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A G E N D A 

MONROE COUNTY PLAN REVIEW COMMITTEE 

North Showers Building, 501 N. Morton Street, Suite 224, Bloomington, IN      

September 12, 2019 

5:30 p.m. 

 
 

OLD BUSINESS:   

 

NEW BUSINESS: 

1. 1906-PUO-02 Holland Pines Outline Plan                 PAGE 3 

Rezone to PUD from Estate Residential (RE1)    

Preliminary Hearing.  

One (1) parcels on 5.33 +/- acres in Section 21 of Perry Township at 4214 S Derby 

DR (Parcel #: 53-08-21-100-089.000-008).  

Zoned RE1. 

 

2. 1908-REZ-08 NSSX Rezone from Agricultural Rural Reserve             PAGE 40 

(AG/RR) to Light Industrial (LI). 

Preliminary Hearing.  

Two (2) parcels on 8.81 +/- acres in Section 4 of Clear Creek Township at 101 E 

Smithville Rd (Parcel #: 53-11-04-200-002.000-006; 53-11-04-300-017.000-006).  

Zoned AG/RR. 

 

 

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     September 12, 2019 

PLANNER             Tammy Behrman  

CASE NUMBER   1907-PUO-02, Holland Pines Outline Plan 

PETITIONER  Charles Layne LLC c/o Bynum Fanyo & Associates 

ADDRESS            4214 S Derby DR  

    Parcel #: 53-08-21-100-089.000-008 

REQUEST          Outline Plan to rezone to PUD to allow 25 Lot subdivision for townhomes 

ZONE    Estate Residential 1 (RE1) 

ACRES   5.34 acres +/- 

TOWNSHIP    Perry   

SECTION    21 

PLAT:  n/a 

COMP PLAN   

DESIGNATION   MCUA Mixed Residential 

  MCUA Phase 2: Neighborhood Development (N2) 

 

EXHIBITS  

1. Petitioner Letter (2 pages) 

2. Petitioner Written Statement of Character (5 pages) 

3. Petitioner Development Plan draft (2 pages) and road section 

4. Capacity Letter –electric service 

5. Capacity Letter –water/sanitary sewer service 

6. Capacity Letter –natural gas service 

7. Neighborhood meeting letter and report (3 pages) 

8. Design Layout Proposal for Homes 

9. Highway Department Comments 

 

RECOMMENDATION    

Staff gives a recommendation of denial to the Plan Review Committee based on findings of fact, and the 

staff concerns listed below.  

 

PLAN REVIEW COMMITTEE  

TBD 

 

SUMMARY  

The petition site is 5.34 +/- acres zoned Estate Residential (RE1) allowing for one residence per 1 acre. 

The petitioner proposes a rezone to Planned Unit Development (PUD) for a residential development with 

a density allowing for seven residences per acre (Exhibits 1, 2, 3). Should the rezone to PUD be approved 

the petitioner would then be required to file a Development Plan and a Preliminary Plat for review by the 

Plan Commission. Though the Outline Plan closely resembles the High Density Residential (HR) zone the 

underlying zone would remain RE1 and where the Outline Plan falls silent on a design standard the RE1 

standards will be utilized. The primary reason for this rezone to PUD is the original plan for the site was 

to rezone to HR however there was no mechanism in our ordinance to allow for a 0’ setback to 

accommodate a townhome design where two single family residences share a structural wall. The only 

planning solution was to request a PUD using Chapter 811 to allow for this design type and density. 

 

STAFF CONCERNS 

Staff has several concerns regarding the outline plan as proposed that should be discussed. 

1. The proposed road cross section does not match the E Holland Drive cross section.  

a. Street trees are located within the right of way which may be an issue if the road will ever 

be taken in by the Highway Department. 

b. The eight foot side path that runs along the existing E Holland Drive is not noted in the 

outline plan. 

c. When extending E Holland Drive the petitioner/developer must convert the existing cul-
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de-sac from a temporary turnaround into a fully connected road as shown in the Holland 

Fields Phase 1 approved construction plans. 

2. There is wording under the Development Standards and Design Standards sections referring to 

Impervious Surface Area (maximum) of 75% and Open Space Area % of Development (minimum) 

for 25%. It is unclear if this is intended for the entire subdivision or for each individual lot as 

currently worded. Staff recommends following the 25% open space requirement for the entire 

petition site and each lot should have a building envelope or buildable area designation that should 

be show on the development plan but may not necessarily comply with the 25% for the subdivision 

for each lot. 

3. Ownership: The statement as written is unclear. Staff also would like to see more guidance in the 

document with regards to if individual lot owners have responsibility to maintain the stormwater 

facilities / structures on their own lots.  Also, will the HOA cover maintenance of common areas.  

a. A sign is proposed and will that be maintained by the owner of the lot is on or by the 

proposed HOA.  

b. Additionally, there is a statement that each lot will be owner occupied. Is there a 

mechanism to prevent an owner from renting? This may best be stated under the 

‘Conveyance’ wording 811-3(E)(5)  

4. Staff does not approve of the current design showing open space contributing to the minimum lot 

size of each lot. Our preference is that all open space be on a separate lot of record and that the 

developer create some type of amenity on the open space ie, park bench, garden, trees, playground. 

a. This will alter the minimum lot size in the outline plan. In addition, staff does not support 

required open space along the rear yards of individual lots as future owners/renters would 

not be able to locate fences, pools, accessory structures, etc. Stormwater detention should 

be in addition to open space requirements. 

5. Add a use table showing the permitted residential uses for the outline plan with related conditions. 

See Chapter 802 under residential uses. 

6. Staff does not feel that all utilities (northern lot line –overhead power lines) and large trees for 

preservation have been identified on the plan. 

 

Additionally, a neighborhood meeting was conducted and several community concerns and comments were 

expressed. Those can be found in Exhibit 7 in this report. 
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LOCATION MAP  

The petition site is located south of the City of Bloomington, with frontage along S Derby Drive in Perry 

Township in Section 21 at 4214 S Derby DR parcel # 53-08-21-100-089.000-008. 
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ZONING / USE / DENSITY  
The petition site is zoned Estate Residential (RE1). The adjoining parcels to the east and south are also 

zoned RE1. The parcels to the north are zoned PUD. To the west is Single Family Dwelling 3.5 

(RS3.5/PRO6) 

 

The current use for the petitioner’s 5.34 acre lot is single family residential and contains one residence. 

All of the surrounding uses with a quarter mile radius are single family residential. 

 

Below is a Table depicting the surrounding subdivision lot size minimum and maximum in acres. This 

can give a sense of the density in the area. The proposed lot size for the Holland Pines PUO petition is 

also depicted at the bottom in green for comparison. 

 

Subdivision (location) Minimum Lot Size Maximum Lot Size 

Bridlewood Phase 1 (north) 0.26 acres 0.62 acres 

Holland Fields Phase 1 (west) 0.22 acres 0.36 acres 

Sutton Place PH 1 (south) 0.22 acres 0.24 acres 

Sutton Place PH 2 (southeast) 0.22 acres 0.83 acres 

Cardinal Glen PH 1 (far southwest) 0.22 acres 0.26 acres 

Cardinal Glen PH 2 (far Southeast) 0.22 acres 0.73 acres 

Holland Pines PUO  0.14 acres 0.32 acres 
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SITE CONDITIONS   

The petition site is currently occupied by a 1,400 sf residence built in 1968, a pole barn (ca. 2008) and 

detached garage (ca.1978). Much of the 5.34 acre parcel either in woods or a meadow. There are large, 

mature pine trees along north, east and south property line and a younger well established walnut grove to 

the west. The property maintains frontage along S Derby Drive, a designated local road that has curb and 

gutter already in place. Holland Drive stubs into the property in the northwest corner. There are no known 

karst on the property. The property has access to sewer and water lines. The site drains to Jackson Creek 

FEMA Floodplain located about 0.2 miles to the east. All slopes are under fifteen percent. The property is 

within 1/2 mile of a school, grocery store and bus stop. 
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SITE PICTURES   

 

Figure 1.  Facing north; 

view of frontage along 

S Derby Drive. Petition 

site is on the left and 

has mature pines 

adjacent to the road and 

a overhead powerline 

running along the 

property. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2. Facing west; 

petition site is on the 

left and S Derby DR is 

in the foreground. The 

driveway access runs 

along the northern 

property line as well as 

overhead powerlines. 

There are several utility 

easements within this 

area. This is intended to 

be the E Holland Dr 

connector street. 
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Figure 3. Facing 

south: view of 

existing 1968 built 

home and yard. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 4. Facing 

southeast; view 

petitioner’s yard 

showing mowed area 

near the house, 

meadow with much 

pollinator habitat and 

the mature pines that 

border the eastern 

property line along the 

road. 
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Figure 5. Facing 

south: view of the 

western property line 

that contains a well-

established walnut 

grove. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 6. Facing east 

along the northern 

property line. 

Driveway and utility 

lines are visible. The 

adjacent neighbor has 

many mature trees and 

a privacy fence along 

the property line. 
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Figure 7. Facing west: 

view of the northwest 

corner of the petition 

site where E Holland 

Drive is proposed to 

extend. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 8. Holland 

Fields Subdivision 

Phase 1 where E 

Holland Drive currently 

ends in a cul-de-sac. 

Four foot sidewalks are 

proposed for the 

undeveloped lot on the 

right.  
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Figure 9. View of the 

newly built E Holland 

Drive and the eight 

foot sidepath that was 

approved along the 

northern side of the 

road. The petition site 

is in the background 

by the tree line. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 10. Pictometry 

view facing north. 

Holland Fields to the 

west is not yet built out 

in the image from 2017.  
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Figure 11. Pictometry view facing SOUTH. Several sidewalks are visible in this image that will connect 

to the petition site if developed. Holland Fields Phase 1 is on the right and undeveloped in this 2017 

image. 
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INFRASTRUCTURE AND ACCESS  

The site has access to CBU water and sanitary sewer services as well as gas and electric (Exhibits 4, 5, 6). 

Stormwater infrastructure exists on the stub for Holland Drive and along S Derby DR as evident in a few 

staff photos above.  

 

Access to the site is currently from S Derby DR, a local road with a 50’ dedicated right of way and an 

adjacent 10’ ingress/egress /utility easement on the petition site. The Outline Plan explains the proposal 

will connect E Holland Drive through to S Derby Drive along the northern property line. It is unclear if 

the Highway Department will require a three way stop at this intersection. An additional un-named road 

will run through the 5.34 acre petition site to connect the new segment of E Holland Drive to S Derby 

Drive. 

 

Cross Sections for the proposed roads are shown in Exhibit 3. Staff would like for the proposed E Holland 

Drive to align with the existing cross section found in E Holland DR. The cul-de-sac design found in the 

approved construction plans for the Holland Fields Subdivision should be incorporated when the 

connection is made. See the images below for the connectivity design. The eight foot side path should be 

utilized rather than the 4’ sidewalk design (green). Sidewalks will be connected into the existing 

developed neighborhood as described in the Outline Plan. 
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COMPREHENSIVE PLAN DISCUSSION 

The petition site is located in the Mixed Residential district in the Monroe County Urbanizing Area Plan 

portion of the Monroe County Comprehensive Plan. The immediate surroundings are also Mixed 

Residential. 

 

MONROE COUNTY URBANIZING AREA PLAN PHASE I: Mixed Residential 

 

The Comprehensive Plan describes Mixed Residential as follows: 

Mixed residential neighborhoods accommodate a wide array of both single-family and attached 

housing types, integrated into a cohesive neighborhood. They may also include neighborhood 

commercial uses as a local amenity. 

 

These neighborhoods are intended to serve growing market demand for new housing choices 

among the full spectrum of demographic groups. Residential buildings should be compatible in 

height and overall scale, but with varied architectural character. These neighborhoods are often 

located immediately adjacent to mixed-Use districts, providing a residential base to support 

nearby commercial activity within a walkable or transit-accessible distance. 

A. Transportation Streets 

Streets in mixed residential neighborhoods should be designed at a pedestrian scale. Like mixed-

Use districts, the street system should be interconnected to form a block pattern, although it is 

not necessary to be an exact grid. An emphasis on multiple interconnected streets which also 

includes alley access for services and parking, will minimize the need for collector streets, which 

are common in more conventional Suburban residential neighborhoods. Cul-de-sacs and dead-

ends are not appropriate for this development type. Unlike typical Suburban residential 

subdivisions, mixed residential development is intended to be designed as walkable 

neighborhoods. Most residents will likely own cars, but neighborhood design should de-

emphasis the automobile. 

Bike, pedestrian, and Transit modes 

Streets should have sidewalks on both sides, with tree lawns of sufficient width to support large 

shade trees. Arterial streets leading to or through these neighborhoods may be lined with multi-

use paths. Neighborhood streets should be designed in a manner that allows for safe and 

comfortable bicycle travel without the need for separate on-street bicycle facilities such as bike 

lanes. As with mixed-Use districts, primary streets in mixed residential neighborhoods should be 

designed to accommodate transit. 

B. Utilities 

Sewer and water 

The majority of mixed residential areas designated in the land Use Plan are located within 

existing sewer service areas. Preliminary analysis indicates that most of these areas have 

sufficient capacity for additional development. Detailed capacity analyses will be necessary with 

individual development proposals to ensure existing infrastructure can accommodate new 

residential units and that agreements for extension for residential growth are in place. 

Power 

Overhead utility lines should be buried to eliminate visual clutter of public streetscapes and to 

minimize system disturbance from major storm events. 

Communications 

Communications needs will vary within mixed residential neighborhoods, but upgrades to 

infrastructure should be considered for future development sites. Creating a standard for 

development of communications corridors should be considered to maintain uniform and 

adequate capacity. 

C. Open space 
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Park Types 

Pocket parks, greens, squares, commons, neighborhood parks and greenways are all appropriate 

for mixed residential neighborhoods. Parks should be provided within a walkable distance (one-

eighth to one-quarter mile) of all residential units, and should serve as an organizing element 

around which the neighborhood is designed. 

Urban Agriculture 

Community gardens should be encouraged within mixed residential neighborhoods. These may 

be designed as significant focal points and gathering spaces within larger neighborhood parks, or 

as dedicated plots of land solely used for community food production. 

D. Public Realm Enhancements 
Lighting 

Lighting needs will vary by street type and width but safety, visibility and security are important. 

Lighting for neighborhood streets should be of a pedestrian scale (16 to 18 feet in height). 
Street/Site furnishings 

Public benches and seating areas are most appropriately located within neighborhood parks and 

open spaces, but may be also be located along sidewalks. Bicycle parking racks may be provided 

within the tree lawn/ landscape zone at periodic intervals. 

E. Development Guidelines 
Open Space 

Approximately 200 square feet of publicly accessible open space per dwelling unit. Emphasis 

should be placed on creating well-designed and appropriately proportioned open spaces that 

encourage regular use and activity by area residents. 
Parking Ratios 

Single-family lots will typically provide 1 to 2 spaces in a garage and/or driveway. Parking for 

multi-family buildings should be provided generally at 1 to 1.75 spaces per unit, depending on 

unit type/number of beds. On-street parking should be permitted to contribute to required parking 

minimums as a means to reduce surface parking and calm traffic on residential streets. 
Site design 

Front setbacks should range from 10 to 20 feet, with porches, lawns or landscape gardens 

between the sidewalk and building face. Buildings should frame the street, with modest side 

setbacks (5 to 8 feet), creating a relatively continuous building edge. Garages and parking areas 

should be located to the rear of buildings, accessed from a rear lane or alley. if garages are front- 

loaded, they should be set back from the building face. Neighborhoods should be designed with 

compatible mixtures of buildings and unit types, rather than individual subareas catering to 

individual market segments. 
Building form 

Neighborhoods should be designed with architectural diversity in terms of building scale, form, 

and style. Particular architectural themes or vernaculars may be appropriate, but themes should 

not be overly emphasized to the point of creating monotonous or contrived streetscapes. Well-

designed neighborhoods should feel as though they have evolved organically over time. 
Materials 

High quality materials, such as brick, stone, wood, and cementitious fiber should be encouraged. 

Vinyl and exterior insulated finishing Systems (eifS) may be appropriate as secondary materials, 

particularly to maintain affordability, but special attention should be paid to material 

specifications and installation methods to ensure durability and aesthetic quality. 
Private Signs 

Mixed residential neighborhoods should not feel like a typical tract subdivision. It may be 

appropriate for neighborhoods to include gateway features and signs, but these should be used 

sparingly and in strategic locations, rather than for individually platted subareas. 
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MONROE COUNTY URBANIZING AREA PLAN PHASE II: N2 Neighborhood Development 

 

 

 

This district includes several existing residential subdivisions with primarily single-family lots, 

and is intended to provide a greater opportunity for diverse housing types and densities. Mixed 

use nodes may be appropriate at key locations within this larger district, consistent with the 

recommendations of the Mixed Residential land use type designated in the Urbanizing Area 

Plan. 
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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: 

 

(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:  

 The Comprehensive Plan designates the property as MCUA Mixed Residential; 

 MCUA Mixed Residential states, “Mixed residential neighborhoods accommodate a wide 

array of both single-family and attached housing types, integrated into a cohesive 

neighborhood;” 

 Several items in the Comprehensive Plan that this proposal supports are the following; 

sidewalk, multiple interconnected streets, no cul-de-sacs, appropriate utility capacity, 

private sign to designate the gateway of the community and open space; 

 The Phase II Plan frameworks designates the property as Neighborhood Development 

(N2); 

 N2 states the area is for, ”primarily single-family lots, and is intended to provide a 

greater opportunity for diverse housing types and densities;” 

 The property is currently zoned Estate Residential 1 (RE1) that allows for 1 acre lots size; 

 The proposed density is seven homes per lot or 0.14 acre lots size; 

 The High Density Residential (HR) zone is very similar to what is proposed but there was 

not option to offer a 0’ setback to allow for townhome housing where a single family 

home shares a structural wall along the lot line; 

 

(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); 

 The underlying zoning will always be RE1 per the Ordiance requirements and where any 

design standards fall silent those would be utilized; 

 Most of the design standards follow the High Density Residential (HR) zoning however 

there was no mechanism to allow for a 0’ setback to accommodate a townhome design 

where two single family residences share a structural wall;   

 The proposed development will require a preliminary platting and follow the Subdivision 

Control Ordinance unless specifically stated in the Outline Plan; 

 Once specific difference from the subdivision control ordinance is the road cross section 

design; 

 

 

(c) 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:  
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 See Findings (a) and (b) 

 Chapter 811 requires specific standards for a PUD such as a 25 percent open space 

requirement; 

 The current design showing open space contributing to the minimum lot size of each lot. 

Open space should be on a separate lot of record and that the developer create some type 

of amenity on the open space; 

 

(d) 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:   

 See Findings (a) & (b) 

 The 25 percent open space requirement is being fulfilled; 

 Proposed road and connectivity have received favorable comments from the Highway 

Department; 

 Several sidewalks will be added to the area and connected to existing sidewalks; 

 Stormwater detention will be reviewed more during the preliminary plat petition; 

 Setbacks between the paired condominiums will be 10’ (5’ from each property line); 

 

(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:   

 See Findings (a), (b) & (d); 

 Lot size table reference; 

 Connectivity of sidewalks and roads; 

 HOA and owner occupied; 

 

(f) The desirability of the proposal to the County’s physical development, tax base, and 

economic well-being. 

 

Findings:   

 See Findings under Section (e); 

  

(g) The proposal will not cause undue traffic congestion and can be adequately served by 

existing or programmed public facilities and services. 

 

Findings:   

 TBD 

 

(h)       The proposal preserves significant ecological, natural, historical and architectural 

            resources to the extent possible. 

 

Findings: 

 The lot is currently occupied by one single family residence a meadow and forested area; 
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 No karst or floodplain is found on the petition parcel; 

  

(i) 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 Letter page 1/2 
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EXHIBIT 1: Petitioner Letter page 2/2 
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EXHIBIT 2: Petitioner Written Statement of Character Page 1/5 
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EXHIBIT 2: Petitioner Written Statement of Character Page 2/5 

26



 

EXHIBIT 2: Petitioner Written Statement of Character Page 3/5 
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EXHIBIT 2: Petitioner Written Statement of Character Page 4/5 
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EXHIBIT 2: Petitioner Written Statement of Character Page 5/5 
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EXHIBIT 3: Petitioner Development Plan draft Page 1of 2 
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EXHIBIT 3: Petitioner Development Plan draft Page 2 of 2 
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EXHIBIT 4: Letter of Capacity for Electric 
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EXHIBIT 5: Letter of Capacity for Water / Sewer Service 
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EXHIBIT 6: Letter of Capacity for Gas Service 
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EXHIBIT 7: Neighborhood meeting letter and report Page 1/3 
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EXHIBIT 7: Neighborhood meeting letter and report Page 2/3 
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EXHIBIT 7: Neighborhood meeting letter and report Page 3/3 
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EXHIBIT 8: Design Layout Proposal for Homes 
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EXHIBIT 9: Highway Department Comments 
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MONROE COUNTY PLAN REVIEW COMMITTEE        September 12, 2019 

PLANNER           Anne Crecelius 

CASE NUMBER   1908-REZ-08, NSSX Rezone 

PETITIONER  NSSX Properties LLC, c/o Michael Carmin, Carmin Parker  

ADDRESS            101 E Smithville Road  

   (53-11-04-200-002.000-006; 53-11-04-300-017.000-006) 

REQUEST          Rezone from Agricultural/Rural Reserve (AG/RR) to Light Industrial (LI) 

ACRES   8.81 acres +/- (2 legal lots of record: 7.97 acres/0.84 acres) 

ZONE    Agricultural/Rural Reserve (AG/RR) 

TOWNSHIP    Clear Creek   

SECTION    4 

COMP. PLAN   

DESIGNATION:   Phase I: MCUA Employment 

   Phase II: MCUA Southside Employment 

EXHIBITS  

1. Petitioner letter 

2. Site Plan 

3. Planning Use Determination Form (June 2019) 

4. Uses Permitted for Agricultural/Rural Reserve Zoning 

5. Uses Permitted for Light Industrial Zoning 

 

RECOMMENDATION 

Staff recommends approval based on the Findings of Fact. 

 

PLAN REVIEW COMMITTEE – Sept. 12, 2019 

-  

 

SUMMARY 

The petition site is made up of two parcels totaling 8.81 +/- acres located in Clear Creek Township. The 

current zoning of the site is Agricultural/Rural Reserve (AG/RR). The petitioners’ representative states 

that the parcels will be combined for planning and zoning purposes. The southern parcel, is 0.84 +/- acres 

and maintains approximately 240’ of road frontage along E Smithville Road and the northern parcel is 

7.97 +/- acres.  

 

The rezone to Light Industrial (LI) is requested to permit an Automotive/Boat Repair Shop under Chapter 

802 of the zoning ordinance. The petitioner’s representative states: 

 

“Petitioner seeks rezoning to LI to permit development of an equipment and vehicle maintenance 

center for Petitioner's own vehicles and equipment and vehicles and equipment of an affiliated 

company. Petitioner proposes to develop a structure on the property for interior maintenance and 

repair of equipment and vehicles” (see Exhibit 1) 

 

A use determination was requested and supplied in June 2019 where the use was stated as: 

 

“The operations NSSX perform at their existing warehouse and site are equipment repair related 

to their National Salvage business. Trucks and any other equipment that is required for their 

work. It is not for hire business on the site, it is only for maintenance and repair of their 

equipment.” (see Exhibit 3) 

 

Upon detailed review, the use would likely be “Industrial Equipment Repair, which is defined as: 
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Industrial Equipment Repair. An establishment primarily engaged in repairing industrial 

equipment, including repairing heavy-construction and earth-moving equipment. 

 

Industrial Equipment Repair is a permitted use in the LI zone, subject to the following conditions: 

 

7. Outdoor storage areas shall not be visible from streets and/or adjacent properties.  This condition 

does not apply to heavy machinery sales, welding, and wood products when the uses are located 

in a Heavy Industrial (HI) District. 

 

16.  Use shall be conducted within the buildings or structures on the site. Non-agricultural tools, 

vehicles, and equipment shall be stored so as to not be visible from the street or adjoining 

property. In addition, storage areas must be screened from view by an appropriate fence or similar 

enclosure. 

 

If the rezone is approved, the property owner(s) would be required to meet commercial site plan standards 

when the parcel (pending combination for planning and zoning purposes) is developed. 

 

BACKGROUND 

The petition parcels are currently zoned as Agriculture/Rural Reserve. The petitioner purchased the 

parcels in August 2010 and would like to rezone both to allow the use of Automotive/Boat Repair Shop. 

The southern parcel is unoccupied and contains a dilapidated mobile home, and the northern parcel is 

undeveloped. Chapter 802 defines the AG/RR zone as: 

 

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.  

 

A list of uses permitted within the AG/RR zone can be found in Exhibit 4. Chapter 802 defines the LI 

zone as: 

 

Light Industrial (LI) District. The character of the Light Industrial (LI) District is defined as 

that which is primarily intended for industrial uses that have minimal exterior movement of 

vehicles and goods. Its purposes are: to establish areas for the exclusive development of light 

industries; to discourage residential and commercial uses; to protect environmentally sensitive 

areas, such as floodplain, karst, and steep slopes; and to maintain the character of the surrounding 

neighborhood. Uses shall be restricted to activities that are not a nuisance because of dust, fumes, 

noise, odor, refuse matter, smoke, vibration, water-carried waste or other adverse effects on 

surrounding uses. Some uses are conditionally permitted. The conditions placed on these uses are 

to insure their compatibility with adjacent non-industrial uses. The LI District shall provide open 

space, landscaping and buffering in order to achieve desirable site development. 
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A list of uses permitted within the Light Industrial (LI) zone can be found in Exhibit 5. 

 

If the rezone request is approved, development of the site would be required to meet commercial site plan 

standards when the parcel once the parcels are combined for planning and zoning purposes. 

  

42



LOCATION MAP  

The petition parcels (53-11-04-200-002.000-006; 53-11-04-300-017.000-006) are located at 101 E 

Smithville Road, in Section 4 of Clear Creek Township. The parcels are currently undeveloped. The 

southern parcel currently contains a dilapidated mobile home. 
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ZONING 

The petition site is zoned Agricultural Rural Reserve (AG/RR) and is adjacent to the east with other Light 

Industrial (LI) zoned parcels. Adjacent parcels are zoned Agricultural Rural Reserve (AG/RR) and 

Mineral Extraction (ME). 

 
 

 

  

44



SITE CONDITIONS / INFRASTRUCTURE 

The petition parcels total 8.81 +/- acres. The front parcel has approximately 240’ of road frontage along E 

Smithville Road.  

 

The site doesn’t have access to sewer or adequate water pressure for a sprinkler system. If the rezone 

request is approved and the site is developed commercially, the type of septic required will depend on the 

number of employees. The known issues with water pressure may limit the proposed equipment/vehicle 

repair use. 
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SLOPE MAP  

The petition parcels total 8.81 +/- acres. The majority of buildable area can be accessed from E Smithville 

Rd.  
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SITE PHOTOS  

 

 
Photo 1. Pictometry photo from Google Street View 

 

 
Photo 2. Taken August 29, 2019. 
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Photo 3. Taken August 29, 2019.. 

 

 
Photo 4. Taken August 29, 2019. 
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Photo 5: Billboard located on site. 

 

 
Photo 6: Taken August 29, 2019. 
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Photo 7: Taken August 29, 2019. 

 

 
Photo 8: Taken August 29, 2019. 
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COMPREHENSIVE PLAN DISCUSSION 

The petition site is located within the Employment designation area of the Comprehensive Plan: 

 

MCUA Phase I: 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 
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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, 3rd 

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 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 IN-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 
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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. 

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 
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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. 
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MCUA PHASE II: South Side Employment 
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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 Urbanizing Area Plan designates the petition site as Employment; 

 According to the Urbanizing Area Plan, Employment area “uses may require large, isolated 

sites for large-format facilities, or multiple facilities may be organized into coordinated 

campus-style or industrial park setting”; 

 Employment areas also “require special considerations in roadway design. These areas are 

typically accessed through arterial connections from the freeway and require 

accommodations for heavy truck traffic”; 

 The rezone request is to change the zoning for the entirety of the two parcels from 

Agricultural/Rural Reserve (AG/RR) to Light Industrial (LI); 

 

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

 

Findings: 

 See Findings under Section A; 

 The petitioner purchased the properties in August 2010 and the site holds one structure, a 

dilapidated mobile home; 

 The site is accessed through E Smithville Rd, a Major Collector [70’] according to the 

Thoroughfare Plan; 

 The parcels contain a majority of buildable area with small patches of slopes greater than 

15% slope (see Slope Map); 

 The site does not have access to sewer and has known water pressure limitations of which 

may limit an equipment/vehicle repair use; 

 The petitioner will be subject to review by Building, Highway, Planning, and Health 

Departments once the commercial site plan is submitted; 

 The petition site is not located in FEMA Floodplain or within a known environmentally-

sensitive area; 

 There are no known karst areas; 

 If approved, the petitioner or property owner(s) would be required to meet commercial site 

plan requirements; 

 

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

 

Findings: 

 See Findings (A) and (B); 

 Adjacent parcels are mainly zoned Agricultural Rural Reserve (AG/RR), parcels directly to 

the east are zoned Light Industrial (LI); 

 The property to the east was rezoned to Light Industrial from Pre-Existing Business (PB) and 

Agriculture/Rural Reserve (AG/RR) in 2017; 

 

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

 

Findings: 

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

 

(E) Responsible development and growth. 

 

Findings: 

 See Findings (A), (B), (C), and (D); 

 Access to IN SR-37 is within approximately 300’ of the existing driveway;  

 According to the Monroe County Thoroughfare Plan, E Smithville Road is a Major Collector 

(70’), and IN-37 is a Freeway; 

 Sewer is not accessible at the site 

 Known issues with water pressure my limit the proposed equipment/vehicle repair use; 
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EXHIBIT ONE: Petitioner Letter  
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EXHIBIT TWO: Site Plan 
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EXHIBIT THREE: Planning Use Determination (June 2019)  
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EXHIBIT FOUR: Uses Permitted for Agricultural/Rural Reserve Zoning
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EXHIBIT FIVE: Uses Permitted for Light Industrial Zoning  
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