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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      

November 21, 2019 

4:00 pm 

 

REGULAR MEETING 

 

OLD BUSINESS:   

1. 1906-SPP-01 Southern Meadows Major Subdivision Preliminary Plat.  

Plat Vacation Requested. 

Final Hearing.  

Ninety-three (93) parcels on 39.1 +/- acres in Sections 20 & 21 of Perry Township at 

S Rogers ST and S College DR (Parcel #s: 53-08-20-100-055.002-008 & 53-08-21-

200-108.002-008). 

 Zoned MR. 

 ***CONTINUED BY STAFF*** 

 

NEW BUSINESS: 

1911-SPP-04 Highland Park Estates Phase IV and V Major Preliminary Plat PAGE 3 

Road Width Waiver Request. 

 Plat Committee Recommendation. 

 Thirty-six (36) parcels on 15.64 +/- acres in Section 13 of Richland Township at 

4300 block of W Emma DR. (Parcel #: 53-04-13-400-052.000-011). 

 Zoned MR. 

 

1911-SSS-15 Jones Sliding Scale Subdivision Preliminary Plat   PAGE 37 

 Two (2) parcels on 78.7 +/- acres in Section 7 of Bloomington Township and 

Section 12 of Richland Township at 5569 N Maple Grove RD (Parcel #s: 53-04-12-

100-007.000-011; 53-04-12-400-001.000-011; 53-05-07-200-004.000-004). 

 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 PLAT COMMITTEE             November 21, 2019 

PLANNER             Tammy Behrman 

CASE NUMBER   1911-SPP-04, Highland Park Estates, Phase IV & V Major Preliminary Plat –Refile 

o Road Width Waiver Request 

o Waiver of Second Hearing Request 

PETITIONER  Highland Park Estates LLC in care of Bynum Fanyo & Associates, Inc. 

ADDRESS            4300 block of N Emma Drive 

REQUEST          Major Subdivision Preliminary Plat to subdivide 1 parcel into 36 parcels 

ZONE    Medium Density Residential (MR) 

ACRES   15.64 acres +/- 

TOWNSHIP    Richland 

SECTION    13 

COMP. PLAN   

DESIGNATION   MCUA Suburban Residential, MCUA Phase II – Neighborhood Development (N2) 

   

EXHIBITS  

1. Highland Park Estates IV and V Major Subdivision Preliminary Plat 

2. Highland Park Estates Phase III Major Subdivision Final Plat 

3. Staff Results Letter for Petition 1705-SPP-02 

4. Staff Report for Petition 1705-SPP-02 

 

RECOMMENDATION 

Staff recommendation is to approve the Major Subdivision Preliminary Plat and Road Width Waiver, based 

on the findings of fact and subject to the Monroe County Highway Department and Drainage Engineer 

reports, and the following conditions: 

1. Plat revisions as per County Surveyor’s Office, dated 7/31/2017, shall be 

completed prior to final platting. 

2. Existing road sections/stubs of N Emma Drive and W Denise Dr, from the 

intersections with N Centennial Drive to the proposed road connections, must be 

suitably improved as per Chapter, 856-11, in their respective phases, and design 

and associated cost estimates shall be included in the construction plans and final 

plat approval. 

3. A written commitment shall be recorded that should the Homeowners’ Association 

not be operational the responsibility for the operation and maintenance of the 

detention basins would fall to the owner of those lots. 

 

SUMMARY 

Highland Park Estates Phase III, IV & V Major Subdivision Preliminary Plat was approved 9/19/2017 by 

the Plan Commission. Preliminary Plats expire two (2) years after approval per Subdivision Control 

Ordinance Chapter 854-7(K) - see Background below. Phase III underwent the final platting process and 

was recorded 6/20/2018 within the two year window (Exhibit 2). The Developer did not request an 

extension for the preliminary plat for Phase IV and V in time and the plat expired. The petitioner is 

requesting approval for the Highland Park Estates IV and V Major Subdivision Preliminary Plat (Exhibit 

1) to be able to continue work that is required for final platting. There are no changes from the original 

request other than Phase 3 does not need to be included since it has been final platted. Exhibit 3 is the results 

letter sent by staff with all of the conditions of approval that were worked out by staff and the Plan 

Commission originally. Additionally, the original Plan Commission staff report from 9/19/2019 is attached. 

NOTE: N Emma Drive was formerly called N Josephine Drive which was formerly N Highland Drive. 
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BACKGROUND 

Chapter 854-7(K) states the following: 

 Unless extended, preliminary approval shall be effective for a period of two (2) years ("preliminary 

approval period") after the date of preliminary approval (including conditional approval), at the 

end of which time final approval of the subdivision must have been obtained by the Applicant and 

certified by the Designated Officials.  Any plats not receiving final approval within the period of 

time set forth herein shall be null and void, and the Applicant shall be required to resubmit a new 

application for subdivision approval subject to the zoning restrictions and subdivision regulations 

in effect at the time of resubmission.  Upon the request of an Applicant and upon a finding that the 

Applicant has been unable to prepare the proposed development for final approval despite due 

diligence, the Commission may extend the preliminary approval period for one two (2) year period 

beyond the expiration date of the original preliminary approval period, without further notice and 

public hearing, or for a longer period of time upon notice to interested parties and hearing. 
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PHASE IV

PHASE V

EXHIBIT 1
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MONROE COUNTY PLAN COMMISSION 
and office of the 
MONROE COUNTY BOARD OF ZONING APPEALS 
501 N. Morton Street, Suite 224 
Bloomington, IN  47404 
Telephone: (812) 349-2560  /  Fax:  (812) 349-2967 
http://www.co.monroe.in.us/tsd/Government/Infrastructure/PlanningDepartment.aspx  

September 20, 2017 

Highland Park Estates LLC 
1900 S Liberty Dr  
Bloomington, IN 47403 
c/o Daniel Butler, Bynum Fanyo 

RE:  Approval of the Highland Park Estates, Phase III, IV and V ‐ Major Preliminary Plat with Road 
Width Waiver 

Dear Mr. Butler, 

This  letter  is  to  inform  you  that  the  Highland  Park  Estates,  Phase  III,  IV  and  V  ‐ Major  Subdivision 
Preliminary Plat petition with Road Width Waiver #1706‐SPP‐02, was granted Preliminary Approval by 
Plan Commission on September 19, 2017 by a vote of 6‐0. The  subdivision approval  is  subject  to  the 
following conditions:  

1. Plat  revisions  as  per  County  Surveyor’s  Office,  dated  7/31/2017,  shall  be
completed prior to final platting.

2. Existing road sections/stubs of N Highland Dr (renamed: N Josephine Dr) and W
Denise Dr, from the intersections with N Centennial Drive to the proposed road
connections,  must  be  suitably  improved  as  per  Chapter,  856‐11,  in  their
respective phases, and design and associated cost estimates shall be included in
the construction plans and final plat approval.

3. A  written  commitment  shall  be  recorded  that  should  the  Homeowners’
Association  not  be  operational  the  responsibility  for  the  operation  and
maintenance of the detention basins would fall to the owner of those lots.

Final approval may not be granted within thirty‐one (31) days of preliminary approval, however you can 
file your application for final approval at any time. The first possible release date of an approved final 
plat, should all requirements be met,  is Monday, October 23, 2017. Should you have any questions or 
need additional information, please feel free to contact me at the number above or by email. 

Sincerely, 

Carly Petersen, AICP 
Senior Planner 
cpetersen@co.monroe.in.us 
Monroe County Planning 

Cc:  Petition File 
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MONROE COUNTY PLAN COMMISSION       September 19, 2017 

PLANNER             Carly Petersen 

CASE NUMBER  1706-SPP-02, Highland Park Estates, Phase III, IV and V - Major Preliminary Plat 

and Road Width Waiver 

PETITIONER  Highland Park Estates LLC in care of Bynum Fanyo & Associates, Inc. 

ADDRESS   4100 block of N Highland Drive 

REQUEST  Major Subdivision Preliminary Plat to subdivide 1 parcel into 63 parcels 

ZONE   Medium Density Residential (MR) 

ACRES  24.12 acres +/- 

TOWNSHIP    Richland 

SECTION   13 

COMP. PLAN  

DESIGNATION  MCUA Suburban Residential, MCUA Phase II – Neighborhood Development (N2) 

EXHIBITS 

1. Highland Park Estates, Phase III, IV and V Major Subdivision Preliminary Plat – Updated 9/14/17

2. Town of Ellettsville – Water Capacity Letter

3. Eastern Richland Sewer Corporation – Sewer Capacity Letter

4. Centennial Park – Proposed adjacent 78-lot subdivision to the north in Town of Ellettsville jurisdiction

5. Highland Park Estates map with Centennial Park to North

RECOMMENDATION 

Staff recommendation is to approve the Major Subdivision Preliminary Plat and Road Width Waiver, based 

on the findings of fact and subject to the Monroe County Highway Department and Drainage Engineer 

reports, and the following conditions: 

1. Plat revisions as per County Surveyor’s Office, dated 7/31/2017, shall be completed prior to final

platting.

2. Existing road sections/stubs of N Highland Dr (renamed: N Josephine Dr) and W Denise Dr, from

the intersections with N Centennial Drive to the proposed road connections, must be suitably

improved as per Chapter, 856-11, and design and associated cost estimates shall be included in the

construction plans and final plat approval.

PLAT COMMITTEE 

The Plat Committee heard the petition at its regular meeting on July 20, 2017 and forwarded the petition to 

Plan Commission with no recommendation, by vote of 5-0. 

BACKGROUND 

The petition site is one 24.12 +/- acre parcel located in Richland Township and gains access to N Centennial 

Dr via N Highland Dr and W Denise Dr, which are classified as local roads. The site currently contains one 

barn and is primarily farm and forest areas. The preliminary plat proposes the subdivision of the site into 

63 lots, comprising 61 single-family residential use lots and 2 common area lots for conservation and 

drainage. 

The property is zoned Medium Density Residential (MR) under Chapter 802 of the Monroe County Zoning 

Ordinance. The proposed lots meet the area and density provisions for the MR district. The minimum lot 

size is 0.21 acres, and the minimum lot width at building line is 60’ in the MR district. 

Eastern Richland Sewer Corporation has provided a sewer capacity letter. The Town of Ellettsville has 

provided a water capacity letter indicating that they are able to provide water service. 

The petitioner has provided the required sidewalks and street trees on the preliminary plat. 

The road width waiver request pertains to the reduced width of roadway, curb and gutter as approved by 

EXHIBIT 4
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the Monroe County Highway Engineer. The reduced width deviates from the required design in the 

Subdivision Control Ordinance. 

Drainage for this project is reviewed by the Monroe County Stormwater Services MS4 Coordinator, and 

also by the Monroe County Drainage Board at their meeting on August 2, 2017. The final grade and layout 

of stormwater utilities are required to meet Storm Water Management code requirements, in additional to 

Subdivision Control requirements pertaining to drainage. There is no FEMA floodplain present on the site. 

There are approved preliminary plans for a 78-lot subdivision on the property to the immediate north, which 

is in the Town of Ellettsville jurisdiction (Centennial Park). The subdivisions will connect via the current 

proposed road locations. Also the Town of Ellettsville recently annexed Highland Park Estates Lot 15 in 

the northeast corner of the cul-de-sac at the north end of N Centennial Drive. There is a proposed road 

connection in the Town of Ellettsville jurisdiction that would connect N Centennial Drive across this lot 

into the proposed subdivision to the north (see Exhibit 3). As of July 13, 2017, this connection is under 

construction. 

WAIVER FROM ROAD WIDTH DESIGN STANDARD 

The Subdivision Control Ordinance has one design option for 

urban local roads (see left). The cross-section does not 

incorporate sidewalks into the design. The urban guideline 

requires a 31’ wide road with 2’ curb and 2’ gutter (total 39’ 

wide), in a 50’ wide right-of-way.  

The County Highway Engineer has recommended a lesser standard than the Subdivision Control, with 

narrower 26’ road and 2’ curb and gutter (total 30’ wide) to accommodate on-street parking and meet 

County Highway standards. The right-of-way also includes a 6’ seeded area (that also serves as an 

underground utility corridor for gas & water), and the required 4’ wide sidewalks, in a 50’ wide right-of-

way.  

The figure below is the recommended road width to be used throughout the subdivision and is shown on 

Sheet 2 of the plat. 
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ROAD NAMES 

There are 3 named roads in the proposed subdivision: 

1) N Josephine Drive - to be changed from N Highland Drive.

On June 29, 2017, the Bloomington-Monroe County Addressing Coordination Task Force

discussed the renaming of N Highland Drive. The road will be renamed through the preliminary

plat approval process. The reason for the road renaming is the duplicate-named Highland Avenue.

The new name is N Josephine Drive.

N Highland Drive currently has 5 lots addressed on it. These 5 lots will be readdressed, and there 

will be an additional 28 new lots that may use N Josephine Drive for an address. 

N Josephine Drive is a stubbed to the property to the south of W Cheryl Drive and is proposed to 

connect to N Centennial Drive to the North. 

2) W Denise Drive

There will be up to 21 new lots addressed on W Denise Drive. This road will connect between N

Centennial Drive and N Josephine Drive.

3) N Hull Drive

There will be a new road named N Hull Drive connecting to the north property boundary and ending

in a cul-de-sac. The Town of Ellettsville has jurisdiction of the neighboring property to the North,

where there is currently an approved preliminary plat for 78 additional lots (Centennial Park). This

road will connect to that subdivision. There will be up to 17 new lots addressed on this new road.
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LOCATION MAP  

The site is located in Section 13 of Richland Township, Parcel #: 53-04-13-400-052.000-011. 
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SITE CONDITIONS  
The site contains a barn (near Denise Drive) and is farm and forest. Access to N Centennial Dr is via N 

Highland Dr and W Denise Dr, these are all local roads in the Thoroughfare Plan. N Centennial Drive 

connects into W State Road 46 and N Smith Pike. The site is bordered by Town of Ellettsville to the North.  

 

The Town of Ellettsville recently annexed Highland Park Estates Lot 15 in the northeast corner of the cul-

de-sac at the north end of N Centennial Drive. There is a planned road connection in the Town of Ellettsville 

jurisdiction that will connect N Centennial Drive across this lot into the proposed subdivision to the north 

(see Exhibit 3). 

 

There is no FEMA Floodplain on the site. There does not appear to be karst present on the property. Areas 

of elevation to the east and south are soil stockpiles. The slope map is shown below. 

 

 

 

 

 

 

 

LOT 

15 

14
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SITE PICTURES 

 

 
Figure 1.  Facing north; stub at north end of N Highland Drive. 

 

 
Figure 2. Facing west; homes in Phase II (Cheryl Drive), drainage easement area, and south lot line. 
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Figure 3.  Facing northwest; barn near east end of W Denise Dr. 

 

 
Figure 4. Facing east; intersection of N Centennial Dr and N Highland Dr. 
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Figure 5. Facing north, birdseye view of north side of property. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 6. Facing north, birdseye view of south side of property. 
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ADJACENT USES / ZONING 

The site is zoned Medium Density Residential (MR). Neighboring properties are zoned MR, Low Density 

Residential (LR) and Estate Residential (ER). The Town of Ellettsville borders the property to the North. 

Lot 15 of Highland Park Estates at the north end of N Centennial Drive has recently been annexed into the 

Town of Ellettsville.  

 

The proposed use of the subdivision is single-family residential. Neighboring properties are also single-

family residential, with commercial uses fronting on W State Road 46. 
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INFRASTRUCTURE AND ACCESS  
Access to N Centennial Dr is via N Highland Dr and W Denise Dr, these are all local roads in the 

Thoroughfare Plan. N Centennial Dr connects to N State Road 46 (Principal Arterial) and N Smith Pike 

(Minor Arterial).  

 

There is a proposed road connection to the north end of the N Centennial Dr cul-de-sac that will ultimately 

connect to Lost Mans Lane, via Ribbon Court. As of July 13, 2017, this connection is under construction. 

 

The petitioner has provided the required sidewalks and street trees on the preliminary plat.  

 

The road width waiver request pertains to the reduced width of roadway, curb and gutter as recommended 

by the Monroe County Highway Engineer. The reduced width deviates from the required design in the 

Subdivision Control Ordinance 

 

Eastern Richland Sewer Corporation has provided a sewer capacity letter. The Town of Ellettsville has 

provided a water capacity letter indicating that they are able to provide water service. 

 

All new utilities are required to be located underground throughout the subdivision. Utilities easements are 

provided in front yards at 20’ width as required by ordinance. The sewer location is not in the right-of-way, 

although Chapter 856-39(E) states that sanitary sewers shall be located within street or alley rights-of-way 

unless topography dictates otherwise. The sewer will be located in the utility or sanitary sewer easements. 

 

Drainage for this project is reviewed by the Monroe County Stormwater Services MS4 Coordinator, and 

also by the Monroe County Drainage Board at their meeting on August 2, 2017. The final grade and layout 

of stormwater utilities are required to meet Storm Water Management code requirements, in additional to 

Subdivision Control requirements pertaining to drainage. There is no FEMA floodplain present on the site. 

 

 

COMMON AREAS 

There are two lots that are designated as common areas. Lot 35 is 2.49 acres and Lot 111 is 0.73 acres. 

These areas are shown on the plat in conservation and/or drainage easements. Bioretention areas are present 

on both common areas. There is also a bioretention area platted in Phase 2 of Highland Park Estates on Lot 

112 that serves Phase III of this subdivision. The plat contains a covenant that the maintenance of common 

areas are the shared responsibility of the home owner’s association.   
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 COMPREHENSIVE PLAN DISCUSSION 

 

The petition site is located in the Suburban Residential district in Monroe County Urbanizing Area of the 

Monroe County Comprehensive Plan.  

5.1.2 Suburban Residential 

Suburban residential includes existing low- density single-family subdivisions and isolated multi-family 

apartment complexes. Different housing types are typically segregated, with multiple buildings having a 

similar or identical appearance. This development type is not recommended for extensive application 

beyond existing or currently planned developments. 

In some locations, it may be appropriate to extend this development pattern if it is directly adjacent to 

existing Suburban residential subdivisions as an appropriate way to coordinate with those neighborhoods. 

However, the conservation community land use category offers a more appropriate alternative to the 

conventional suburban subdivision that balances the desire for non-urban living while also preserving 

rural character. The following guidelines should be considered if new suburban-style developments are 

approved; they also provide considerations for potential retrofitting of public infrastructure within 

existing neighborhoods. 

 A. Transportation 

Streets 

Suburban residential subdivisions are auto-oriented by design. To the extent possible, this approach to 

residential development should be de-emphasized within the Urbanizing Area to prevent continued 

expansion of isolated “leap- frog” subdivisions and sprawl development patterns that require continued 

reliance on the automobile. New Suburban residential streets should be designed to encourage 

interconnectivity to and through the neighborhood and to surrounding subdivisions. Cul-de-sacs should be 

discouraged unless necessary due to topographic or environmental constraints. Streets are typically 

designed with curb and gutter, but may also be designed to accommodate surface runoff with open street-

side swales or ditches. 

Bike, pedestrian, and Transit modes 

Sidewalks and/or shared use paths should be provided on all streets, with connections to larger pedestrian 

and bicycle systems. Sidewalk retrofits in existing subdivisions should be considered after thorough 

consultation with and support from existing residents. 

Given their remote location and low-density development pattern, opportunities to serve Suburban 

residential neighborhoods with public transportation are limited. Expansion opportunities for rural Transit 

routes should be explored, with pick-up locations considered near entries to subdivisions. 

B. Utilities 

Sewer 

New development should be served by the public sewer system. Localized package systems for individual 

residential subdivisions should be discouraged. Retrofit and tie-ins should be encouraged for older 

neighborhoods on septic. 

Power 

Overhead utility lines should be buried within subdivisions. Where possible, existing overhead lines along 

arterial frontages should also be buried. 

Communications 

Communications needs will vary within the suburban residential developments, but upgrades to 

infrastructure should be a key consideration for future development sites. Creating a standard for 

development of communications corridors should be considered to maintain uniform and adequate 
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communications capacity. 

C. Open space 

Park Types 

Many of the older suburban subdivisions in the Urbanizing Area were developed without dedicated open 

space. New developments, such as Stone chase, include platted open space reserves; these generally 

function to preserve natural features such as streams and tree stands, or to provide space for stormwater 

retention ponds. However, subdivisions are not currently required to provide usable park space, with the 

exception of voluntary cluster subdivisions. All new residential subdivisions should be designed to 

include neighborhood parks and/or greenways as a community amenity. 

Urban Agriculture 

Private residential gardens and local community gardens should be encouraged within commonly 

maintained open space areas or via conversion of undeveloped lots in established neighborhoods. 

D. Public Realm Enhancements 

Lighting 

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

streets may be lighted, but lighting may be not be necessary in all low-density subdivisions. 

Street/Site furnishings 

Suburban residential neighborhoods typically have few street furnishings beyond street lamps. 

E.  Development Guidelines 

Open Space 

A minimum of 5% of total site area for new developments should be set aside for publicly accessible and 

usable open space areas. Open spaces may be designed as formal park settings or informal, naturalized 

reserve areas. Natural areas should be accessible with trails or paths where appropriate. if not accessible, 

additional open space area should be provided. Likewise, open space areas may include stormwater 

management features, but should not be dominated by large retention ponds with no additional 

recreational space. 

Parking Ratios 

Parking for single-family homes is typically accommodated on individual lots. On-street parking should 

also be permitted. 

Site Design 

Reverse frontage lots should be avoided. Homes should not back onto arterial or collector streets. 

Building form 

Modern suburban single-family construction has trended in two directions: either overly simplified (e.g. 

blank, windowless side facades) or overly complex (e.g. complicated building massing and roof forms). 

Homes should have recognizable forms and detailing appropriate to the architectural style, with an 

emphasis on “four-sided architecture”. Garages doors should not dominate the front facade; ideally 

garages should be set back from the front facade and/or side-loaded. 

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 
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maintain affordability, but special attention should be paid to material specifications and installation 

methods to ensure durability and aesthetic quality. 

Private Signs 

Subdivision entry signs should be integrated into high-quality landscape designs. 
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Monroe County Urbanizing Area Plan Phase II: Neighborhood Districts 

 

Neighborhood Districts are intended to accommodate a wide variety of primarily residential uses, 

housing types, densities and neighborhood development contexts. 

 

Neighborhood Development (N2) 

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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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 zoned Medium Density Residential (MR); 

 The site currently contains one barn and is primarily farm and forest areas; 

 Approval of the subdivision of the site would create sixty-three (63) lots that meet the design 

standards required by the Monroe County Zoning Ordinance; 

 Sixty-one (61) of the proposed lots are for single-family residential use; 

 Two (2) of the proposed lots are common area lots for conservation and drainage; 

 The subdivision has three proposed phases; 

 The subdivision appears to conform to all Major Subdivision ordinance requirements, with the 

exception of the road width requirement; 

 Roads will meet all required street standards in Chapter 856 of the Monroe County Subdivision 

Control Ordinance, with the exception of the required street cross-section, for which a waiver 

has been requested; 

 The County Highway Engineer has reviewed the plans and requested the street cross-section 

to be designed as shown on Sheet 2 of the preliminary plat; 

 Sidewalks that are 4’ wide are proposed throughout the subdivision, on both sides of streets, as 

required; 

 Street trees total 74 in number and are proposed throughout the subdivision, and located within 

5’ of the right-of-way, as required; 

 Drainage for this project is reviewed by the Monroe County Stormwater Services MS4 

Coordinator, and  was also heard by the Monroe County Drainage Board at their meeting on 

August 2, 2017; 

 There is no FEMA Floodplain present on the site; 

 Eastern Richland Sewer Corporation has provided a sewer capacity letter; 

 The Town of Ellettsville has provided a water capacity letter indicating that they are able to 

provide water service; 

 Utilities will be underground throughout for electric, sewer, water and telephone; 

 The Ellettsville Fire Department had no comments on the plans; 

 

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

Plan and related policies, objectives and implementation programs. 

 

 Findings  

 The Comprehensive Plan designates the site as a Suburban Residential district in the Monroe 

County Urbanizing Area Plan; 

 The Plan states it may be appropriate to extend this development pattern if it is directly adjacent 

to existing Suburban residential subdivisions as an appropriate way to coordinate with those 

neighborhoods; 

 Monroe County Urbanizing Area Plan Phase II proposed zoning for the site as Neighborhood 

Development (N2); 

 The N2 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; 

 The proposed sidewalks are consistent with the Monroe County Alternative Transportation and 

Greenways System Plan; 

 See findings under Section A; 

 

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

 Two (2) of the proposed lots are common area lots for conservation and drainage; 

 The total acreage in common areas is 3.22 acres or 13% of the overall site; 

 The proposed common areas are for conservation and drainage/bioretention; 

 There is no defined usable park space on the plans; 

 The proposed use of the subdivision is single-family residential; 

 Surrounding uses area also single-family residential;  

 See findings under Section A; 

 

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

through reasonable design standards. 

 

Findings 

 The site is zoned Medium Density Residential (MR); 

 Surrounding properties are zoned MR, Low Density Residential (LR) and Estate Residential 

(ER); 

 Approval of the subdivision would create sixty-three (63) lots that meet the design standards 

for the zoning designation MR; 

 The average lot size within a quarter square mile is 1.36 acres, there are only 5 lots in this 

radius greater than 10 acres, the majority of lots are less than one acre; 

 The proposed subdivision is within proximity and has access to shopping, schools, roads, 

utilities and fire protection; 

 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  

 There is a road connection under construction at  the north end of the N Centennial Dr cul-de-

sac that will ultimately provide a connection to Lost Mans Lane; 

 There are conservation easements shown on the plat; 

 The total acreage in common areas is 3.22 acres or 13% of the overall site; 

 Bioretention areas are designed into common areas; 

 See findings under Sections A & C; 

 

(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 
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petition site. County Surveyor has also reviewed the plat for survey accuracy. 

 

(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.   

 

 

FINDINGS OF FACT – WAIVER OF ROAD WIDTH REQUIREMENT   

The petitioner has requested a waiver from the Streets: Design Standards Requirement outlined in in 856-

22(C) which reads: 

 
(C) Approved street cross-section drawings are set forth in Appendix 856-1 to these regulations  

 

 

 

 

 

 

 

 

 

 

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 subdivision appears to conform to all Major Subdivision ordinance requirements, with the 

exception of the road width requirement; 

 Roads will meet all required street standards in Chapter 856 of the Monroe County Subdivision 

Control Ordinance, with the exception of the required street cross-section, for which a waiver 

has been requested; 

 The County Highway Engineer has reviewed the plans and requested the street cross-section 

to be designed as shown on Sheet 2 of the preliminary plat; 

 Access to N Centennial Dr is via N Highland Dr and W Denise Dr, these are all local roads in 

the Thoroughfare Plan; 

 N Centennial Dr connects to N State Road 46 (Principal Arterial) and N Smith Pike (Minor 

Arterial); 

 The Subdivision Control Ordinance urban local road guideline requires a 31’ wide road with 

2’ curb and 2’ gutter (total 39’ wide), in a 50’ wide right-of-way; 

 The County Highway Engineer has recommended a lesser standard than the Subdivision 

Control, with narrower 26’ road and 2’ curb and gutter (total 30’ wide) to accommodate on-

street parking and meet County Highway standards; 

 The right-of-way also includes a 6’ seeded area (that also serves as an underground utility 

corridor for gas & water), and the required 4’ wide sidewalks; 

 The proposed roads meet the minimum right of way width required for local roads at 50’; 

 The existing roads in Highland Park Estates Ph II are 24’ wide with 2’ curb and gutter in a 50’ 

right-of-way;; 
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 The proposed roads in Centennial Park subdivision in Town of Ellettsville located to the north 

of the site are 24’ wide with 2’ curb and gutter in a 50’ right-of-way; 

 The subdivision road width standard will be wider and a better design than in the surrounding 

subdivisions; 

 The reduced width deviates from the required design in the Subdivision Control Ordinance 

with the direction of the Monroe County Highway Department; 

 

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 Monroe County Thoroughfare Plan that helped establish Monroe County Subdivision 

Control Ordinance was last revised in 1995 and has not been updated, although there are 

revisions to this plan that are pending approval; 

 

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; 

 Sidewalks that are 4’ wide are proposed throughout the subdivision, on both sides of streets, as 

required; 

 All new utilities are required to be located underground throughout the subdivision; 

 Utilities easements are provided in front yards at 20’ width as required by ordinance; 

 The highway and drainage engineers’ recommendations and modifications will result in road 

and stormwater designs deemed adequate to accommodate the delivery of government services 

that would not compromise public safety, health, or welfare; 

 The Ellettsville Fire Department had no comments on the plans; 

   

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; 

 An earlier phase of this development, Highland Park Estates Phase II, was approved with a 

narrower road width of 24’; 

 

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

and are not applicable generally to other nearby properties; 
 

Findings:  

 See findings under Section 1 & 2; 

 

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

regulations; 

 

Findings:  

 See findings under Section 1; 

 

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; 
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Findings:  

 See findings under Section 1; 

 

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

and, 

 

Findings:  

 See findings under Section 1;  

 The reduced width deviates from the required design in the Subdivision Control Ordinance 

with the direction of the Monroe County Highway Department; 

 

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

 

Findings:  

 See findings under Section 1; 

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

substantially secure the objectives of these regulations. 
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EXHIBIT 1:  Highland Park Estates, Phase III, IV and V Major Subdivision Prelim. Plat – Pg 1 of 3 
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EXHIBIT 1:  Highland Park Estates, Phase III, IV and V Major Subdivision Prelim. Plat – Pg 2 of 3 
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EXHIBIT 1:  Highland Park Estates, Phase III, IV and V Major Subdivision Prelim. Plat – Pg 3 of 3 
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EXHIBIT 2:  Town of Ellettsville – Water Capacity Letter 
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EXHIBIT 3:  Eastern Richland Sewer Corporation – Sewer Capacity Letter 
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EXHIBIT 4:  Centennial Park - Proposed adjacent 78-lot subdivision to the north in Town of 

Ellettsville jurisdiction 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Petition Site 

located to SE 
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EXHIBIT FIVE: Highland Park Estates map with Centennial Park to North 
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MONROE COUNTY PLAT COMMITTEE            November 21, 2019 

PLANNER Anne Crecelius 

CASE NUMBER 1911-SSS-15 Jones Sliding Scale Subdivision Preliminary Plat  

PETITIONER Jack and Jill Jones, c/o Andy Wilken, Deckard Land Surveying 

ADDDRESS 5569 N Maple Grove Road 

REQUEST Preliminary Plat to subdivide one (1) lot into two (2) lots  

ACRES 78.7 +/- acres 

ZONE AG/RR 

TOWNSHIP Richland & Bloomington Townships 

SECTION 12 & 7 

PLATS Unplatted 

COMP PLAN 

DESIGNATION 

Farm and Forest 

 

EXHIBITS  

1. Preliminary Plat Site Plan 

2. Utility Capacity Letters 

3. MC Highway Dept. Driveway Application Requirements 

 

RECOMMENDATION 

Staff recommends approval based on findings of fact and subject to an approved Driveway Permit 

through the Monroe County Highway Department. 

 

PLAT DECISION 

 No waivers, approval by Plat Committee 

 

SUMMARY 

The petition site is one (1) lot of record made up of three (3) parcel, totaling 78.7 +/- acres. The 

petitioners have proposed subdividing into two (2) lots with no waiver requests. The site is located in 

Section 7 of Bloomington Township and Section 12 of Richland Township. The site maintains frontage 

on N Maple Grove Road, which is classified as a Major Collector road. 

 

The preliminary plat meets all of the subdivision control standards. The petition site currently holds one 

(1) existing Single Family Residence located on proposed Lot 2. A second buildable lot will be created, 

located on proposed lot 1. Proposed lot 1 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; 

 

Septic permits have been approved for both proposed lots. The proposed lots will share a new driveway 

located on proposed lot 1 which will be required to meet conditions listed on the Driveway Application 

(see Exhibit 3). The existing driveway located on proposed lot 2 will be removed. The site has two 

substantial drainages running through the property, which will be placed in a 100’ drainage easement per 

the MS4 Operator’s request. Additionally, one sinkhole located within Buildable Area will be placed in a 

Sinkhole Conservancy Area. The proposed lot dimensions are as follows (see Exhibit 1): 

 

 Proposed Lot Acreages 
 Total Acreage Buildable Area 

Lot 1 73.76 7.88+ 

Lot 2 5.11 1.52 
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LOCATION MAP  

The petition site is one lot of record made up of three (3) parcels (53-04-12-100-007.000-011; 53-04-12-

400-001.000-011; 53-05-07-200-004.000-004). The site is located on N Maple Grove Road in Section 12 

of Richland Township and Section 7 of Bloomington Township.  

 

 
 

 

INFRASTRUCTURE and ACCESS 

Both proposed lots have either an approved septic permit or location. The site has access to Ellettsville 

water and electric is served by SCI REMC. Both proposed lots will have access through a shared 

driveway that will be created on proposed lot 1 (see Exhibit 1 & 3). The existing driveway will be 

removed. 

  

38



 

 

ZONING 

The zoning for the petition site is Agricultural Rural Reserve (AG/RR). The adjacent zoning is also 

AG/RR. The petitioner site use is currently Single Family Residential. 
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SLOPE MAP 

The parcel is 78.7 +/- acres and currently holds an existing SFR on proposed lot 2. Both proposed lots 

contain steep slopes greater than 15% but has adequate Buildable Area that meets the requirements as 

stated in the Subdivision Control Ordinance for Chapter 856-7. 
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SITE CONDITIONS  

The site has an approved septic for the existing SFR on proposed lot 2, and a septic location was 

approved for proposed lot 1. The MS4 Operator requested 100’ Drainage Easements across the petition 

site. Multiple sinkholes were identified across but only one is located within Buildable Area and was 

designated as a Sinkhole Conservancy Area. The DE and SCA are delineated on the preliminary plat 

(Exhibit 1). 
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SITE PICTURES 

 
Photo 1. Proposed lot 2 existing home. 

 

 

 
Photo 2. Proposed lot 2 existing driveway that will be removed. 
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Photo 3. Proposed lot 1. 

 

 
Photo 4. Proposed lot 1. 
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Photo 5. Looking north up N Maple Grove Road from existing driveway on proposed lot 2. 

 

 
Photo 6. Looking south down N Maple Grove Road from existing driveway on proposed lot 2. 
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COMPREHENSIVE PLAN DISCUSSION 

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

Comprehensive Plan states the following for this designation: 

 

 
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. 
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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 requirement. 
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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 

 Approval of the subdivision would subdivide one lot into two (2) lots which will meet all 

design standards; 

 Proposed lot 1, the Parent Parcel, would be 73.76 +/- acres, and proposed lot 2 would be 5.1 

+/- acres; 

 Proposed lots have either an approved septic permit or an approved septic location; 

 Proposed lots 1 and 2 will have shared access through a new driveway on proposed lot 1 off 

of N Maple Grove Rd; 

 Steep slopes are present on both proposed lots but each meets Buildable Area design standard 

requirements; 

 Lot 1, the designated Parent Parcel Remainder, 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;  

 N Maple Grove Road is 18’ wide and meets the width requirement for a Sliding Scale 

Subdivision; 

 45’ of right-of-way will be dedicated along N Maple Grove Rd, a Major Collect 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  

 The Comprehensive Plan designates the site as Farm and Forest, which includes low-density 

single-family subdivisions; 

 The site has access to Ellettsville water, and SCI REMC electric; 

 See findings under Section A; 

 

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

spaces. 

 

 Findings  

 See findings under (A); 

 The proposed use is residential; 

 Structures may not cover more than 65 percent of the lot; 

 The surrounding uses are residential or agricultural; 

 

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

through reasonable design standards. 

 

Findings 

 The property is currently zoned Agricultural Rural Reserve (AG/RR) and is used for Single 

Family Residential; 

 Adjacent properties are zoned Agricultural Rural Reserve (AG/RR) and are used for Single 

Family Residential or agriculture; 
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 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.   
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Jones - Proposed Lot Information 
 Lot 1 - Parent Parcel Lot 2 

Total Acreage 73.76 acres 5.11 acres 

Buildable Area 7.88 + acres of buildable area 1.52 acres of buildable area 

Septic Plat shows permitted septic location Existing permitted septic 

Utility 
Ellettsville water, SCI REMC 

See Exhibit 2. 

Ellettsville water, SCI REMC 

See Exhibit 2. 

Access 

Single/Shared 

Shared driveway with proposed lot 

2. Required to clear brush and cut 

down bank for sight distance. See 

Exhibit 3.  

Shared driveway with proposed 

lot 1. Will REMOVE existing 

driveway. See Exhibit 3. 

ROW Dedication 
45’ of ROW dedicated off of N 

Maple Grove Rd 

45’ of ROW dedicated off of N 

Maple Grove Rd 

Environmental  
Steep slopes present. Designated 

Sinkhole Conservancy Area (SCA) 
 Steep slopes present. 

Structures None 
Existing SFR and accessory 

structures 
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EXHIBIT 1: Petitioner Preliminary Plat 
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EXHIBIT 2: Utility Capacity Letters 
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EXHIBIT 3: MC Highway Dept. Driveway Application Requirements 
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