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A G E N D A 

MONROE COUNTY PLAT COMMITTEE 

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

October 17, 2019 

4:00 pm 

 

REGULAR MEETING 

 

OLD BUSINESS:   

 

NEW BUSINESS: 

1. 1908-SSS-12  Thackery Sliding Scale Subdivision Preliminary Plat.  PAGE 3 

   Plat Committee Decision. 

Two (2) parcels on 13.01 +/- acres in Section 28 of Van Buren Township at 5272 S 

Harmony Road. 

 Zoned AG/RR. 

 

2. 1908-SSS-13 Carter on Wolf Mountain Sliding Scale Subdivision   PAGE 23 

Preliminary Plat.  

Four (4) parcels on 89.0 +/- acres in Sections 7 & 18 of Bean Blossom Township at 

9556-9626 W Wolf Mountain RD. 

 Zoned AG/RR. 

 

3. 1908-SMN-06 Melvin Stewart Minor Subdivision Preliminary Plat.  PAGE 44 

Plat Committee Decision.  

Two (2) parcels on 131.7 +/- acres in Sections 25 & 26 of Perry Township at 4285 E 

Stipp RD. 

 Zoned AG/RR / ECO 1 & 2. 

 

 

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. 



MONROE COUNTY PLAT COMMITTEE MEETING         October 17, 2019 

PLANNER             Drew A. Myers 

CASE NUMBER   1908-SSS-12, Thackery Sliding Scale Subdivision Preliminary Plat 

PETITIONER  Ross, C/o Eric Deckard, Deckard Land Surveying 

ADDRESS            5272 S Harmony RD (53-09-28-200-003.000-015) 

REQUEST          Sliding Scale Subdivision Preliminary Plat to subdivide 1 parcel into 2 parcels. 

   Plat Committee Decision. 

ZONE    AG/RR 

ACRES   13 acres +/- 

TOWNSHIP    Van Buren 

SECTION    28 

COMP. PLAN   

DESIGNATION   Rural Residential  

   

EXHIBITS  

1. Thackery Sliding Scale Subdivision Preliminary Plat 

 

 

RECOMMENDATION 

Staff gives a recommendation of approval of the Sliding Scale Subdivision Preliminary Plat based on 

findings of fact and subject to the Monroe County Highway Department, Stormwater Engineer, and County 

Surveyor reports. 

 

 

SUMMARY 

The petition site is one 13 +/- acre parcel located in Van Buren Township and contains a single family 

dwelling and a pole barn.  The petition site maintains frontage along S Harmony RD, which is classified 

as a Major Collector with a 45’ right-of-way according to the Monroe County Thoroughfare Plan.   

 

The site is currently zoned Agriculture/Rural Reserve (AG/RR), which requires a 2.5 acre minimum lot 

size and a minimum lot width of 200’ at building line.  The petitioner is proposing to subdivide the 

current 13 acre parcel into two new parcels that meet the minimum requirements and the lot development 

standards of Chapter 862 for Sliding Scale Subdivisions: 

 

Lot 1: 10.00 acres total (parent parcel), including 6.50 acres of buildable area and 0.73 acres of flood 

hazard; this lot contains a 48’ x 98’ pole barn that received a permit in April 2003 (03-RA-054). 

 

Lot 2: 2.57 acres total, including 1.89 acres of buildable area; this lot contains a single family residence 

with an outdoor pool. 

 

Lot 1 is designated as the Parent Parcel Remainder and shall not be further subdivided for a period of 

twenty-five (25) years from the date of recording of the Final Plat unless connected to a public sewage 

disposal system or further subdivision of the property is authorized by ordinance. 

 

The site petitioned for a Minor Subdivision and Sewer Waiver back in 2015 with the intent to subdivide 

the 1 parcel into 3 parcels (1504-SMN-07).  The timing of the filing coincided with a change in the 

Subdivision Control Ordinance, which changed the requirements for subdividing on a septic system. Due 

to this change and the fact that the petition did not meet the new rules, the Monroe County Plan 

Commission denied the petition by a vote of 5-3 at the Regular Session meeting on July 21, 2015.  The 

votes to deny the Minor Subdivision petition came primarily from the denial of the Sewer Waiver due to a 

lack of practical difficulty.  

 

 



INFRASTRUCTURE AND ACCESS 
The parcel maintains frontage along S Harmony RD, a 19’ wide Major Collector with 45’ of right-of-way.  

Right-of-way dedication has been shown on the proposed preliminary plat.  Lots 1 and 2 will utilize 

existing driveway cut.  The gravel driveway that services the existing storage pole barn on proposed Lot 1 

is located within a 50’ ingress/egress and utility easement. 

 

Septic permits have been submitted to the Planning Department for both Lots 1 and 2.  The lots do not 

need to meet the sanitary sewer requirement of Chapter 856-39 because this provision does not apply to a 

Sliding Scale Option Subdivision under Chapter 862. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



LOCATION MAP  

The site is located at 5272 S Harmony RD in Section 28 of Van Buren Township (Parcel #: 53-09-28-

200-003.000-015).  

 

  



SITE CONDITIONS  
The site contains one single family residence with an outdoor pool and a 4,708 square foot storage pole 

barn.  There are no known karst features on the property.  There is FEMA floodplain on the property near 

the western property line, and a flood hazard area along the northern property line.  None of the property 

is within the Environmental Constraints Overlay.  All two proposed lots meet the 15% buildable area 

requirements for each newly created lot per Chapter 862.  The site is fairly flat with some mild steep 

slopes near the existing single family residence.  

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



ADJACENT USES / ZONING 

The parcel is zoned Agriculture/Rural Reserve (AG/RR). The neighboring properties are also zoned 

AG/RR and Suburban Residential (SR).  The proposed use on Lot 1 and Lot 2 is designated as “Single 

Family Use”. 

 



SITE PICTURES  

 

 
Photo 1. Pictometry view from the south 

 

 

 
Photo 2. Pictometry view from the north 



 
Photo 3. Facing south – view of the eastern property line and S Harmony RD 

 

 
Photo 4. Facing west – view of the existing single family residence and tree preservation 

 



 
Photo 5. Facing west – view of the southern property line 

 

 
Photo 6. Facing north – view of the eastern property line and S Harmony RD 



 
Photo 7. Facing southwest – view of the driveway and easement servicing proposed Lot 1 and 2 

 

 
Photo 8. Facing northwest – view of the property 



 
Photo 9. Facing southwest – view of the existing single family residence on proposed Lot 2 

 

 
Photo 10. Facing southwest – view of the pole barn on proposed Lot 1 



 
Photo 11. Facing southwest – view of the pole barn 

 

 

 
Photo 12. Facing northwest – view of the northern property line 



 
Photo 13. Facing west – view of fence line and the remainder of proposed Lot 1 

 

 

 
Photo 14. Facing south – view of a portion of proposed Lot 2 



 
Photo 15. Facing southeast – view of the existing single family residence on proposed Lot 2 

    

 
Photo 16. Facing east – view of the driveway and access easement 

 

 



COMPREHENSIVE PLAN DISCUSSION 

 

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 

Farm and Forest 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. The grouping of more than four residential units sharing the 

same ingress/egress onto a County or state roadway shall not occur on rural property in this category. All 

property subdivided in this category must provide for adequate contiguous Resilient Land to support 

either two independent conventional septic fields or one replaceable mound system, sufficient space for 

buildings traditionally associated with this type use must also be available. In addition, public roadways 

shall not experience less than the Monroe County Level of Service standard designation, which exists at 

the time this Plan is adopted as a result of subdivision. Roadways classified as state Highways, major 

collectors, or local arterials are exempt from this requirement. 

 

 

 

 

 

 





FINDINGS OF FACT - Subdivisions 

850-3 PURPOSE OF REGULATIONS  

 

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

 

 Findings 

 The property is currently zoned Agriculture/Rural Reserve (AG/RR); 

 Approval of the subdivision would create two (2) lots that meet the design standards for the 

zoning designation Agriculture/Rural Reserve; 

 The petitioner currently has one lot of record and would like to add one additional lot of record; 

 Approval of the subdivision would result in the following: 

o Lot 1: 10.00 acres total (parent parcel), including 6.50 acres of buildable area and 

0.73 acres of flood hazard; this lot contains a 48’ x 98’ pole barn that received a 

permit in April 2003 (03-RA-054). 

o Lot 2: 2.57 acres total, including 1.89 acres of buildable area; this lot contains a 

single family residence with an outdoor pool. 

 The proposed use category for the lots is single family; 

 Approximately 0.73 acres on proposed Lot 1 is within the flood hazard area; 

 Per Chapter 862, the parent parcel could not be subdivided for a period of 25 years unless 

access to public sewer became available; 

 

(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 Urbanizing Area Plan designates the site as Rural Residential which supports low density 

residential development; 

 See findings under Section A; 

 

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

 

 Findings  

 The surrounding uses are residential in nature; 

 See findings under Section A; 

 

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

through reasonable design standards. 

 

Findings 

 The property is currently zoned Agriculture/Rural Reserve (AG/RR); 

 Adjacent properties are zoned Agriculture/Rural Reserve (AG/RR); and Suburban Residential 

(SR); 

 The property does not require street trees or sidewalks; 

 The plat does show a tree preservation area along S Harmony RD; 

 Approval of the subdivision would create two (2) lots that meet the design standards for the 

zoning designation AG/RR; 

 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). 



 

 Findings  

 See findings under Sections A & C & D; 

 

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

 

(1) 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.   

 

(2) 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. 

 

(3) to provide public access to land boundary records. 

 

 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.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

EXHIBIT 1:  Thackery Sliding Scale Subdivision Preliminary Plat 



 



MONROE COUNTY PLAT COMMITTEE              October 17, 2019 
PLANNER:  Anne Crecelius 

CASE NUMBER: 1908-SSS-13 Carter on Wolf Mountain Sliding Scale Subdivision Preliminary Plat 

PETITIONER: Mary Lou Carter c/o Jess Gwinn 

ADDRESS:           9556 W Wolf Mountain Rd 

REQUEST:  Sliding Scale Preliminary Plat to Subdivide Two Parcels into Four Lots 

ZONING:          Agricultural/Rural Reserve (AG/RR) 

ACRES:          88.61 +/- 

TOWNSHIP:            Bean Blossom 

SECTION(S):           3 

PLAT(S):           Unplatted 

COMP PLAN  

DESIGNATION:     Farm and Forest  

 

EXHIBITS: 

1) Preliminary Plat 

2) Drainage Easement 

3) Driveway Permit Applications 

4) Health Department Violation 

 

RECOMMENDATION 

Staff recommends approval of the Sliding Scale Subdivision Preliminary Plat based on the findings of fact 

and the following conditions: 

1. Health Department Compliance regarding Lot 4 as a dwelling 

2. Approved driveway permits from the Highway Department  

 

PLAT COMMITTEE 

Plat Committee decision. 

 

BACKGROUND 

The petition site is two parcels totaling 88.61 +/- acres. The petitioner proposes to subdivide and 

reconfigure the petition site into four (4) lots via the Sliding Scale Subdivision procedure. The proposed 

lot dimensions are as follows (see Exhibit 1): 

 

 

 

 

 

Proposed Lot 4 will be designated as the Parent Parcel Remainder and shall not be further subdivided for 

a period of twenty-five (25) years from the date of recording of the Final Plat unless connected to a public 

sewage disposal system or further subdivision of the property is authorized by ordinance. Further 

subdivision of the Parent Parcel would be difficult based on steep slopes and lack of access. 

 

 

  

 Lot 1 Lot 2 Lot 3 Lot 4 

Total Acreage 8.52 4.93 6.59 67.98 

Buildable Area 2.49 1.86 3.12 >10 +/- 

 Lot 1 Lot 2 Lot 3 Lot 4 

Structures Residential storage 

structure 

SFR and Accessory 

Structures 

SFR and Accessory 

Structures 

unpermitted 

structure used as 

dwelling 

Driveways Remove 2nd drive, 

required actions on 

approved location. 

Share Lot 3 driveway. 

Remove 2nd drive. 

Required actions on 

approved location. 

Share driveway with 

Lot 2. Required 

actions on approved 

location. 

Approved. 

Compliance Yes Yes Yes No, see Exhibit 4. 



LOCATION MAP  

The petition site is in located in Bean Blossom Township, Section 7, parcel numbers #53-03-07-400-

011.000-001, 53-03-07-300-010.000-001, and 53-03-18-200-002.000-001. The site has frontage on W 

Wolf Mountain Rd, which is classified as a Local Rd per the 2018 Thoroughfare Plan. 

 

 
 

  



SLOPE MAP & SITE CONDITIONS  

The petition site contains very steep slope with a maximum slope restrictions of 15%. As seen in the slope 

map below, the majority of Proposed Lot 4 (see Exhibit 1) will be mainly inaccessible due to these slopes. 

The Monroe County MS4 Coordinator has requested platted drainage easements, see Exhibit 1 and 2. 

 

 
 

 



SITE PICTURES 

 

Photo 1. Proposed Lot 3 existing residence and accessory structures.  

 

 

Photo 2: Proposed Lot 2 existing residence and accessory structures and current driveway. 

 



 
Photo 3: Existing driveways of Proposed Lot 2 (left) and 3 (right). 

 

 
Photo 4. Proposed Lot 1 existing residential storage structure and driveway. 

 



Photo 5: Proposed Lot 4 existing driveway. 

 

 
Photo 6: Proposed Lot 4 existing structure that is being used as a dwelling. 

  



ZONING / ADJACENT USES  

The site is zoned Agricultural Rural Reserve (AG/RR) with primary uses of residential. The two parcels 

currently contain two (2) pre-existing residences with accessory structures (on Proposed Lots 2 and 3) and 

one (1) unconfirmed pre-existing dwelling (on Proposed Lot 4). The surrounding parcels are zoned 

Agricultural Rural Reserve (AG/RR) and primary uses are residential and agricultural. 

 

 
  



ACCESS & INFRASTRUCTURE 

The parcel and proposed lots maintain frontage along W Wolf Mountain Rd, a “Local Road” per the 

Monroe County Thoroughfare Plan. The road is 18’ wide and meets the road width requirement for a 

Sliding Scale Subdivision.  

 

Driveway permits were submitted to the Highway Department and four driveway permits were approved 

for specific locations with conditions, see Exhibit 3. 

 

The existing residences located on Proposed Lots 2 and 3 are served by private septic systems. Proposed 

Lots 1 and 4 have approved septic permits and their locations are identified on the Preliminary Plat.  

 

Lot 4 is currently in violation of Monroe County Code 365-2 “Requirements for a Private Sewage 

Disposal System and Connection with Public Sewers”, see Exhibit 4. 

 

 

  



COMPREHENSIVE PLAN  

The petition site is located within the 2015 Farm and Forest Comprehensive Plan designation which 

states: 

 
Farm and Forest  

Much of Monroe County is still covered by hardwood forests, in no small part because of the presence of 

the Hoosier National Forest, Morgan-Monroe State Forest, Army Corps of Engineers properties, and 

Griffy Nature Preserve. Much of the low lying floodplains and relatively flat uplands have been farmed 

for well over 100 years. These areas are sparsely populated and offer very low density residential 

opportunities because of both adjoining Vulnerable Lands and the lack of infrastructure necessary for 

additional residential density. This category encompasses approximately 148,000 acres including about 

40,000 acres of our best agricultural property located primarily in the Bean-Blossom bottoms and western 

uplands of Richland Township and Indian Creek Township. It includes private holdings within the state 

and federal forests. 

 

Farm and Forest Residential also includes the environmentally sensitive watersheds of Monroe Reservoir, 

Lake Lemon, and Lake Griffy and several other large vulnerable natural features in Monroe County. 

There are approximately 78,000 acres of watershed area in this portion of the Farm and Forest Residential 

category. These natural features provide a low density residential option while protecting the lakes and 

the water supply resources of the County. The Farm and Forest areas comprise most of the Vulnerable 

Land in Monroe County. 

 

A low residential density is necessary in order to protect associated and adjoining Vulnerable Lands and 



to sustain particular “quality of life” and “lifestyle” opportunities for the long-term in a sparsely 

populated, scenic setting. With a few exceptions like The Pointe development on Monroe Reservoir, these 

areas do not have sanitary sewer services and have limited access on narrow, winding roadways. Those 

portions not already used for agriculture are usually heavily forested and have rugged topography. They 

offer unique and sustainable residential opportunities that cannot be replaced. 

 

In reviewing rezoning, subdivision and site development proposals, the County Plan Commission shall 

consider the following: 

- Public services or improvements are not expected for these areas within the horizon of this Plan 

because those improvements require significant investment in roadways, sanitary sewer, private 

utilities, and public services for which County financial resources do not exist. 

- New residential density places additional stress on nearby vulnerable natural features that cannot 

be mitigated by sustainable practices without additional public expense. 

- Low density residential opportunities and their associated lifestyle are scarce resources that are 

sustained only by our willingness to protect that quality of life opportunity for residents who have 

previously made that lifestyle choice and for future residents seeking that lifestyle. 

 

To maintain Farm and Forest 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. The grouping of more than four residential units sharing 

the same ingress/egress onto a County or state roadways shall not occur on rural property in this category. 

All property subdivided in this category must provide for adequate contiguous Resilient Land to support 

either two independent conventional septic fields or one replaceable mound system, sufficient space for 

buildings traditionally associated with this type use must also be available. In addition, public roadways 

shall not experience less than the Monroe County Level of Service standard designation which exists at 

the time this Plan is adopted as a result of subdivision. Roadways classified as state Highways, major 

collectors, or local arterials are exempt from this requirement. 

 

 

  



FINDINGS OF FACT - Subdivisions 

850-3 PURPOSE OF REGULATIONS  

 

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

 

 Findings: 

 The petition site is zoned Agricultural/Rural Reserve (AG/RR); 

 Minimum lot size in AG/RR is 2.5 acres; 

 Proposed Lot 1 contains a residential storage structure; 

 Proposed Lot 2 contains a Single Family Residence and Accessory Structure; 

 Proposed Lot 3 contains a Single Family Residence and Accessory Structures;  

 Proposed Lot 4 contains an unpermitted structure which is being used a dwelling; 

 The intended use is single family residential, which is permitted in the Agricultural/Rural 

Reserve (AG/RR) zoning district; 

 Proposed lots will have access to W Wolf Mountain Road; 

 

(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:  

 See findings under (A); 

 The recommended Comprehensive Plan Land Use for the site is Farm and Forest. The 

proposed subdivision’s character is consistent with the Farm and Forest designation; 

 The proposed subdivision is located off of W Wolf Mountain Road, a Local Road;  

 Approval of the subdivision would create four (4) lots that meet or exceed development 

standards for the zoning designation; 

 

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

spaces. 

 

Findings:  

 See findings under (A) and (B). 

 Further subdivision of the parent parcel would be difficult due to steep slopes and access; 

 Septic permit applications have been approved; 

 Proposed Lot 4 is in violation with the Health Department; 

 Driveway permit applications have been submitted and approved with conditions by the 

Highway Department; 

 There is no evidence the site is located on sensitive lands or contains FEMA Floodplain; 

 

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

through reasonable design standards. 

 

Findings: 

 See findings under (A),(B), and (C); 

 The adjacent properties appear to be mostly used for residential and agricultural purposes; 

 

(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). 

 

 Findings:  

 See findings under (A), (B), (C), and (D). 

 

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

 

(1) 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; 

  

(2) 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. 

 

(3) To provide public access to land boundary records. 

 

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.   

 



EXHIBIT 1: Preliminary Plat  

 



 

 



EXHIBIT 2: Drainage Easements  

Requested by Terry Quillman, MS4 Stormwater Coordinator, Highway Department. 

 
  



EXHIBIT 3: Driveway Permit Applications  

 



 
  





  



EXHIBIT 4: Health Department Violation  

 
 

 



 



MONROE COUNTY PLAT COMMITTEE              October 17, 2019   
PLANNER             Tammy Behrman 

CASE NUMBER   1908-SMN-06 Melvin Stewart Minor Subdivision Preliminary Plat 

o Utility Waiver 

PETITIONER  Stewart, Melvin T & Lizabeth A Albright c/o Deckard Land Survey 
ADDRESS            4285 E Stipp RD 

REQUEST          Preliminary Plat to subdivide one (1) parcel into two (2) Lots 

ZONE    Agriculture / Rural Reserve (AG/RR); ECO Area 1,2,3 

ACRES   131.7 acres +/- 

TOWNSHIP    Perry 

SECTION    25 & 26 

PLAT   n/a 

COMP PLAN   

DESIGNATION   Farm and Forest 

   

EXHIBITS  

1. Preliminary Plat 

2. Petitioner’s Utility Waiver Findings 

 

RECOMMENDATION   

Approve the Minor Subdivision Preliminary Plat and utility waiver, based on the findings of fact, subject 

to the Monroe County Public Works Department Reports with the following condition: 

1. Submit septic permits for both lots. 

 

BACKGROUND/DISCUSSION 

The petition site totals 131.7 +/- acres and was deemed one lot of record though it is in five assessed 

parcels. The petitioner is proposing to create one 37.09 acre (Lot 2) for the existing residence and the 

remaining 94.65 acres (Lot 1) to be used for single family residential purposes. A utility waiver is being 

requested for this petition for 93 linear ft and for future development. Each proposed lot meets all design 

standards within the Monroe County Zoning Ordinance for the Agriculture / Rural Reserve (AG/RR) 

Zoning District and Environmental Constraints Overlay. There are 100’ setbacks from the perennial 

streams per Chapter 825-3(B). 

 

LOCATION MAP  
The site is located at 4285 E Stipp RD 

in Section 25 & 26 of Perry Township.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

ADJACENT USES / ZONING 

The property is zoned Agriculture / Rural Reserve (AG/RR). Adjoining properties are zoned Agriculture / 

Rural Reserve (AG/RR) or Conservation Residential (CR). Nearby uses are primarily residential and 

agricultural/forest. The petition site spans through the Environmental Constraints Overlay for Areas 1, 2, 

and 3 for Lake Monroe. 

 

  



SITE CONDITIONS  
The site has one primary residence (construction date unknown), pole barn, detached garage and small 

sheds. The majority of the site is forested land with a perennial stream running west to east towards Lake 

Monroe that is located about 0.5 miles to the east. The property has areas of slopes less than 15 percent 

classifying it as Buildable Area (see Exhibit 1). There are no visible karst features on the property. There 

is no FEMA floodplain on the petition site. The southern portion of the site drains to the south and east 

and the northern portion of the lot drains to the north and east into Lake Monroe. 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

INFRASTRUCTURE 
Lot 1 requires a septic permit. Lot 2 has a septic system, permit not on file with Planning currently. 

Driveway permits have been submitted and are pending approval per the Highway Department.  

 

Sidewalks were not required. There is a tree preservation area near the survey stone between Section 25 

and Section 26 on Lot 1 for the street tree requirement.  

 

The right of way dedication will be 35’ due to the Minor Collector status provided by the Monroe County 

Thoroughfare Plan. 

 

A waiver has been requested to not bury all utilities as required under 856-41. 

 

 

 

 



SITE PHOTOS  

Figure 1. Facing east: 

view of the existing 

driveway for Lot 2 at E 

Stipp RD. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2. Facing west: 

view E Stipp RD 

where the perennial 

stream cross under the 

road. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Figure 3. Facing 

east: view of the 

existing residence 

and accessory 

structures. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 4. Facing west; 

view of the proposed 

Lot 1 ingress/egress 

easement over Lot 2. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Figure 5. Facing south: 

view of the merged 

stream on the southside 

of E Stipp Road. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 6. Pictometry view of petition site from 2017, facing north. 

 

 

 

 

 

 



COMPREHENSIVE PLAN DISCUSSION 

The petition site is located within the Farm and Forest Comprehensive Plan designation which states: 

 

Farm and Forest Residential 

Much of Monroe County is still covered 

by hardwood forests, in no small part 

because of the presence of the Hoosier 

National Forest, Morgan-Monroe State 

Forest, Army Corps of Engineers 

properties, and Griffy Nature Preserve. 

Much of the low lying floodplains and 

relatively flat uplands have been farmed 

for well over 100 years. These areas are 

sparsely populated and offer very low 

density residential opportunities because 

of both adjoining Vulnerable Lands and 

the lack of infrastructure necessary for 

additional residential density. This 

category encompasses approximately 

148,000 acres including about 40,000 

acres of our best agricultural property 

located primarily in the Bean-Blossom 

bottoms and western uplands of Richland 

Township and Indian Creek Township. It 

includes private holdings within the state 

and federal forests. 

 

Farm and Forest Residential also includes the environmentally sensitive watersheds of Monroe Reservoir, 

Lake Lemon, and Lake Griffy and several other large vulnerable natural features in Monroe County. 

There are approximately 78,000 acres of watershed area in this portion of the Farm and Forest Residential 

category. These natural features provide a low density residential option while protecting the lakes and 

the water supply resources of the County. The Farm and Forest areas comprise most of the Vulnerable 

Land in Monroe County. 

 

A low residential density is necessary in order to protect associated and adjoining Vulnerable Lands and 

to sustain particular “quality of life” and “lifestyle” opportunities for the long-term in a sparsely 

populated, scenic setting. With a few exceptions like The Pointe development on Monroe Reservoir, these 

areas do not have sanitary sewer services and have limited access on narrow, winding roadways. Those 

portions not already used for agriculture are usually heavily forested and have rugged topography. They 

offer unique and sustainable residential opportunities that cannot be replaced. 

 

In reviewing rezoning, subdivision and site development proposals, the County Plan Commission shall 

consider the following: 

- Public services or improvements are not expected for these areas within the horizon of this Plan 

because those improvements require significant investment in roadways, sanitary sewer, private 

utilities, and public services for which County financial resources do not exist. 

- New residential density places additional stress on nearby vulnerable natural features that cannot 

be mitigated by sustainable practices without additional public expense. 

- Low density residential opportunities and their associated lifestyle are scarce resources that are 

sustained only by our willingness to protect that quality of life opportunity for residents who have 

previously made that lifestyle choice and for future residents seeking that lifestyle. 

 

To maintain Farm and Forest 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. The grouping of more than four residential units sharing 

the same ingress/egress onto a County or state roadway shall not occur on rural property in this category. 

All property subdivided in this category must provide for adequate contiguous Resilient Land to support 

either two independent conventional septic fields or one replaceable mound system, sufficient space for 

buildings traditionally associated with this type use must also be available. In addition, public roadways 

shall not experience less than the Monroe County Level of Service standard designation which exists at 

the time this Plan is adopted as a result of subdivision. Roadways classified as state Highways, major 

collectors, or local arterials are exempt from this requirements. 

 

 

FINDINGS OF FACT - Subdivisions 

850-3 PURPOSE OF REGULATIONS  

 

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

 

 Findings 

 The site is currently zoned Agriculture/Rural Reserve (AG/RR); 

 Approval of the subdivision would create one additional residential lot; 

 Approval of the subdivision would result in Lot 1 = 94.65 acres and Lot 2 = 37.09 acres; 

 The proposed use in the subdivision is single family residential; 

 Lot 2 has an existing septic and Lot 1 has applied for a septic permit; 

 There is an existing driveway for Lot 2 and a new driveway proposed for Lot 1. The Highway 

Department has reviewed both and they are pending approval with the approval of the final 

plat; 

 The drainage engineer has approved the drainage easements on the plat; 

 

(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  

 See findings under Section (A); 

 The Comprehensive Plan designates the site as Farm and Forest, which is described in this 

report; 

 The lot sizes proposed meet the Comprehensive Plan principle for Farm and Forest; 

 

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

 

 Findings  

 See findings under Section (A); 

 The surrounding uses are primarily agricultural and residential in nature; 

 The property has a tree preservation are on the plat to meet the street tree requirements; 

 Drainage easements have been placed on the plat and buildable area has been delineated for 

each lot; 

 The proposed subdivision is meeting the Monroe County Zoning Ordinance’s Buildable Area 

requirement; 

 There is a 100’ setback on the plat from either bank of the perennial stream per Chapter 825-

3(B); 

 

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

through reasonable design standards. 

 

Findings 

 See findings under Section (A) and (B); 



 The two lots exceed the minimum lot size requirement and other design standards for the 

Agriculture / Rural Reserve (AG/RR) Zoning Designation; 

  

(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). 

 

 Findings  

 See findings under Sections (A), (C), and (D); 

 Buildable area has been delineated on the plat; 

 

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

 

(1) 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.   

 

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

 

 Findings: 

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

locate the parcel. The petitioner has provided staff with a copy the recorded deed of the petition 

site; 

 

(3) to provide public access to land boundary records. 

 

 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;   

 

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

substantially secure the objectives of these regulations. 

 

FINDINGS OF FACT – OVERHEAD UTILITY WAIVER 

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

856-41 (Utilities), which reads: 

 

All utilities, including but not limited to gas, sewer, electric power, telephone and CATV 

shall be located underground throughout the subdivision.  

 

Existing utility lines located above ground on public roads, rights-of-way or in easements 

serving other property are exempt from this provision.  

 

Existing utility lines servicing residential and residential accessory structures shall be 

removed and placed underground unless waived.  

 



Waivers from these provisions for existing utility lines may be granted subject to the 

waiver modifications in Chapter 850-12, Sections A through D, excluding sections 5, 8, 

and 9. Waivers may be granted via the following process:  

 

1. for Subdivisions of more than 4 Lots by the Plan Commission  

2. for Subdivisions of 4 Lots or Less by the Plat Committee  

 

All utility lines and other facilities existing and proposed throughout the subdivision shall 

be shown on the preliminary plat. Underground service connections to the street property 

line of each platted lot shall be installed at the Subdivider's expense. At the discretion of 

the Commission, the requirement for service connections to each lot may be waived in 

the case of adjoining lots that are to be retained in single ownership and that are to be 

developed for the same primary use. 

 

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 petitioner has requested an overhead utility waiver for the existing overhead utility line that 

requires approximately 93’ of existing electric line on proposed Lot 2 and all future development 

to be buried; 

 Findings for the utility waiver request were submitted by the petitioner (Exhibit 2); 

 The above ground electric line requires undergrounding, as per 856-41;  

 There is a perennial stream running west to east through the petition site that must be traversed 

to reach any of the buildable area on Lot 1; 

 It would be difficult to bury electric utilities under the perennial stream and adjacent floodplain; 

 The stream is in the Environmental Constraints Overlay for Lake Monroe and has a 100’ 

setback for structures; 

 

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 Section 1; 

 The Subdivision Control Ordinance calls for utilities to be placed underground in all 

subdivisions, except on public roads and rights-of-way or or in easements serving other property;  

 The Subdivision Control Ordinance provides the following definitions related to easements and 

right of way:  
 
852-2. Definitions 

 

Easement.  

A right of use over designated portions of the property of another for a clearly specified purpose. 

 

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:  



 See findings under Section 1; 

 Occupants of the petition site served by the overhead utility will continue to be serviced 

regardless of the location of the lines above or below ground; 

 Advantages and disadvantages exist in undergrounding electric lines both of which involve safety 

hazards; 

 The installation of infrastructure is allowed within the Environmental Constraints Overlay 

riparian area setback distance; 

 Future utilities for Lot 1 will have to traverse a perennial stream that empties into Lake Monroe 

approximately 0.5 miles from the lake; 

   

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; 

 Waiver approval would permit existing conditions to persist;   

 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:  

 Not Applicable per 856-41; 

 

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

regulations; 

 

Findings:  

 See findings under Sections 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:  

 See findings under Sections 1 and 3; 

 The improvement is required due to the proposed subdivision of the property; 

 The Subdivision Control Ordinance calls for utilities to be placed underground in all subdivisions 

– existing utility lines located above ground on public roads, rights-of-way or in easements 

serving other property are exempt from this provision; 

 Existing utility lines servicing residential structures shall be removed and placed underground 

unless waived for existing and future structures; 

 Occupants of the petition site served by the overhead utility lines will continue to be serviced 

regardless of the location of the lines above- or below ground; 

 

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

and, 

 

Findings:  

 Not Applicable per 856-41; 

 

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



 

Findings:  

 Not Applicable per 856-41; 

 

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

substantially secure the objectives of these regulations. 

EXHIBIT 1: Preliminary Plat (page 1 of 2) 

 
 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

Preliminary Plat (page 2 of 2) 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

Plat with contours 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 



EXHIBIT 2: Petitioner’s Utility Waiver Findings 
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