also zoned PUD. There are General Industrial (IG)
zoning and Arterial Commercial (CA) zones in the immediate vicinity. The City jurisdiction is located to
the north.
The current uses for the petitioner’s lot are shown in Exhibit 3. It is used as warehouse with an accessory
use of furniture sales (Exhibit 3). Much of the uses to the south are retail. Uses to the west are retail and
manufacturing.
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SITE CONDITIONS
The parcel contains a commercial warehouse with office space. The structure is 24,850 sf with a paved
parking lot of 19,000 sf. Bioretention for stormwater runoff is on site and the lot meets the landscaping
requirements for Monroe County. Frontage and ingress/egress is on South Liberty Drive, a local road. The
parcel is bordered along the south by an old rail bed. The property is within one mile of a school. There
are no known karst on the property. The property has connections to sewer and water lines. FEMA
Floodplain is located offsite to the west.
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SITE PICTURES

Figure 1. Facing south; view of existing commercial structure and parking lot.

Figure 2. Facing northwest; view of petitioner’s commercial building. S Liberty Dr is in the foreground.
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Figure 3. Facing southwest; view of petitioner’s commercial building. S Liberty Dr is in the foreground
and driveway entrance is shown on the right.

Figure 4. Facing
south; aerial view
from 3/27/2017.
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INFRASTRUCTURE AND ACCESS
The site utilizes CBU water and sewer. Sidewalks run along the opposite side of S Liberty Drive and
street trees are already in place. The property has both Land Use Certificates and Certificates of
Occupancy in place for the existing warehouse use issued in 2017 and again in 2019 for an interior
remodel.
COMPREHENSIVE PLAN DISCUSSION
The petition site is located in the Employment district in the Monroe County Urbanizing Area Plan
portion of the Monroe County Comprehensive Plan. The immediate surroundings are also Employment or
Conservation Residential.
The Comprehensive Plan describes Employment as follows:
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 wellrounded 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
areas to the east of I-69. A new roadway connection between That road and South Walnut Street (old Sr37) 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.
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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
to 20% of a site reserved for landscaping, buffering, stormwater management and outdoor amenities for
employees.
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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.
MONROE COUNTY Urbanizing Area Plan Phase II Implementation Report
To be further reviewed and incorporated….
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DRAFT ZONING MAP
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PUD REVIEW CONSIDERATIONS Additional Findings to be added…
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:
(a)

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:








(b)

The Comprehensive Plan designates the property as MCUA Employment;
The property is currently zoned PUD of the Mirwec PUD;
The Mirwec PUD area was originally listed as a ‘light industrial’ part of the Whitehall
Business Park PUD request to the city of Bloomington in 1979;
The petition parcel has remained vacant since that time;
The current approved uses for the petition parcel have been determined to be the ‘light
industrial’ uses listed in the petitioner letter from the 1979 city of Bloomington PUD
filing;
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:






(c)

See Findings (a);
No design standards were found specifically listed in the PUD documentation;
The site will meet the design standards of the underlying zone, General Manufacturing
(MG);
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;
The extent to which the PUD meets the purposes of this Zoning Ordinance, the Comprehensive
Plan, and other planning objectives. Specific benefits shall be enumerated.

Findings:



(d)

See Findings (a) and (b)
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:






There is an existing approved driveway cut from the petition property onto Liberty Drive;
The proposed parcel will be adjacent to an existing traffic signal used by Baxter
Pharmaceutical employees;
The parcel shape was determined when a portion of the PUD was dedicated to the County
for Liberty Drive;
The site will meet the design standards of the underlying zone, General Manufacturing
(MG);
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(e)

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:






(f)

See Findings (a), (b) & (d);
The petition parcel is bordered to the south by a rail bed;
Other immediately surrounding uses include Menards to the southeast, and Baxter
Pharmaceutical directly west, and vacant land to the east;
Much of the surrounding area is zoned Planned Unit Development, General Industrial, and
General Business;
The desirability of the proposal to the County’s physical development, tax base, and economic
well-being.

Findings:



(g)

See Findings under Section (e);
The proposal will not cause undue traffic congestion and can be adequately served by existing or
programmed public facilities and services.

Findings:





(h)

The parcel shape was determined when a portion of the PUD was dedicated to the County
for Liberty Drive;
There is an existing approved driveway cut from the petition property onto Liberty Drive;
The proposed parcel will be adjacent to an existing traffic signal used by Baxter
Pharmaceutical employees;
The proposal preserves significant ecological, natural, historical and architectural
resources to the extent possible.

Findings:





(i)

The lot is currently vacant and heavily forested;
No karst or floodplain is found on the petition parcel;
The Mirwec PUD area was originally listed as a ‘light industrial’ part of the Whitehall
Business Park PUD request to the city of Bloomington in 1979.
The proposed development is an effective and unified treatment of the development possibilities
on the site.

Findings:
 See Findings (a) & (b)
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EXHIBIT 1: Petitioner Outline Plan Statement
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EXHIBIT 2: Proposed Uses from 1979 PUD
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EXHIBIT 3: Zoning Verification Letter from 2013
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EXHIBIT 4: Interior Remodel Plans submitted in 2018
Waiver 18-WAV-11 was issued by Carly Petersen with the specific comment:
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