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A G E N D A 

MONROE COUNTY PLAN REVIEW COMMITTEE 

March 9, 2023 

      5:30 p.m. 

HYBRID MEETING INFO 

IN-PERSON: Monroe Government Center 501 N Morton ST Suite 100 B Bloomington IN 47404 
VIRTUAL LINK: https://monroecounty-

in.zoom.us/j/81947218756?pwd=NmFoWk1BTTNsakREUFBxdUNpYXNxQT09 

ADMINISTRATIVE:  None. 

OLD BUSINESS: None. 

NEW BUSINESS: 

1. REZ-23-1 Lake Lemon Marina Rezone from LB to LB PAGE 3
One (1) 3.14 +/- acre parcel in Benton North Township, Section 35 at 

9554 E North Shore DR, parcel #53-01-35-100-017.000-003. 

Owner: Schell Group, LLC 

Zoned LB. Contact: dmyers@co.monroe.in.us 

1. PUO-23-2

2. PUD-23-2

North Park PUD Outline Plan Amd. #5 Change to Section 8 "Street  

and Alternative Transportation Guidelines"        PAGE 27 
Twenty-four parcels (24) parcel totaling a construction area of 5.1 +/- 

acres in Bloomington Township, Sections 19, 27, & 30 at N Curry Pike 

and W Hunter Valley RD, parcel #53-05-29-200-008.000-005, 53-05-19- 
400-021.000-004, 53-05-19-400-050.004-004, 53-05-20-300-008.000-004, 

53-05-20-300-025.000-004, 53-05-20-300-029.000-004, 53-01-27-890- 
100.000-004, 53-05-19-400-001.000-004, 53-05-19-400-022.000-004, 53- 
05-19-400-022.000-004, 53-05-19-400-044.000-004, 53-05-19-400- 
044.000-004, 53-05-30-100-003.000-004, 53-05-30-100-006.000-004, 53- 
05-30-100-011.000-004, 53-05-29-200-004.000-004, 53-05-30-100- 
001.000-004, 53-05-30-100-002.000-004, 53-05-30-100-007.000-004, 53- 
05-30-100-009.000-004, 53-04-24-100-017.000-011, 53-05-19-400- 
050.002-004, 53-05-19-400-050.003-004, 53-05-19-400-050.000-004. 

Petitioner: Monroe County Redevelopment Commission/Crider & Crider 

Inc.  

c/o Daniel Butler, Bynum Fanyo & Assoc. 

Zoned PUD. Contact: acrecelius@co.monroe.in.us  

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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EXHIBITS 

1. Petitioner Letter

2. As-Built Survey

3. Ordinance 2007-48

4. North Shore Amendment One - Final Plat

5. North Shore Subdivision Improvement Agreement

6. North Shore Amendment Two - Final Plat

7. Letters of Support

RECOMMENDATION TO THE PLAN REVIEW COMMITTEE 

Recommendation to the Plan Review Committee: 

• Staff recommends forwarding a “negative recommendation” to the Plan Commission.

PLAN REVIEW COMMITTEE 

TBD 

MEETING SCHEDULE 

Plan Review Committee – March 9, 2023 

Plan Commission Admin Meeting – April 4, 2023 

Plan Commission Regular Meeting – April 18, 2023 (Preliminary– Waiver of Final Hearing Requested) 

Plan Commission Admin Meeting – May 1, 2023  

Plan Commission Regular Meeting – May 16, 2023 (Final Hearing) 

Board of Commissioners Meeting – TBD  

SUMMARY 

The petition site is one parcel totaling 3.41 +/- acres located in Benton North Township at 9554 E 

Northshore DR. The petitioner is proposing to amend the Zoning Map from Limited Business (LB) to 

Limited Business (LB) with the intention to remove a prior condition of approval from Ordinance 2007-

48. The petitioner’s intention behind the rezone request is to remove the condition of approval related to

requiring a shared driveway with the adjacent properties (see highlighted condition below requested to be 

removed). 

Ordinance 2007-48 (Exhibit 3): 

MONROE COUNTY PLAN REVIEW COMMITTEE        March 9, 2023 

PLANNER Drew Myers 

CASE NUMBER REZ-23-1, Lake Lemon Marina Rezone 

PETITIONER Werner Group LLC c/o Stephen Werner 

ADDDRESS 9554 E Northshore DR, parcel no. 53-01-35-100-017.000-003 

REQUEST Rezone Request from LB to LB (w/ the request to remove the prior rezone 

condition of approval for a shared driveway) 

Waiver of Final Hearing Requested 

ACRES 3.41 +/- acres 

ZONE Limited Business (LB) 

TOWNSHIP Benton North 

SECTION 35 

PLATS Platted; Northshore Final Plat Amendment One 

COMP PLAN 

DESIGNATION 

Rural Residential 
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The driveway to be shared is circled in blue: 

 

 
 

 

If the rezone request is approved by the County Commissioners, the petitioner intends to petition for a 
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major subdivision preliminary plat amendment with a sidewalk waiver to remove the requirement of 

constructing a sidewalk along lots #1-5, and also, remove mention of the shared driveway.  It is Staff’s 

understanding that the shared driveway requirement is conditioned in both the rezone and subdivision 

final guiding documents.  The petitioner also intends on submitting a commercial site plan amendment 

and possible design standards variance requests to adjust the commercial site aspects like paving, parking, 

landscaping, etc. The site is currently not paved, and the plans call for a paved parking area; the petitioner 

would like to keep the parking area gravel, which will further require a variance. 

 

If the rezone is denied, the petitioner may continue to operate the property as the Lake Lemon Marina 

under the Limited Business (LB) zone but must remove a driveway entrance and instead use a shared 

driveway design.  The petitioner may still apply for the major subdivision preliminary plat amendment 

and subsequent process for a commercial site plan amendment. 

 

BACKGROUND 

The Zoning Map amendment would be from LB to LB with the intention of removing a condition of 

approval from a prior rezone petition.  

 

In May of 2005, a rezone (case #: 0503-REZ-06) was approved for 1.37 acres of a 7.53-acre parcel to 

Estate Residential (ER), which at the time was the Lake Lemon Marina property, zoned Limited Business 

(LB).  Following this approval, a minor subdivision (case #: 0505-SMN-14) was approved in May of 

2005 by the Plat Committee creating two lots, (1.37 acres zoned ER and 6.16 acres to remain zoned LB).   

 

In May of 2006, the Monroe County Plan Commission approved a three-lot major subdivision (case #: 

0602-SPP-01) creating two 1-acre lots and a remaining 5.53-acre lot for the marina business use.   

 

In December of 2007, a rezone (case #: 0707-REZ-06, Ordinance 2007-48) was approved for the 5.53-

acre lot.  Two acres of the 5.53-acre lot were rezoned from LB to ER.  The remaining 3.53 acres from the 

5.53-acre lot remained the LB zoning to contain the existing marina business zone.  Following this 

approval, in March 2008, the Plan Commission approved a preliminary plat amendment (0801-SVA-01) 

to create two additional 1-acre lots and a remaining 3.41-acre lot for the marina business use. 

 

Sometime in April or May of 2008, a commercial site plan for the marina business was approved by 

County Planning Staff (case #0804-SIT-01).  At this time, staff is unsure whether a final Land Use 

Certificate was issued. There is a bond on file for paving the marina site, which is also the impetus for 

part of these filings; the petitioner would prefer not to pave and instead get a release of the bond funds. 

 

Listed below are the definitions of the LB zone per Chapter 802. 

 

Limited Business (LB) District.  

The character of the Limited Business (LB) District is defined as that which is primarily intended 

to meet the essential business needs and convenience of neighboring residents. Limited business 

uses should be placed into cohesive groupings rather than on individual properties along the 

highways and access control should be emphasized. Its purposes are: to encourage the 

development of groups of nonresidential uses that share common highway access and/or provide 

interior cross-access in order to allow traffic from one business to have access to another without 

having to enter the highway traffic; to discourage single family residential uses; to protect 

environmentally sensitive areas, such as floodplain, karst, and steep slopes; and to maintain the 

character of the surrounding neighborhood. Therefore, the number of uses permitted in the LB 

District is limited. Some uses are conditionally permitted. The conditions placed on these uses are 

to insure their compatibility with the adjacent residential uses. 
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LOCATION MAP  

The parcel is located at 9554 E Northshore DR, Section 35 in Benton North Township. The Parcel No. is 

53-01-35-100-017.000-003. 
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CURRENT ZONING 

The parcel is zoned Limited Business (LB). Adjoining parcels to the north and east are zoned Estate 

Residential (ER), and adjoining parcels to the west are zoned Suburban Residential (SR). There are no 

commercial uses directly adjacent to the subject property. The surrounding area consists of predominantly 

residential uses. 
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SITE CONDITIONS & INFRASTRUCTURE 

The petition site is made up of one 3.41 acre +/- parcel. The Lake Lemon Marina currently operates on 

the petition site. Access from E Northshore DR is through an ingress/egress easement on the property at 

9604 E Northshore DR (Hamer, Karen & Colin).  Portions of the property are designated “A” according 

to the DNR Best Available Floodplain Map.  There is no evidence of the presence of karst/sinkhole 

features on and near the petition site according to available contour data. 
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Stormwater Comments: 

 

Highway Comments: 
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COMPREHENSIVE PLAN DISCUSSION 

The Rural Residential use category includes rural property, environmentally sensitive areas, and areas 

adjacent to quarry operations where low densities are appropriate and desirable; however, the sparse 

population character of the Farm and Forest category is no longer applicable. Generally, these areas are 

characterized by active or potential mineral extraction operations nearby, steep slopes, and the remaining 

forest and/or agricultural land where roadways and other public services are minimal or not available. 

The Rural Residential use category includes all property in Monroe County that is not within the Farm 

and Forest Residential area, Bloomington Urbanizing Area or a Designated Community, or an 

incorporated town or city. Approximately 52,000 acres of rural property in Indian Creek, Clear Creek, 

Van Buren, Bloomington, Richland, Bean Blossom, Washington, and Benton Townships are designated 

Rural Residential. Most often this category adjoins or is very close to the Farm and Forest Residential 

areas. Current Rural Residential densities are usually greater than 64 homes per section and some portions 

of the Rural Residential area have already been subdivided or developed at urban densities. 

To maintain Rural Residential property use opportunities, an average residential density per survey 

section shall be established by ordinance. This average density shall preserve the rural lifestyle 

opportunity of this area and help protect nearby Vulnerable Lands. Where appropriate infrastructure is 

available, home clustering with open space dedications may be an option in this residential category. 

Open space can serve a variety of uses including recreational opportunities for local residents, limited 

accessory agricultural uses, or buffering of an adjoining use. Contiguous Resilient Land shall be available 
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for each dwelling adequate to support either two independent conventional septic fields or one replaceable 

mound system. Sufficient space for buildings traditionally associated for this type of use must also be 

provided. In addition, public roadways shall not experience less than the Monroe County Level of Service 

standard existing at the time this Plan is adopted. New subdivision road traffic lanes that access County 

roadways shall not exceed the capacity of traffic lanes for adjoining public roadways. State highways, 

major collectors, or arterial roads are exempt from this requirement. 

FINDINGS OF FACT - REZONE  

In preparing and considering proposals to amend the text or maps of this Zoning Ordinance, the Plan 

Commission and the Board of County Commissioners shall pay reasonable regard to: 

(A) The Comprehensive Plan; 

Findings: 

• The Comprehensive Plan designates the petition site as Rural Residential.

• The rezone request is to remove a prior rezone condition of approval that requires …;

• The current use of the petition site is boat storage;

• If approved the petitioner intends to submit a preliminary plat amendment and request a

sidewalk waiver to remove the sidewalk requirement on the petition site, and submit a

commercial site plan amendment to come up-to-date with site development standards;

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

Findings: 

• See Findings under Section A;

• The rezone request is not to change the zoning, but rather remove a prior condition of

approval from Ordinance 2007-48;

• The petition site is currently zoned Limited Business (LB);

• Ben Ayers of the Highway Dept. provided the following comment:

• “Northshore Drive is classified as a Minor Collector with an ADT of 534.  Due to the

hill and curve to the west the required sight distance of 335.0' and the driveway

spacing requirement of 150.0' of Monroe County Code Chapter 755; 755-11 cannot

be obtained.  I recommend that the condition of approval of the Northshore

Subdivision to share the existing driveway entrance remain.”

• The petition site does exhibit areas of considerable slope greater than 15% (see Site

Conditions Map);

• Portions of the petition site are designated “A” per the DNR Best Available Floodplain Map;

• The petition site is not located in the Environmental Constraints Overlay (i.e., the Lake

Monroe Watershed);

• There is no evidence of karst/sinkhole features present on or near the petition site according

to available contour data;

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

Findings: 

• See Findings under Section A and Section B;

• The adjacent parcels to the north and east are zoned ER;

• The adjacent parcel to the west is zoned SR;

• Land uses in the surrounding area are predominantly residential;
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• There are no known commercial uses directly adjacent to the subject property;

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

Findings: 

• Property value tends to be subjective;

• The effect of the approval of the rezone on property values is difficult to determine;

(E) Responsible development and growth. 

Findings: 

• See Findings under Section A, Section B, and Section C;

• The petition site is one parcel with 3.41 +/- acres;

• The purpose of the rezone is to remove a prior rezone condition of approval related to

requiring a shared driveway;

• According to the Monroe County Thoroughfare Plan, E Northshore DR is designated as a

Minor Collector roadway;
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EXHIBIT 1: Petitioner Letter
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EXHIBIT 2: As-Built Survey 
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EXHIBIT 3: Ordinance 2007-48
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EXHIBIT 4: North Shore Amendment One - Final Plat 
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EXHIBIT 5: North Shore Subdivision Improvement Agreement

21



22



 

 

EXHIBIT 6: North Shore Amendment Two - Final Plat 
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EXHIBIT 7: Letters of Support
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MONROE COUNTY PLAN REVIEW COMMITTEE  March 9, 2023 

CASE NUMBER PUO-23-2 and PUD-23-2 

PLANNER Anne Crecelius 

PETITIONER Monroe County Redevelopment Commission/Crider & Crider Inc. 

c/o Daniel Butler, Bynum Fanyo & Assoc. 

REQUEST North Park PUD Outline Plan Amd. #5 Change to Section 8 “Street and 

Alternative Transportation Guidelines  

Preliminary Hearing 

Waiver of Final Hearing Requested 

ADDRESS N Curry Pike and W Hunter Valley RD, Parcel #53-05-29-200-008.000-005, 

53-05-19-400-021.000-004, 53-05-19-400-050.004-004, 53-05-20-300-

008.000-004, 53-05-20-300-025.000-004, 53-05-20-300-029.000-004, 53-

01-27-890-100.000-004, 53-05-19-400-001.000-004, 53-05-19-400-

022.000-004, 53-05-19-400-022.000-004, 53-05-19-400-044.000-004, 53-

05-19-400-044.000-004, 53-05-30-100-003.000-004, 53-05-30-100-

006.000-004, 53-05-30-100-011.000-004, 53-05-29-200-004.000-004, 53-

05-30-100-001.000-004, 53-05-30-100-002.000-004, 53-05-30-100-

007.000-004, 53-05-30-100-009.000-004, 53-04-24-100-017.000-011, 53-

05-19-400-050.002-004, 53-05-19-400-050.003-004, 53-05-19-400-

050.000-004 

ACRES Construction area approximately 5.1 +/- 

ZONE North Park PUD 

TOWNSHIP Bloomington 

SECTION 19, 27, 30 

PLATS Platted 

COMP PLAN 

DESIGNATION 

MCUA Mixed Use, MCUA Open Space, MCUA Quarry Landscape 

EXHIBITS 

1. Petitioner Outline Plan Statement (PUO-23-2)

2. Outline Plan with Track Changes (pages 109-114)

3. Overall Construction Plan View

4. North Park Ordinance Road Classification (page 127)

5. Link to Construction Plans (PUD-23-2)

6. Link to Current North Park Ordinance

RECOMMENDATION 

Staff recommends forwarding a positive recommendation for the Planned Unit Outline Plan 

Amendment request based on the findings of fact, subject to the Monroe County Highway and Drainage 

engineer reports, and the following plan edits: 

1. The petitioner to propose language to require the construction of a cul-de-sac at the existing south

road stub of N Stone Branch DR adjoining the property at 2017 W Hunter Valley Rd.

PUBLIC HEARING TIMELINE 

- March 7, 2023 – Plan Commission (Admin) Preliminary Hearing  

- March 9, 2023 – Plan Review Committee 

- March 21, 2023 – Plan Commission (Regular) Preliminary Hearing 

o Waiver of Final Hearing Requested

- April 4, 2023 – Plan Commission (Admin) Final Hearing 

- April 18, 2023 – Plan Commission (regular) Final Hearing 

SUMMARY  

The petitioner, the Monroe County Redevelopment Commission/Crider and Crider, INC, is requesting to 

27

https://www.co.monroe.in.us/egov/documents/1677608835_2701.pdf
https://www.co.monroe.in.us/egov/documents/1677608835_2701.pdf
https://www.co.monroe.in.us/egov/apps/document/center.egov?view=browse&eGov_searchTitle=north+park&eGov_searchType=&eGov_searchDepartment=&eGov_searchCategory=&eGov_searchTopic=&eGov_searchYear=&eGov_searchSubmit=Search


amend the North Park PUD Ordinance, and has submitted a development plan for the construction of 

"Hunter Valley Road Extension" from N Curry PIKE (from the intersection of SR 46) to Hunter Valley 

Road (to the intersection of W Arlington RD). The outline plan request is to change the specific street 

construction guidelines (i.e. Reduction of Right of Way dedication, reclassification of roadway class type, 

removal of street trees along the proposed extension, reduction of speed limit, and the removal of three (3) 

connecter roads in the general area) and required street connections of the North Park Planned Unit 

Development Ordinance. The development plan is to construct the "Hunter Valley Road Extension" from 

N Curry PIKE (from the intersection of SR 46) to Hunter Valley Road (to the intersection of W Arlington 

RD) with the outline plan changes as being proposed. The construction plans under the development plan 

include approximately 2,500 feet of roadway, including a new proposed bridge. The Highway Engineer has 

reviewed these plans and agree with the plans as drafted. Once constructed, the connection will satisfy the 

following requirements under the North Park Ordinance: 

 

5. A frontage road shall be constructed linking Curry Pike/Hunter Valley Road and 

Arlington Road. The road shall consist of two travel lanes and left turn lanes and 

intersections as warranted. This road shall be completed within each of the Use Areas 

prior to the issuance of any land use certificates or occupancy permits for land use 

activities that will derive access from the road.  

6. (Amended 12/30/10 by Ord. 2010-32) Curry Pike/Hunter Valley Road shall be 

constructed from its intersection with SR46 to its intersection with Arlington Road. The 

road shall consist of two through travel lanes, two combined right turn and through travel 

lanes and left turn lanes and intersections as warranted. This road shall be designed as a 

boulevard with landscaped median running from SR46 to the proposed linear park first 

collector road intersection west of Stout’s Creek. This road shall be completed as 

warranted within each of the Use Areas prior to the issuance of any land use 

certificates or occupancy permits for land use activities within the related area, 

except that the entire road shall be complete from SR46 to Arlington Road prior to 

development plan approval of two-hundred (200) single family dwelling units, or 

two hundred (200) multi-family dwelling units, or 50% of the acreage of the Town 

Center, or 50% of the acreage of Use District A, or 50% of the acreage of Use 

District C, or 75% of the acreage of the Public/Civic Use Area, whichever occurs 

first. 
 

BACKGROUND  

The petition site is located in Bloomington Township, Sections 19, 27 and 30. The proposed road extension 

will connect N Curry PIKE (from the intersection of SR 46) to Hunter Valley Road (to the intersection of 

W Arlington RD). The road connection is required under the North Park PUD ordinance. The changes to 

the ordinance include: Reduction of Right of Way dedication, reclassification of roadway class type, 

removal of street trees along the proposed extension, reduction of speed limit, and the removal of three (3) 

connecter roads in the general area. The changes requested and the current standards are listed below and 

can be viewed in Exhibit 2. 
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Reduction of Designated Right of Way 

Current Standard: 

The ordinance currently requires that the entirety of the right of way for the connection is a 

minimum of 120’. Due to standard land acquisition negotiations some areas will be at minimum 

60’ of right of way, with the majority of the right of way area being approximately 90’ in width. 

 

Proposed Standard: 

1. Revised total right of way (ROW) shall be a minimum of one-hundred-twenty (120) feet to total 

right of way (ROW) shall be a minimum of ninety (90) feet. 

2. The addition of the statement, One-hundred-twenty (120) feet for the entirety of the bridge 

spanning Stouts Creek. 

3. The addition of the statement, The ROW shall be reduced to sixty (60) feet to preserve existing 

structures when the structures frontage is less than ninety (90) feet from the existing section line 

(proposed road centerline). 

 

Reclassification of Roadway 

Current Standard: the ordinance designates this road connection as a “Minor Arterial 

Boulevard/Secondary Arterial”. The Monroe County Highway Dept. has identified that the correct 

standards for this road extension would be as a “Major Collector”. See Exhibit 2 for the change in 

classification. 

 

Removal of Street Trees 

The ordinance requires that street trees are planted on both sides of the roadway. Note, sidepaths/sidewalks 

will remain unchanged within the ordinance and are included in the proposed construction plans.  
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Proposed Standard:  

4. Removing the street trees from the statement “Street trees and sidewalks/sidepaths shall be 

provided on both sides of the street.” 

 

Reduction of Speed 

Current Standard: requires all streets to have a minimum of 40 MPH speed limit. Due to design the 

petitioner’s design professionals and the Monroe County Highway Dept. have agreed to a 30 MPH speed 

limit. 

 

Proposed Standard:  

5. Revised the design speed of forty (40) miles per hour to thirty (30) miles per hour. 

 

Removal of Road Connections: Curry Pike/Hunter Valley to Arlington  

The ordinance currently requires a frontage road to be constructed that connection SR 46 to 

Arlington Road. See image below for approximate location (shown in yellow). This road 

connection would be constrained by the width of the North Park property at the proposed 

connection to W Arlington RD. The parcel shape is a “flagpole” like shape and doesn’t contain 

enough of area to construct a road to county standards.  

 
Proposed Standard: All text referencing NP b21 will be removed. 

 

Removal of Road Connections: N Stone Branch DR to Stoneybrooke Boulevard  

The ordinance requires that a local road connection between N Stone Branch DR and Stoneybrooke 

BLVD. See image below for approximate location (shown in yellow).  
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Proposed Standard: All text referencing NP b20 will be removed. 

 

Removal of Road Connections: N Stone Branch DR to Hunter Valley RD  

The ordinance requires a connecting road from N Stone Branch DR to Hunter Valley RD that follows a 

southern path through an area that was a quarry. The area was quarried and contains multiple open pits 

which would be required to be filled if road construction was pursued. There have been environmental 

studies that detailed the road connection would be impractical.  
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Proposed Standard: The description of NP b5 will be revised to end roadway construction within Use 

District A and shall not link Curry Pike/Hunter Valley Road and Arlington Road. 

 

With the removal of this road connection to the south N Stone Branch DR would be left as a road stub 

(existing, see photo below). Planning Staff recommends that the petitioner propose language to be added 

to the ordinance that would trigger the construction of a cul-de-sac. The North Park PUD ordinance is set-

up to require road construction using a “percent of development” trigger. Staff recommends that lots A-8 

and A-7, platted under the North Park Type D & E Administrative Subdivision (2011015965), have a 

developmental trigger to construct a cul-de-sac at the road stub. Alternatively, the construction of the cul-

de-sac could be a condition of approval of this amendment.  

 

 
 

ZONING AND ADJACENT USES 
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SITE CONDITIONS 

The site contains a bridge crossing a regulated floodplain. The proposed construction will require the 

approval of a local floodplain development permit. The floodplain area is designated as “Required Open 

Space/Linear Park” or “Vegetation Conservation Area” (page 120, North Park Ordinance). The N Curry 

Pike area was platted within the “North Park Type D & E Administrative Subdivision” in 2011. The 

properties are currently vacant and are designated as a use district A which contains multiple different 

permitted use areas (page 123, North Park Ordinance).  
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SITE PICTURES 

 
 

COMPREHENSIVE PLAN DISCUSSION  

The petition site is located in the Mixed Use, Open Space, and Quarry Landscape districts on the 

Monroe County Urbanizing Area Plan portion of the Monroe County Comprehensive Plan.  
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5.1.0 Mixed-Use 

Mixed-use districts are the densest, most pedestrian-oriented development types in the urbanizing area. 

This land use type will vary in terms of form, scale, character, and the specific mix of uses, depending on 

location, access considerations and existing development context. 

Uses may be integrated vertically within buildings, such as residential or office over ground-floor retail, 

or horizontally among single-use buildings that are closely coordinated with one another. Mixed-use areas 

may take the form of linear corridors along major roadways, large districts that serve as regional 

destinations for commerce, dining and entertainment, or small nodes at crossroads that serve nearby 

residential neighborhoods or employment areas. Mixed-use areas offer the greatest flexibility in terms of 

land use. Individual parcels of land within a larger mixed-use area may be developed with a single use, so 

long as the site is designed in a way to integrate with surrounding sites to create a whole that is greater 

than the sum of parts. 

Most areas designated as mixed-Use on the land Use map are in locations with existing suburban-style 

development. These locations offer opportunities for reinvestment, infill, redevelopment, and 

transformation into more walkable centers of activity within the Urbanizing Area. Examples include the 

Third Street corridor, the Tapp Road/Sr-45/Curry Pike Area, and key intersections along the South 

Walnut Street corridor. 

A. Transportation 

Streets 

Developments should be designed to create a system of interconnected streets and blocks. ideally, new 

streets should be platted as public rights-of- way through the subdivision process; however, private streets 

may also be acceptable, provided that they are designed and maintained to public street standards and are 

made publicly accessible through dedicated easements. 

Bike, Pedestrian, and Transit Modes 

Mixed-use streets should incorporate the full suite of complete street and “green” street design 
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techniques. Streets should safely accommodate pedestrian and bicycle travel, as appropriate to the larger 

context of the transportation system and the surrounding scale and character of development. Wider 

sidewalks or an enhanced buffer along the street will provide a safer environment for pedestrians while 

allowing greater access to businesses in mixed-use areas. Streets should not be designed with a “one-size 

fits all” approach. Local streets may accommodate cyclists through an overall design that discourages 

high travel speeds by motorists, such as the use of narrower travel lanes (10 to 11 feet), on-street parking, 

and smaller curb radii at intersections (15 to 25 feet). These streets may simply require pavement 

markings or signage indicating that cyclists may use the travel lane. On the other hand, multi-lane roads 

should provide enhanced bicycle infrastructure, such as on-street bicycle lanes, cycletrack facilities, or 

off-street shared use paths, with special attention to transitions between different facility types. As the 

most likely to support transit service in the future, mixed-use streets should be designed to accommodate 

potential transit expansion. 

B. Utilities 

Sewer and Water 

Most areas designated for mixed-use development in the land Use Plan are already served by sewer and 

water infrastructure. All new developments should conduct water and sewer capacity analyses and 

contribute to system upgrades if necessary. Major sewer line extensions or upgrades, should be 

coordinated with other roadway or streetscape improvements where possible to minimize traffic 

disruption and improve cost efficiency of capital improvements. A major advantage to mixed-use 

development is that it reduces the peak usage in the area due to the diversity of building uses. 

Power 

Overhead utility lines should be buried in mixed-use areas to eliminate visual clutter of public 

streetscapes and to minimize system disturbance from major storm events. 

Communications 

Communications needs will vary within mixed-use developments, but upgrades to infrastructure should 

be a key consideration for future development sites. The county should create a standard for development 

of communications corridors to supplement and complement University research and development and 

the existing information technology sector. 

C. Open Space 

Park Types 

Small-scale parks and open spaces should be integrated into new developments and streetscapes. Mixed-

use districts may have a variety of park types, from small plazas and pocket parks along public sidewalks, 

to moderately-sized greens, squares, and neighborhood parks. Greenway connections should be provided 

wherever possible. 

Urban Agriculture 

Encourage the creation of community gardens and small scale urban agricultural systems, integrated with 

parks and open spaces. These may serve and be operated by residents, employees and businesses within a 

mixed- use neighborhood. Examples include restaurants with on-site gardens, or apartments and office 

buildings with common garden space. Attention should be paid to location and maintenance to ensure 

garden spaces remain well-kempt and attractive throughout the year. 

D. Public Realm Enhancements 

Lighting 

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

lane streets should provide lamp posts at a pedestrian scale (16 to 18 feet in height). Wider streets will 

require taller fixtures (up to 30 feet). 

Street/Site Furnishings 

Successful mixed-use streets require a vibrant, pedestrian-oriented public realm with an emphasis on 

amenities and aesthetics. Streets should have planters, benches, information kiosks, and public bicycle 

parking racks. These elements may occur within the public right-of-way, or on private development sites, 

if located at the front of the lot between the building and right-of-way, oriented toward the sidewalk, and 

available for public use. 

E. Development Guidelines 

Open Space 

The amount and type of open space appropriate for mixed-use areas will vary by the location and scale of 

36



individual developments. Large consolidated developments should include prominent open spaces with 

public street frontage. For residential uses, open space should generally be provided with a target of 200 

square feet per dwelling unit. Commercial uses over 25,000 square feet of gross floor area should provide 

small pocket parks or plazas. 

Parking Ratios 

Parking requirements will vary depending on the scale and mixture of uses within individual mixed-use 

areas. Shared parking arrangements should be encouraged to minimize the size of surface parking lots. 

On-street parking should be permitted to contribute to required parking maximums as a means to reduce 

surface parking and enliven mixed-use streets with foot traffic. 

Site Design 

Front setbacks should range from zero to 15 feet, with streetscape plazas and landscape treatments 

between the sidewalk and building face. Buildings should frame the street, with a high amount of building 

frontage. Parking should be located to the rear or side of buildings, but not between the building and 

street. Side-oriented parking should be screened with landscaping and/ or a low street wall. Vehicular 

curb cuts should be used sparingly, and avoided on major thoroughfares. Access should instead be 

provided from the side or rear of the site. Mixed-use districts should be designed with compatible 

mixtures of buildings, but with architectural variety as well. 

Building form 

The scale, form and character of buildings will vary depending on the specific location and surrounding 

context of existing development and infrastructure. Mixed-use areas are appropriate locations for more 

urban-style buildings with flat roof designs, but pitched roofs may also be used. Buildings may range 

from one to four stories in height, depending on location. Ground floors of mixed-use buildings should 

have taller floor to ceiling heights (14 to 18 feet) to accommodate retail and dining uses, with high 

amounts of window transparency (60 to 70 % of the front facade). Building facades should be designed 

with a clear base, middle, and top. Buildings and tenant spaces should have prominent main entrances on 

the front facade, accessible from the public sidewalk. 

Materials 

Mixed-use buildings should have a durable and lasting character, indicative of their ability to be 

repurposed for various uses over time. This is best achieved through the use of brick and dimensional or 

cultured stone. Concrete masonry units may be used, but should have texture and color variation if used 

as a primary building material. Blank walls should be avoided, particularly for facades facing public 

streets. 

Private Signs 

Signs should be sized and designed to effectively communicate to both pedestrian and vehicular traffic 

without becoming a visual distraction. Wall- mounted and monument signs are appropriate; pole signs 

and roof-top billboards should be prohibited. 

 

5.1.8 Parks and Open Spaces 

Protected open Space includes public parks and privately-owned lands dedicated for active or passive 

recreation or environmental preservation. 

Examples include karst farm Park, Will Detmer Park, and portions of both residential and non-residential 

development areas reserved as open space. Protected open spaces include floodplains and riparian 

corridors where development is either prohibited or strongly discouraged. The future land Use Plan is not 

intended to illustrate all lands intended for preservation; future open space areas will be determined 

through the county’s parkland acquisition process and the development plan review process. 

A. Transportation 

Streets 

Most parks and open spaces should have some amount of public street frontage. This is less critical for 

greenways, but occasional street frontage is still appropriate. Street frontage serves as the “front door” of 

the open space, provides visual access into the space, and relates the park to the larger public realm of the 

community. 

Automobile access to community parks is important, and these larger parks will typically include 

dedicated parking areas. Neighborhood Parks should provide on-street parking adjacent to the open space, 

but off-street surface lots should be avoided if possible. Greenway systems should include small trail-
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head parking areas at strategic locations. 

Bike, pedestrian, and Transit modes 

Pedestrian and bicycle access to parks and open spaces is critical. All major parks should be linked 

together into a comprehensive bikeway system, including greenway trails and roadway facilities where 

appropriate. Neighborhood parks should be accessible by sidewalk, and located within a 5-minute walk 

for nearby residents. Transit access to major park destinations should be provided wherever possible. 

B. Utilities 

Sewer 

Sewer access is desirable to serve restrooms and other park facilities, but is not always necessary. 

Power 

Overhead utility lines should be buried to minimize visual disruption of scenic views. 

C. Open Space Types 

Park Types 

A variety of park types should be integrated throughout the Urbanizing Area, depending on the 

surrounding development context: 

+ Greenways 

+ Community Parks 

+ Neighborhood Parks 

+ Plazas, Squares, and Greens 

+ Pocket Parks and Streetscape Seating Areas 

Refer to the other land use types described in this section for appropriate open space types. 

Agriculture 

Many open space types can incorporate community-oriented agriculture. Refer to the other land use types 

described in this section for more information about integrated agriculture. 

 D. Public Realm Enhancements 

Street and Traffic Signs 

Public parks should be identified as part of a comprehensive wayfinding system, oriented to motorists, 

bicyclists and pedestrians. 

Lighting 

Lighting should be of a pedestrian-scale, including lamp posts, bollard lighting, and ground lighting 

depending on park type and intended periods of use. 

Street/Site furnishings 

Parks should incorporate numerous seating options, with co-located waste receptacles. Furnishings should 

be durable yet attractive and designed to complement the surrounding landscape and character of the open 

space and are ideal opportunities for public art. Furnishings should be coordinated within a park, but may 

be unique among different parks. 

E.  Development guidelines 

Parking ratios 

Parking requirements will vary depending on the scale, function and location of the park. 

Site design 

Parks in higher density and more urban development areas will typically have a more formalized design. 

Larger community-scale parks and greenways should be more naturalized and designed to be integrated 

with the surrounding landscape. 

Building form 

Park facilities are encouraged to incorporate high amounts of window transparency both to maximize 

views for occupants and to minimize the visual impact of building masses on the landscape. 

Contemporary building designs with flat or shed-style roofs are encouraged to minimize the visual impact 

of roof profiles. 

Materials 

Appropriate building and site materials include limestone, wood, glass, architectural metal, and weathered 

steel. 

Signs 

Signs should be coordinated throughout the public park system to assist with wayfinding and enhance 

community identity. 
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5.1.6 Quarry Landscapes 

Quarry landscapes are found throughout the urbanizing area, primarily in the south and west portions of 

the area. These include both actively mined and abandoned quarries, a number of which are either listed 

or eligible for inclusion on the national register of historic places landscape district registry. 

This land use type may also include lands owned by quarry operators and reserved as buffers to 

surrounding uses or potential quarry expansion areas. A number of quarries are also located immediately 

adjacent to the Urbanizing Area boundary. Quarry lands should be preserved to the extent possible for 

continued mining operations as part of the local economy. Where active mining is no longer viable, 

quarry landscapes should be preserved and integrated into a comprehensive open space system. However, 

other types of development may occur within and adjacent to abandoned quarries if sensitively sited to 

preserve visual and physical access, and designed to be compatible with other surrounding land uses. 

A. Transportation 

Streets 

Access into and surrounding quarries should be designed to sensitively integrate into the landscape and 

enhance, rather than detract from scenic views. 

Bike, pedestrian, and Transit modes 

Physical and visual access for pedestrians and bicyclists should be explored for quarries that may be 

integrated into the broader open space system. Opportunities for boardwalks and overlooks should be 

explored. 

B. Utilities 

Sewer 

Quarries may function as a barrier to routing gravity sewer lines. Utility easements should be sensitively 

located to minimize disruption to scenic landscapes. 

Power 

Overhead utility lines near quarries should be buried where feasible to minimize visual clutter to the 

scenic landscape. 

C. Open space 

Park Types 

Quarry landscapes offer a unique opportunity for Monroe County and the City of Bloomington to 

celebrate the region’s heritage of limestone production by preserving abandoned and unused quarries and 

integrating them into a broader system of parks and greenways. The north Park development provides an 

effective example for preserving quarry lands as dedicated open space within a larger private 

development plan. 

D. Public Realm Enhancements 

Lighting 

Lighting should be limited to non-intrusive, pedestrian-oriented fixtures (i.e. bollards and integrated 

railing lights) in high foot-traffic quarry park settings. 

Street/Site furnishings 

Benches, boardwalks, overlooks and railings should be constructed with rustic materials such as wood, 

weathered steel, and limestone. 

 E. Development guidelines 

Open Space 

The amount of dedicated open space converted from quarry lands will depend on a variety of factors, 

including whether or not the quarry is part of a larger private development plan, or if it has been acquired 

in its entirety for preservation. If part of a larger development, preserved areas should remain contiguous, 

with connection points to existing or planned greenways. Abandoned quarry lakes should be a focus for 

preservation, with adequate measures to ensure safety for the general public. 

Parking ratios 

Active quarries typically provide sufficient parking for workers. Converted quarry parks may require 

formal visitor parking, which should be determined as needed in individual situations. 

Site design 

Where new development is proposed in or near abandoned quarry sites, structures should be sited to 

maximize views while also preserving scenic vistas. 
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Building form 

Adjacent development forms will vary depending on use. Buildings integrated with quarry landscapes are 

encouraged to incorporate high amounts of window transparency both to maximize views for occupants 

and to minimize the visual impact of building masses on the landscape. Contemporary building designs 

with flat or shed-style roofs are encouraged to minimize the visual impact of roof profiles. 

Materials 

Appropriate building materials include limestone, wood, glass, architectural metal, and weathered steel. 

Signs 

Signs will typically be monument-style ground signs, integrated with the overall landscape design. Use of 

limestone and native planting schemes is strongly encouraged. 

 

PUD REVIEW CONSIDERATIONS 

Section 811-6 (A) of the Monroe County Zoning Ordinance states: “The Plan Commission shall consider 

as many of the following as may be relevant to the specific proposal: 

 

(1) The extent to which the Planned Unit Development meets the purposes of the Zoning 

Ordinance, the Comprehensive Plan, and any other adopted planning objectives of the 

County.    

 Findings:  

• The current zoning is North Park PUD created by the County in 2004;  

• The Comprehensive Plan designates the property as MCUA Mixed Use, Open Space, and Quarry 

Landscape; 

• The petitioner requests to amend the ordinance in order to: Reduce the amount required dedicated 

Right of Way, reclassify roadway class type, remove of street trees along the proposed extension, 

reduce the speed limit, and remove three (3) connecter roads in the general area; 

• The North Park Ordinance requires the connection of N Curry PIKE to W Hunter Valley RD; 

• The connection is currently the high priority of the roads proposed within the North Park PUD; 

• A development plan filing is required for the road construction;  

 

 

(2) The extent to which the proposed plan meets the requirements, standards, and stated purpose 

of the Planned Unit Development regulations. 

 Findings:  

• See Findings under section A; 

 

(3) The extent to which the proposed plan departs from the zoning and subdivision regulations 

otherwise applicable to the subject property, including but not limited to, the density, 

dimension, bulk, use, required improvements, and construction and design standards and the 

reasons, which such departures are or are not deemed to be in the public interest. 

Findings:  

• See Findings under section A; 

• One of the purposes of the PUD, under Chapter 811, is to encourage a harmonious and 

appropriate mixture of uses; 

 

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

 Findings:  

• See Findings (1), (2) and (8); 

• The petitioner is proposing to remove a road connection that would extend N Stone Branch DR to 

the south; 

• N Stone Branch DR is currently stubbed at the property line; 

• Staff recommends the petitioner propose language to include the construction of a cul-de-sac at 

the existing road stub of Stone Branch DR; 

• A cul-de-sac would allow emergency vehicles to turn around in the event of an emergency; 
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(5) The physical design and the extent to which it makes adequate provision for public services, 

provides adequate control over vehicular traffic, provides for and protects common open 

space, and furthers the amenities of light, air, recreation and visual enjoyment. 

 Findings:  

• The Monroe County Thoroughfare plan has identified N Curry PIKE and W Hunter Valley RD as 

a Major Collector; 

• The petitioner’s are proposing to change the road classification from a “Minor Arterial 

Boulevard/Secondary Arterial” to a Major Collector; 

 

(6) The relationship and compatibility of the proposal to the adjacent properties and 

neighborhoods, and whether the proposal would substantially interfere with the use of or 

diminish the value of adjacent properties and neighborhoods. 

 Findings:  

• See Findings (1), & (9); 

• The surrounding area is zoned Planned Unit Development; 

• Surrounding uses include residential to the north, southeast, and east, and undeveloped commercial 

to the west; 

 

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

well-being. 

 Findings:  

• See Findings under Section 1; 

• The Monroe County Redevelopment Commission is proposing a residential TIF district that would 

include portions of the North Park PUD in this area; 

 

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

or programmed public facilities and services. 

 Findings:  

• N Curry PIKE is accessible from SR 46, and W Hunter Valley RD is accessible from W Arlington 

RD; 

• See findings under (d); 

 

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

 resources to the extent possible. 

 Findings:  

• There is no known karst on the property; 

• Drainage will be reviewed under a PUD Development Plan if this amendment is adopted; 

• The area is not located within a critical watershed; 

• Work within the floodplain will be reviewed under a local permit if this amendment is adopted  
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EXHIBIT 1: Petitioner Outline Plan Statement 
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EXHIBIT 2: Outline Plan with Track Changes (pages 109-114) 

43



44



45



46



47



 
 

 

 

48



EXHIBIT 3: Overview of Construction 
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EXHIBIT 4: North Park Ordinance Road Classification (page 127) 
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