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MONROE COUNTY PLAN COMMISSION 
AGENDA 

The Monroe County Plan Commission will hold a hybrid public meeting on Tuesday, January 16, 2024, at 
5:30 PM in the Judge Nat U. Hill III Meeting Room, 100 West Kirkwood Avenue, Bloomington, Indiana and 
virtually via a video conference 
(https://www.co.monroe.in.us/egov/apps/events/calendar.egov?view=cal&eGov_searchDepartment=13).  
The public may attend and provide comments virtually or in-person. For information about the meeting, you 
may call (812) 349-2560 or email (PlanningOffice@co.monroe.in.us) our office.  For information about the 
video conference meeting, you may call (812) 349-2560 or email (PlanningOffice@co.monroe.in.us). We will 
be taking public comment at each public hearing and consider the following agenda items and requests 
regarding the following described properties in Monroe County, Ind.: 

CALL TO ORDER  
ROLL CALL 
INTRODUCTION OF EVIDENCE 
APPROVAL OF AGENDA 
APPROVAL OF MINUTES None. 

ADMINISTRATIVE BUSINESS: 
1. SIA-22-15 Kemp Minor Subdivision PAGE 4

Request for Release of Performance Guaranty

UNFINISHED BUSINESS: 
1. RD-23-2  N Maple Grove RD Name Change to John Irvine Way

Final Hearing. 
Washington Township, Section 30 and Bloomington Township, Section 31. 
Contact: drbrown@co.monroe.in.us 
***WITHDRAWN BY PETITIONER*** 

NEW BUSINESS: 
1. PUO-23-1 Whaley PUD Outline Plan Amendment 2 PAGE 13 

Preliminary Hearing. Waiver of Final Hearing  
Two (2) parcels totaling 12.34 +/- acre in Van Buren Township, Section 14 at 
4810 W State Road 45, Parcel # 53-09-14-102-001.000-015. 
Owner: K & S Rolloff Holdings LLC 
Zoned PUD. Contact: shawnsmith@co.monroe.in.us  

2. REZ-23-5  U-Haul Rezone From IG to GB PAGE 62 
Preliminary Hearing. Waiver of Final Hearing Requested. 
Two (2) 12.84 total +/- parcels in Richland Township, Section 36  
at 3274 and 3300 W Profile PKWY, parcels #53-04-36-100-054.007-011 and 
#53-04-36-100-054.006-011. Owner: BB Profile LLC 
Zoned IG. Contact: shawnsmith@co.monroe.in.us 

3. SPP-23-4 Spring Woods Major Subdivision Preliminary Plat PAGE 119 
Preliminary Hearing. Waiver of Final Hearing Requested. 
One (1) parcel on 2.65 acres in Section 24 of Richland Township at 
4050 W Carmola DR, parcel #53-04-24-200-135.000-011. 
Owner: Blackwell Contractors Inc 
Zoned MR. Contact: drbrown@co.monroe.in.us 
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4. PUO-23-7 The Trails at Robertson Farm PUD Outline PART 2 
Preliminary Hearing. 
One (1) 42.97 +/- parcel in Perry Township, Section 20 at 4691 S Victor Pike, parcel 
#53-08-20-400-102.000-008.  
Owner: White Oak Endeavors LLC 
Zoned RE1. Contact: drbrown@co.monroe.in.us 

5. PUO-23-8 Bloomington Technology Park PUD Outline Plan Amd. 7 PART 3 
Preliminary Hearing. Waiver of Final Hearing Requested. 
One (1) 3.8 +/- parcel in Van Buren Township, Section 1 at  
1444 S Liberty DR. parcel #53-09-01-402-017.000-015 
Owner: Liberty Drive Medical Office Facility LLC 
Zoned PUD. Contact: dmyers@co.monroe.in.us 

6. ZOA-23-3 Amendment to the Monroe County Zoning Ordinance: PART 3 
Chapter 807- Signs  
Preliminary Hearing. Waiver of Final Hearing Requested. 
Amendment to add timeline and procedure for sign permits.  
Contact: jnester@co.monroe.in.us 

REPORTS: 1. Planning: Jackie Jelen
2. County Attorney: David Schilling

Said hearing will be held in accordance with the provisions of:  IC 36-7-4-100 et seq.; & the County Code, 
Zoning Ordinance, and the Rules of the Plan Commission of Monroe County, Ind.  All persons affected by 
said proposals may be heard at this time, and the hearing may be continued as necessary.  

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 Statement
2. Petitioner As-Builts
3. Petitioner Grading Plan
4. Petitioner Written Assurances
5. Plat Bond Estimate – Smith Design Group
6. Kemp Minor Subdivision Final Plat (2022)

RECOMMENDATION TO THE PLAN COMMISSION 
Staff recommends approval of the releasing the performance bond guaranty for public improvements of 
$19,555 and holding the 2-year $10,000 maintenance bond. 

SUMMARY 
The petitioner has applied to release the performance bond guaranty related to the Kemp Minor 
Subdivision.  The summary of the current financial guarantee that was submitted to the County at the 
beginning of the project was $24,695.00 dated 02/28/2023.  The petitioner is requesting to reduce the 
performance bond by $14,695 leaving a balance of $10,000 for the required 2-year maintenance bond. 

The Irrevocable Letter of Credit dated February 28, 2023, indicates the bond amount of $24,695.00 being 
held by the County for the public improvements of the Kemp Minor Subdivision (see Exhibit 5).  The 
ordinance states that a 2-year maintenance bond is required after the construction has been completed to 
the specifications laid out in the approved construction plans.  According to Chapter 858-8(B): 

“…in no event may the performance bond be reduced to less than ten percent (10%) of the 
original performance bond amount or ten thousand dollars ($10,000), whichever is greater, until 
all required improvements for the subdivision or the approved subdivision section have been 
completed and accepted.” 

The Monroe County Highway Department, Stormwater Division, and Planning Department conducted 
site inspections and ensured improvements were satisfactory (reference SIA-22-15, IG-22-1, R-22-960).  
The petitioner does meet the ordinance requirements for a performance bond release. 

858-8. Release or Reduction of Performance Bond and Financial Guaranty

(A) The Commission may release or reduce the performance bond and financial guaranty, but only if:

(1) the Subdivider applies to the Commission, in writing, for the release or reduction of the
performance bond and financial guaranty and provides the Commission with a certificate,
signed by the Subdivider's engineer, stating that all required improvements, or a portion of

MONROE COUNTY PLAN COMMISSION    January 16, 2024 
PLANNER Drew Myers 
CASE NUMBER SIA-24-1; SIA-22-15 (2009-SMN-08, SFP-21-9, IG-22-1, R-22-960) 
PETITIONER Joe Kemp Construction, LLC (c/o Lana Allen) 
ADDDRESS 4119 and 4123 W Carmola DR, Parcel #s: 53-04-24-200-026.001-011, 53-04-24-

200-026.000-011
REQUEST Partial Performance Bond Reduction Request 
ACRES 0.84 acres 
TOWNSHIP Richland 
SECTION 24 
PLATS Platted, Kemp Minor Subdivision Final Plat 
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such improvements in the case of a reduction, have been completed in the manner prescribed 
by these regulations, by preliminary approval and by the subdivision improvement 
agreement. The certification of the Subdivider's engineer shall be accompanied by detailed 
"as-built" plans of the required improvements. Such as-built plans must be prepared and 
signed by the Subdivider's engineer; 
 
See Exhibits 1, 2, and 5. The petitioner was required to plant 6 street trees and did so 
according to the as-built plans and verified by site visits.  The petitioner installed the required 
sidewalk in accordance with the preliminary plat.  The petitioner submitted the necessary as-
built plans that were reviewed and approved by the Monroe County Highway Engineer.  

 
(2) the County Engineer reviews the as-built plans and the subdivision site and reports to the 

Commission, in writing, that all required improvements, or a portion of such improvements in 
the case of a reduction, have been completed in the manner prescribed by these regulations, 
by preliminary approval and by the subdivision improvement agreement; 

 
See Exhibit 4 for the as-built plans for the road and drainage infrastructure. 
The MS4 Coordinator communicated to the petitioner that additional modifications to the 30-
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foot drainage easement as needed to adequately convey discharge from the new storm sewers 
should the Highway Department implement the Carmola Drive reconstruction project. 

 

 
(3) the Subdivider provides the Commission with written assurances, in the form of affidavits, 

releases or waivers of liens from all contractors, subcontractors and materialmen, that liens 
will not be filed against the dedicated land and/or improvements after they are accepted; and, 

 
See Exhibit 4. 
 

(4) the Subdivider provides the Commission with the maintenance bond required by Section 858-
9. 
 
The petitioner will need to retain $10,000 for the minimum requirement for the maintenance 
bond. The petitioner is requesting a release of $14,695 leaving a balance of $10,000. See 
Exhibit 1 & 5. 
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EXHIBIT 1: Petitioner Statement 
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EXHIBIT 2: Petitioner As-Builts 
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EXHIBIT 3: Petitioner Grading Plan 
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EXHIBIT 4: Petitioner Written Assurances 
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EXHIBIT 5: Plat Bond Estimate – Smith Design Group 
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EXHIBIT 6: Kemp Minor Subdivision – Final Plat
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MONROE COUNTY PLAN COMMISSION           January 16, 2023 
CASE NUMBER PUO-23-1 
PLANNER Shawn Smith 
PETITIONER K & S Rolloff c/o Daniel Butler, Bynum Fanyo & Assoc. 
REQUEST Planned Unit Development Outline Plan Amendment 2 to Whaley PUD 

Waiver of Final Hearing Requested 
ADDDRESS 4810 W State Road 45, Parcel #: 53-09-14-102-001.000-015 
ACRES 12.34 +/- 
ZONE PUD Whaley 
TOWNSHIP Van Buren 
SECTION 14 
PLATS Platted 
COMP PLAN 
DESIGNATION 

MCUA Phase 1: Mixed Use 
MCUA Phase 2: Mixed Use 

EXHIBITS 
1. Petitioner Outline Plan Statement
2. Site Plan (Conceptual)
3. 1998 Whaley PUD Ordinance
4. Whaley Permitted Uses
5. Hydrogeology Report
6. IDEM Report
7. Enforcement Letter
8. Petitioner Written Commitment Letter
9. Aerial imagery 2010-2019

RECOMMENDATION 
(See map illustration on the following page for the location of each recommendation made by Staff, 
numbered 1-5) 
Staff recommends both a “Positive” and “Negative” recommendation to the Plan Commission, subject to 
the MS4 Coordinator’s reports: 

1. Staff recommends forwarding a “positive recommendation” to the County Commissioners
for adding the use of Boat and RV Storage only in the allocated area per the petitioner’s
submitted site plan (Exhibit 2) due to its compatibility with the Comprehensive Plan.

2. Staff recommends forwarding a “positive recommendation” to the County Commissioners
for the after-the-fact disturbance of designated Sinkhole “B” in its current state with no
further disturbance and subject to the Hydrogeology Incorporated and the Indiana Department
of Environmental Management reports.

3. Staff recommends forwarding a “positive recommendation” to the County Commissioners
for the after-the-fact disturbance of designated Sinkhole “A” in its current state with no
further disturbance and subject to the Hydrogeology Incorporated and the Indiana Department
of Environmental Management reports.

4. Staff recommends a “positive recommendation” for allowing storage in the area outside of
sinkhole “A”.

5. Staff recommends forwarding a “negative recommendation” to the County Commissioners
to allow for the proposed additional 7ft of fill to be placed on Sinkhole “B”.

6. Staff recommends forwarding a “negative recommendation” to the County Commissioners
to allow for any new disturbance or storage of materials within any of the Sinkholes located
on the property as requested in the petitioner’s Outline Plan statement.

The following conditions are recommended by Planning Staff based on plan review, and the MS4 
comments as a result of the Drainage Board review: 

1. Petitioner comply with Drainage Borad conditions stated at the 4/5/2023 meeting, including:
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a. Bioretention design criteria for the site should include release rates aligned with the
critical watershed levels.
b. Use amended soils and deep-rooted vegetation with limited maintenance requirements
for bioretention infrastructure.

2. Petitioner creates a definition which includes boat and RV storage.

MEETING SCHEDULE 
PLAN REVIEW COMMITTEE – June 8, 2023 
No motion was forwarded by PRC. List of questions to petitioner – see response below: 

1. No more fill in the Sinkhole Conservancy Areas – maybe consider making this a written
commitment. Staff directly talked with Kelsey Thetonia about this after the PRC meeting.

2. Provide a definition for Boat and RV Storage and provide any conditions associated with that use.
Monroe County does not have a definition for RV Storage, but there is one for Boat Storage (See
definition in the report under Use Review).

3. Do you plan to use the sinkholes for any of the permitted uses? MS4 Coordinator would require
sufficient Stormwater management for anything of concern. You might want to consider making
this off limits for storage. Sinkhole areas have been altered, but storage is proposed in the prior
SCA area. See Staff Recommendation #6.

4. Do you know where Boat and RV Storage will occur on the property? There are concerns that
fluids make leak from boats and RVs into the sinkholes untreated. Site plan updated to show
location of proposed Boat and RV Storage. See Staff Recommendation #1.

PLAN COMMISSION ADMINISTRATIVE – January 2, 2024 (CDO SESSION) 
PLAN COMMISSION Regular – January 16, 2024 (Preliminary Hearing)  

Waiver of Final Hearing requested. 
PLAN COMMISSION ADMINISTRATIVE – February 6, 2024 (if not waived) 
PLAN COMMISSION REGULAR (Final Hearing) – February 20, 2024 (if not waived) 
BOARD OF COMMISSIONERS – TBD  
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SUMMARY 
The petition site is located at 4810 W State Road 45, in Section 14 in Van Buren Township. The site contains 
12.34 +/- acres and is developed. The petitioner is requesting a Planned Unit Development Outline Plan 
Amendment to allow for the filling of all sinkholes on the Western portion of the property for the after-the-
fact filling of two Sinkhole Conservancy Areas (SCA) and to add one new use to the permitted use list:  

1. Boat and RV Storage

Should the petitioner be permitted to keep the fill within Sinkholes A and B, and/or add Boat and RV 
storage to the site, a full development plan amendment must be pursued meeting all requirements. 

BACKGROUND 

Timeline: 
1997 – Property rezoned to PUD 9712-PIO-02 
1998 – PUD amended to change a condition that moved the area of permitted grading further west, and 
not to exceed the defined line located on Exhibit 3 of the PUD ordinance. 
2014 -- K&S Purchased property and received development plan approval and Land Use Certificate. 
2015 – Grading over Sinkhole “A” is evident per aerial imagery. 
Post 2016 – fill over Sinkhole “B” is evident per aerial imagery. 
2022 – May 18th: Use Determination USE-22-27 submitted to inquire about convenience storage (no 
longer being pursued). 
2022 – June 8th: Enforcement Case AC-22-21 opened due to fill in sinkhole. 
2022 – August 24th: Grading Permit IG-22-24 submitted (still active). 
2023 – January 20th: Outline Plan Submitted PUO-23-1 to address conflict with the Outline Plan and 
aforementioned fill without proper permits. 
2023 – April 5th: Drainage Board Reviewed and provided comments. 

The area was rezoned to Whaley PUD in 1997 from Light Industrial. The 1997 PUD rezone closely relate 
to the Light Industrial uses, with the inclusion of “Cut Stone and Stone Products” to accommodate the use 
at the time (3D Stone Company). In 1998, the PUD was amended to change one of the conditions on the 
petition. The outline plan included language specifically prohibiting development within 25 feet of the 
Sinkhole Conservancy Areas. At the May 19, 1998 Regular Session, the Plan Commission requested the 
following language be included at the time of approval:  

1. That the petitioner submit drainage information required for the Drainage Board to the
Planning Department as part of the development plan file; and

2. That no further development west of the demarcated areas of disturbance, as shown on
Exhibit 3, be enabled except through the outline plan amendment process.

The latest development plan was approved in 2014 (Figure 1). Since the approval of the development plan 
and the issuance of the Land Use Certificate, the property has expanded and filled in two areas (circled in 
red) of the property that were noted as “Sinkhole A” and “Sinkhole B”. According to our records, there 
were no grading permits issued for this. Therefore, the filling in of the two sinkholes is a violation of the 
PUD. A separate letter has been mailed to the owner on 6/8/2022 under AC-22-21 (Exhibit 7). 
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Figure 1. Current Site and Approved Site 

 
 
 
Sinkhole Conservancy Area Review 
According to a report provided by Hydrogeology inc., they identified sinkhole 1 (Sinkhole A) to show no 
obvious impacts from the existing lay-down area for parking (Exhibit 5). They identified sinkhole 2 
(Sinkhole B) to have been partially filled with pulverized concrete. No obvious impacts were observed 
during the field study, however, they did mention that due to the elevation of the fill site being higher than 
the surrounding properties, those properties could be impacted via surface run-off. 
 
According to the Indiana Department of Environmental Management, much of the site contained 
unpainted concrete dumped on the west and north banks of the lot, some of which had black plastic 
sticking out, which was noted as likely being the linear material in the bed of the roll off. Because no 
loose black plastic material had been observed and concrete material was not identified to be within a 
sinkhole, their investigation was closed out with no violations having been observed (Exhibit 6). 
 
The Drainage Board reviewed this petition on April 5, 2023 and provided the following comments: 

1. Condition to approve the bio retention design criteria provided by the MS4 Coordinator. 
2. Recommendation to look at certain types of plantings with amended soils and deep rooting 

vegetation. 
 
Petitioner currently has a grading permit on file (IG-22-42) pending the completion of the PUO. As 
mentioned above, a full development plan amendment filing will be required pending the outcome of this 
petition. 
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Use Review 

The 1998 PUD Outline Plan (Exhibit 3) currently allows the following uses on the petition site: 

Agricultural Uses 
Agricultural Uses (22) 
Feed Mill (6, 25) 
Stockyard (24) 
Public, Semipublic, and Office Facili�es 
Day Care Facility (30) 
Office 
Office Showroom 
Telecommunica�ons Tower (32) 
Telephone and Telegraph Services (32) 
U�lity Service Facility (31) 
Wastewater Treatment Facility (15) 
Water Treatment Facility 
Business and Personal Services 
Air Cargo and Package Service (6) 
Aircra� Charter Service 
Appliance Repair (6) 
Auc�on House 
Convenience Storage (4, 6, 21) 
Dry Cleaning and Laundry Service 
Electrical Repair (6) 
Extermina�ng Service 
Gunsmith 
Industrial Equipment Repair (7, 16) 
Locksmith 
Office Equipment Repair (6) 
Parking Facility (31) 
Real Estate Sales Office (9) 
Remote Garbage/Rubbish Removal Facility (34) 
Small Engine and Motor Repair (6, 21) 
Taxidermist (6) 
Upholstery Service 
Veterinary Service (10) 
Retail and Wholesale Trade 
Bakery (Wholesale) (7, I 5) 
Building Materials (7, 31) 
Cabinet Sales 
Fer�lizer Sales (Packaged) (7, 21) 
Florist (Wholesale) 
Garden Center 
Heavy Machinery Sales (7) 
Industrial Supplies 
Automo�ve and Transporta�on Services Automo�ve Paint Shop 
Automo�ve/Boat Repair Shop (6) 
Automo�ve Tire Repair (7, 21) 
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Cold Storage Plant 
Transfer or Storage Terminal (7) 
Wrecker Service (7) 
Manufacturing, Mining, Construc�on, and Industrial Uses 
Apparel (7, 16) 
Appliance Assembly (7, 16) 
Beverage Products (7, 16) 
Botling Machinery (7, 16) 
Commercial Prin�ng ( 6) 
Construc�on Trailer (17) 
Cut Stone and Stone Products (15) 
Electronic Devices and Instruments (7, 16) 
Engineering and Scien�fic Instruments (7, 16) 
Food Products (15) 
Furniture (15) 
General Contractor (15) 
Jewelry Products (7, 16) 
Laboratories (16, 17) · 
Leather Goods (7, 16) 
Machine Assembly (15) 
Machine Shop (15) 
Metal Fabrica�on (15) 
Metalworking Machinery (15) 
Musical Instruments (7, 16) 
Office and Computer Equipment (7, 16) 
Op�cal Instruments and Lenses (7, 16) 
Paper Products (15) 
Plas�c Products Assembly (7, 16) 
Pla�ng and Polishing (15) 
Sign and Adver�sing Displays (7, 15) 
Warehousing and Distribu�on Ac�vi�es (7, 16) 
Watches and Clocks (7, 16) 
Welding (7, 15) 
Wood Products (7, 15) 

The proposed use ‘RV and Boat Storage’ somewhat aligns with the convenience storage already on the list 
of permitted uses. Staff would need the petitioner to submit a definition and any proposed conditions that 
might be related to the proposed use. RV Storage currently is not a permitted use in the ordinance and does 
not have a definition. The current definition for Boat Storage is as follows: 

Boat Storage. A storage facility utilizing enclosed buildings and/or unenclosed outdoor areas for 
the seasonal or year-round storage of four or more boats. This is subject to the following: 

41. Boat Storage facilities shall be permitted subject to the following conditions:
A. the required building setbacks shall be applied to all boats stored outside
B. all boats stored outside of enclosed buildings shall be screened from adjoining properties
by a double staggered row of evergreen trees, installed in conformance with Chapter 830,
or a 6 ft. high opaque fence or wall.
C. boat repair services and accompanying sales of repair merchandise is allowed only as
an accessory use
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D. compliance with all applicable local, State and Federal regulations for the disposal of
hazardous materials.

Current uses of the property include Remote Garbage/Rubbish Removal Facility and Offices. To date, the 
petitioner has stated that they do not plan to develop the site for convenience storage due to the 
remediation efforts using current resources.  

LOCATION MAP  
The petition site is located west of the City of Bloomington, with frontage along West State Road 45 in 
Section 14 of Van Buren Township. The site 12.34 +/- acres and is currently the site of K & S Rolloff 
Holdings LLC, Parcel #53-09-14-102-001.000-015.  
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ZONING AND ADJACENT USES 
The petition site is zoned PUD. All surrounding properties are in County jurisdiction. The adjacent 
properties are zoned PUD, Limited Business (LB), General Business (GB), Agricultural Rural Reserve 
(AG/RR) and Suburban Residential (SR). 
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SITE CONDITIONS 
The site is a flagpole shape and has frontage along W State Road 45 (major arterial) at approximately 75’ 
and does not have sidewalks. The site utilizes CBU water, not sewer. The property has three Sinkhole 
Conservancy Areas (SCAs) – at least two of these have been disturbed. The petition site is located within 
the Sinking Stream watershed. 
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SITE PICTURES 

Photo 1.  Pictometry from Feb-Mar 2022, facing north. 

Photo 2. Pictometry from March 2022, Facing East. 
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Photo 3. Site of Sinkhole ‘A’ (Facing Northwest) 

Photo 4. Site of Sinkhole ‘A’ (Facing North) 
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Photo 5. Site of Sinkhole ‘B’ (Facing West) 

Photo 5. Site of Sinkhole ‘B’ (Facing East) 
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Photo 6. Concrete washout debris used to fill Sinkhole ‘B’ 

COMPREHENSIVE PLAN DISCUSSION – PHASE I 
The petition site is located in the Mixed-Use district on the Monroe County Urbanizing Area Plan portion 
of the Monroe County Comprehensive Plan. Points that align with the proposed PUD outline plan are 
highlighted in green. Points that differ from the MCUA districts are highlighted in grey. 

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 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-

25



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 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 
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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. 

Figure 2. Comprehensive Plan Map (Area circled in red) 

COMPREHENSIVE PLAN DISCUSSION – PHASE II 
Gateway West 
This district includes properties with frontage along major roadway corridors on the west side of the 
Urbanizing Area, in locations that serve as important areas of transition between the Urbanizing Area and 
adjacent jurisdictions, most notably the City of Bloomington as well as the Town of Ellettsville. This 
district is primarily intended to implement the vision for new mixed-use development and redevelopment 
in the Third Street Corridor and North Park focus areas of the Urbanizing Area Plan, as well as other 
mixed use nodes identified in the land use plan. 
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Existing Planned Unit Developments 
In general, it is the intent of this zoning framework to eliminate the need to establish new Planned Unit 
Developments by creating an expedited, consistent and predictable set of zoning requirements and 
approval procedures. However, existing planned developments represent a significant investment by 
property owners in establishing specific development plans and standards for their properties in 
conformance with pre-existing development approval procedures. All planned developments in effect 
prior to the creation of new zoning districts and standards should continue to be considered in effect, 
similar to an overlay zone. Opportunities to eliminate the planned unit development overlay will also be 
accommodated and should be encouraged. PUDs with expired outline plans or without development plans 
may be reviewed and rezoned entirely, subject to recommendations of this zoning framework. 

Proposed County Development Ordinance 

Figure 3. CDO Draft Zoning Map 
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PUD REVIEW CONSIDERATIONS 
Section 811-6 (A) of the Monroe County Zoning Ordinance states: “The Plan Commission shall consider 
as many of the following as may be relevant to the specific proposal: 

(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 existing and proposed development appears to be consistent with the Comprehensive Plan
per the Employment zone;

• The current use and potential expansion of the site would support Employment uses;
o The MCUA Phase I plan designates the petition site as “Mixed-Use”;

 Mixed-Use districts are the densest, most pedestrian-oriented development types
in the Urbanizing Area;

o The MCUA Phase II plan designates that site as “Gateway West”;
 This district includes properties with frontage along major roadway corridors on

the west side of the Urbanizing Area, in locations that serve as important areas of
transition between the Urbanizing Area and adjacent jurisdictions, most notably
the City of Bloomington as well as the Town of Ellettsville. This district is
primarily intended to implement the vision for new mixed-use development and
redevelopment in the Third Street Corridor and North Park focus areas of the
Urbanizing Area Plan, as well as other mixed-use nodes identified in the land use
plan;

• The current zoning is Whaley PUD created in 1997; The Comprehensive Plan designates the
property as MCUA Mixed-Use;

• The current approved uses for the petition parcel have been determined to be Chapter 802 uses,
including ‘Agriculture Uses’, ‘Public, Semipublic, and Office Facilities’, ‘Business and Personal
Services’, ‘Retail and Wholesale Trade’, ‘Automotive and Transportation Services Automotive
Paint Shop’, ‘Manufacturing, Mining, Construction, and Industrial Uses’;

• The petition parcel has remained active since that time;
• The petitioner requests to add one (1) Business and Personal Services Use “Boat Storage”;

(2) The extent to which the proposed plan meets the requirements, standards, and stated purpose
of the Planned Unit Development regulations.
Findings:

• The proposed plan will need use definitions to be defined;
• One design standard (25-foot buffer of the compound sinkhole located on the west portion of the

site) was found specifically listed in the PUD documentation;
• The site does not currently meet the requirements of the PUD ordinance due to the disturbance of

at least two (2) of the three sinkholes on the property;
• The petitioner has not indicated that any other deviation from the Zoning Ordinance would be

sought at this time related to density, dimension, bulk, use, required improvements, and
construction and design standards;

• Site plan improvements including bioretention requirements will be addressed at the development
plan stage;

• See Findings under section A, regarding use;

(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;
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• 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); 
 
(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 property is an as-built - no change in current use of the site; 
• Parking already exists on site; 
• Much of the property already consists of open space due to the three SCAs. 
 

(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 (a), (b) & (d); 
• Other immediately surrounding uses include Dillman Farm to the south, Specialty CNC to the East, 

an auto repair shop and furniture restoration shop to the west, and Westside Community Church to 
the northeast.; 

• Much of the surrounding area is zoned Planned Unit Development, Limited Business, and General 
Business, Suburban Residential, and Agriculture Rural Reserve; 

• Development plan requirements including bioretention requirements will be addressed at the 
development plan stage. 

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

well-being. 
 Findings:  

• See Findings under Section 1; 
 
(8) The proposal will not cause undue traffic congestion and can be adequately served by existing 

or programmed public facilities and services. 
 Findings:  

• Access is derived from W State Road 45 which is designated as a Major Arterial in the 
Thoroughfare Plan; 

• All utilities except for sewer are available to the petition site; 
• See findings under (d); 

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

 resources to the extent possible. 
 Findings:  

• There are at least 3 sinkhole conservancy areas on the property; 
• Drainage will be reviewed under a PUD Development Plan if the this petition is adopted; 
• The area was originally listed as a ‘light industrial’ prior to rezoning to PUD. 
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EXHIBIT 1: Petitioner Outline Plan Statement 
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EXHIBIT 2: Site Plan (Conceptual) 
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EXHIBIT 3: 1998 Whaley PUD Ordinance 
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EXHIBIT 4: Whaley PUD Permitted Uses 

38



EXIHIBT 5: Hydrogeology inc. Report 
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EXHIBIT 6: IDEM Letter 
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EXHIBIT 7: Enforcement Letter AC-22-21 
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EXHIBIT 8: Petitioner Commitment Letter 
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EXHIBIT 9: Aerial imagery 2010-2019 

(2010 Aerial) 

(2013 Aerial) 

60



(2016 Aerial) 

(2019 Aerial) 
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EXHIBITS 
1. Use Tables
2. Design Standards
3. Location Map
4. Zoning Map
5. CDO Draft Zoning Map
6. Site Conditions Map
7. Comprehensive Plan Map
8. Site Photos
9. Use Determination
10. Petitioner’s Letter
11. Proposed Development
12. U-Haul Presentation
13. Subdivision Final Plat

RECOMMENDATION 
Recommendation to the Plan Commission: 

• Staff recommends forwarding a “positive recommendation” to the County Commissioners based
on the compatibility with the Comprehensive Plan.

PLAN REVIEW COMMITTEE 
Comments made during the PRC meeting: 

• Take this request to the Redevelopment Commission to receive feedback.
This was taken to the January 4, 2024 RDC Meeting.

• Recommend putting employment-related uses at this location.
• Is this use allowed in the County Development Ordinance?

As of this date, it would only be allowed in GB and AP zones under the CDO.
• Where else could U-Haul go if not here?

Only allowed in GB zones.
• This location is in a TIF District, and it should be for employment.
• Would like to see CDO Draft Map. See Exhibit 5.
• Area is intended for industrial development. Does this use fit?

This use is primarily commercial.

MONROE COUNTY PLAN COMMISSION     January 16, 2024 
PLANNER Shawn Smith 
CASE NUMBER REZ-23-5, U-Haul Rezone 
PETITIONER Stephany Sheekey w/U-Haul 
ADDDRESS 3274 and 3300 W Profile PKWY, parcel no. 53-04-36-100-054.007-011 & 

53-04-36-100-054.006-011
REQUEST Rezone Request from IG to GB  

Waiver of Final Hearing Requested 
ACRES 12.84 +/- acres 
ZONE General Industrial (IG) 
TOWNSHIP Richland 
SECTION 36 
PLATS Platted; Pinnacle Business Park Major Subdivision Final Plat Amendment 1 
COMP PLAN 
DESIGNATION 

MCUA Mixed Use 
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REDEVELOPLMENT COMMISSION 
This petition was heard at the January 4, 2024 meeting with the following questions: 

The Plan Commission has requested that Planning Staff reach out to the Redevelopment Commission 
regarding a Rezone Request for 3274 and 3300 W Profile PKWY from General Industrial (IG) to General 
Business (GB). It is located in one of the TIF Districts. 

The specific use is a U-Haul Facility, defined by Planning Staff as a multi-use “Business or Industrial 
Center”, encompassing “Automotive Rentals” and “Convenience Storage” uses. 

The Plan Commission would like to know what the Redevelopment Commission’s thoughts are 
regarding: 

1. The use of the property as defined above, and;
See comments below. The RDC would prefer an employer that offers high wages, has an
aesthetically pleasing build out, and that employs a lot of people. The RDC did not see an issue
with the rezone to GB and ultimately, would like to see the property put to use rather than be
vacant.
2. The rezoning of the property, which allows for a large number of commercial uses at these

locations. Same answer above.

Comments made by RDC Members: 
• Mentioned McAlister's which is a storage area. How is this different than U-Haul?
• IG to GB important to consider. U-Haul may not be there forever. GB allows for other uses.
• Want high wages, great property value moving forward. No matter the use, the RDC wants to see the

property utilized for a use and not to sit idle.
• Business to the east, industrial to the west. U-Haul appears to be a good transition between business

and industrial.
• U-Haul doesn't seem to be too different than McAlister's. This seems to be a good use.
• Redesign the site to be more aesthetically pleasing. Move storage of vehicles and parking in the back.
• Industrial uses produce more revenue for the County than commercial, but this would not necessarily

affect the TIF.
• RDC would prefer to see the building moved to the front of the lot. The petitioner stated that would

not be an issue.
• The petitioner stated there would be a total of 12-15 employees on the site. They also state that they

offer applications online for locals to sign up and acts as a secondary form of employment.
• Per the RDC, the use seems to be more retail vs industrial type of use. Fencing required? Suitable

driveway? Moving to GB from IG seems fine, so long as it remains business. Not inconsistent with
what we're expecting. Seems like future use could allow for another business to come in based on the
site plan and location of buildings.

• Better to have business that employs a lot of people, but this area is a brownfield and not being used.
Hopefully this spurs more development in the area. Very important to have aesthetically pleasing
views.

• Having an attractive development is important for attracting employers, regardless of whether it is
business or industrial.

• Not a high impact use. If another business takes over this lot, it wouldn’t be too difficult for them
given what is being proposed for construction here.

• This development is acceptable. It’s a good use for the property as it is right now. As long as
everything is buffered the way it should be. Designs look good. If the designs shown in the slides are
as good as those look, it would satisfy a lot of our concerns.
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MEETING SCHEDULE 
Plan Review Committee – December 14, 2023 
Plan Commission Admin Meeting – January 2, 2024 (CDO Work Session) 
Redevelopment Commission – January 4, 2024 
Plan Commission Regular Meeting – January 16, 2024 (Preliminary– Waiver of Final Hearing 
Requested) 
Plan Commission Admin Meeting – February 6, 2024  
Plan Commission Regular Meeting – February 20, 2024 (Final Hearing) 
Board of Commissioners Meeting – TBD  

SUMMARY 
The petition site consists of two parcels totaling 12.84 +/- acres located in Richland Township at 3274 
and 3300 W Profile PKWY. The petitioner is proposing to amend the Zoning Map from General 
Industrial (IG) to General Business (GB). If approved, next steps would include filing for a Pre-Design 
for a Site Plan for approval at the Staff level. 

BACKGROUND 
In September of 2023, a Use Determination (USE-23-51) was submitted to Planning Staff for a 
determination to be made if U-Haul would fit within a permitted use at 3274 and 3300 W Profile PKWY. 
Staff determined that U-Haul best fell under both Automotive Rentals and Convenience Storage uses, 
with the “Business or Industrial Center” (multi-use) serving as an umbrella term for both uses. However, 
Chapter 833 which guides development for the IG zone does not have Convenience Storage as a 
permitted use, and Automotive Rentals is not a permitted use in the IG zone. 

In order to provide a path forward, Planning Staff recommended that the petitioners file for a Rezone 
request with the Planning Department to rezone both properties from General Industrial to General 
Business, as the GB zone would allow for the mixed use of Automotive Rentals and Convenience 
Storage. 

Listed below are the definitions of the GB zone, Business or Industrial Center, Automotive Rentals, and 
Convenience Storage, per Chapter 802. 

General Business (GB) District. The character of the General Business (GB) District is 
defined as that which is primarily intended to meet the needs for heavy retail business 
uses. General business uses should be placed into cohesive groupings rather than on 
individual properties along highways in order to take advantage of major thoroughfares 
for traffic dissemination. Access control should be emphasized. The purposes of the GB 
District 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; 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. Some uses are conditionally permitted. The conditions placed 
on these uses are to insure their compatibility with the adjacent residential uses. 

Business or Industrial Center. A site developed and operated under single or common 
ownership to include of a mix of industrial and/or commercial uses where the majority of 
uses are permitted under the Business and Personal Services, Retail and Wholesale 
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Trade and Manufacturing, Mining, Construction and Industrial use categories, with 
customer and employee parking provided on-site, provisions for goods delivery separated 
from customer access, aesthetic considerations and protection from the elements, and 
landscaping and signage in accordance with an approved plan. 

Automotive Rentals. Establishments involved in renting passenger cars, noncommercial 
trucks, motor homes or recreational vehicles, including incidental parking and servicing 
of vehicles available for rent. 

Convenience Storage. A storage service primarily for personal effects and household 
goods within an enclosed storage area having individual access, but excluding uses such 
as workshops, hobby shops, manufacturing or commercial activities, and may include an 
on-site apartment for a resident manager. 

EXHIBIT 1: Use Tables 
General Industrial Uses (IG) Permitted or Conditional
Adult Oriented Business P
Automobile storage yards C
Automotive repair C
Beverage bottling P
Building trade shops P
Business or Industrial Center P
Business service P
Commercial / Industrial Adaptive Reuse P
Correctional facilities C
Fire stations P
Heavy manufacturing P
Historic adaptive reuse C
Industrial uses with potentially adverse effects C
Light manufacturing P
Machinery and equipment repair P
Off-site parking C
Offices P
Police stations P
Print shops P
Relocation of off-premise signs C
Research laboratories P
Shared parking C
Solid waste/recycling centers P
Utility substations and transmission facilities P
Warehousing and storage P
Wireless Communication Facility C
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General Business Uses Permitted or Conditional 
Accessory Use P 
Ag. Supply P 
Air Cargo and Package Service P 
Air Craft Charter Service P 
Airport Transportation Service P 
Amusement and Recreational P 
Apparel Shop P 
Appliance Repair P 
Appliance Sales P 
Auction House P 
Automobile Repair Services, Minor P 
Automotive & Transportation P 
Automotive Paint Shop P 
Automotive Rentals P 
Automotive Supply P 
Automotive Tire Repair P 
Bakery (Retail) P 
Barber Service P 
Beauty Service P 
Boarding House P 
Bookstore P 
Bottled Gas Storage/Distribution P 
Building Materials P 
Bus Terminal P 
Business or Industrial Center P 
Cabinet Sales P 
Camera and Photographic Supply P 
Car Wash P 
Caterer P 
Charitable, Fraternal, or Social P 
Club or Lodge P 
Coin Operated Cleaning/Laundry P 
comm. Printing P 
Comm./Industrial Adaptive Reuse P 
Community Center P 
Confectionery P 
Construction Trailer P 
Convenience Storage P 
Convenience Store P 
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Copy Service P 
Daycare Facility P 
Department Store P 
Drapery Sales P 
Drugstore P 
Dry Cleaning and Laundry Pickup P 
Dry Cleaning and Laundry Service P 
Electrical Repair P 
Employment Agency P 
Equipment Rental P 
Estate Services P 
Exterminating Service P 
Fertilizer Sales (Packaged) P 
Financial Service P 
Florist (Retail) P 
Florist (Wholesale) P 
Fruit Market P 
Funeral Home P 
Furniture Sales P 
Garden Center P 
Gasoline Services Station P 
General Contractor P 
General Flooring Sales P 
Gift Shop P 
Grocery Store P 
Group Home Class I P 
Group Home Class II P 
Gunshop P 
Gunsmith P 
Handicrafts P 
Hardware P 
Historic Adaptive Reuse C 
Home Improvement Center P 
Hospital P 
Hotel P 
Indoor Shooting Range P 
Indoor Theater P 
Insurance Agency P 
Interior Decorating P 
Jewelry P 
Legal Service P 

67



Liquor Store P 
Locksmith P 
Manufactured Housing Sales P 
Manufacturing, Mining P 
Marine Supply P 
Massage Studio P 
Meat Market P 
Medical Clinic P 
Motel P 
Motorcycle Sales P 
Music Store  P 
Nursing Home P 
Office P 
Office Equipment Repair P 
Office Showroom P 
Office Supplies P 
Optical Goods P 
Outdoor Drive-In Theater P 
Park and Recreational Services P 
Parking Facility P 
Pet Services P 
Pet shop P 
Photographic Services P 
Private Recreational Facility P 
Real Estate Agency P 
Real Estate Sales office Or Model P 
Religious Facilities P 
Remote Garbage/Rubbish Removal C 
Restaurant P 
Restaurant (Drive-in) P 
Retail & Wholesale Trade P 
Retirement Center P 
Rodeo P 
Shoe Repair P 
Shopping Center P 
Small Engine and Motor Repair P 
Sporting Goods P 
Tailoring P 
Tavern P 
Taxicab Stand P 
Taxidermist P 
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Telephone and Telegraph Services P 
Temporary Care Facility P 
Temporary Seasonal Activity P 
Travel Agency P 
Upholstery Service P 
Used Merchandise (Antiques) P 
Used Merchandise (Flea Market) P 
Used Merchandise (General) P 
Utility Service Facility P 
Veterinary Service (Indoor) P 
Water Treatment Facility P 
Wireless Communication Facility C 
Wrecker Service P 

EXHIBIT 2: DESIGN STANDARDS 
Lot Area Requirements General Industrial General Business 
Minimum Lot Area (square 
feet)  

20,000 N/A 

Minimum Lot Width (feet) 100’ 50’ 
Maximum Height (feet) 60’ 

(Up to twenty (20) percent of the 
footprint of the building may extend 
to a maximum height of one 
hundred (100) feet.) 

45’ 

Minimum Side Yard 
(Structures) (feet) 

12’ 
(One hundred (100) foot side yard 
required when adjacent to a 
residential district, within twenty-
five (25) foot landscaped buffer. No 
side yard required if adjacent to a 
rail siding, regardless of adjacent 
zoning.) 

6’ 

Minimum Rear Yard 
(Structures) (feet) 

20’ 
(One hundred (100) foot side yard 
required when adjacent to a 
residential district, within twenty-
five (25) foot landscaped buffer. No 
side yard required if adjacent to a 
rail siding, regardless of adjacent 
zoning.) 
(No rear yard required if adjacent to 
a rail siding.) 

0’ 

Maximum Building 
Coverage (percent)  

70% (Minimum Open Space = 20%) 

Floor Area Ratio 2 0.3 
Minimum Side Yard 
(Parking) (feet) 

6’ -- 
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Minimum Rear Yard 
(Parking) (feet) 

10’ -- 

Front Setback from 
Centerline – Minor 
Collector– Building (feet) 

55’ 
(No setback shall be less than 10ft 
from the property line). 

25’ (from ROW) 

Minor Collector – Parking 
(feet) 

65’ 
Not applicable for properties 
abutting or adjoining overpasses or 
bridges. 

-- 

Additional Front Setback 4’ 
(Additional front setback required 
for each additional story, or for each 
ten (10) feet or increment thereof of 
building height over twelve (12) 
feet, measured at the eave of the 
building.) 

-- 

 
EXHIBIT 3: LOCATION MAP  
The petition site is located at 3274 and 3300 W Profile PKWY, Section 36 in Richland Township, 
parcels; 53-04-36-100-054.007-011 & 53-04-36-100-054.006-011. Known as Lot 6 and 7 of the Pinnacle 
Business Park Major Subdivision Final Plat Amendment 1. 
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EXHIBIT 4: CURRENT ZONING 
The parcel is zoned General Industrial (IG). All adjoining parcels are also zoned General Industrial, with 
nearby zoning designations RM15 to the northwest and Curry Industrial Park PUD to the south. There are 
no commercial uses directly adjacent to the subject property. The surrounding area consists of 
predominantly industrial uses. 

71



EXHIBIT 5: CDO ZONING 
The Monroe County Development Ordinance currently has this site designated as Heavy Industrial (HI) in 
dark purple. The gray areas represent PUD zoning. 
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EXHIBIT 6: SITE CONDITIONS & INFRASTRUCTURE 
The petition site is made up of two 12.84 acre +/- parcel. The site currently sits vacant. Access is from W 
Profile PKWY. There is no evidence of the presence of karst/sinkhole features on or near the petition site 
according to available contour data. An EPA Easement exists along the western and southwestern portion 
of Lot 6 (western property shown below).  

The County will be pursuing a connection of Sunrise Greetings from W Profile Parkway to W Vernal 
Pike within the next few years. Due to the railroad crossing, this will require a bridge that will be several 
feet in height. Planning has taken this into consideration when reviewing the request by the petitioner. 

Stormwater Comments: 
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Highway Comments: 

EXHIBIT 7: COMPREHENSIVE PLAN DISCUSSION 

COMPREHENSIVE PLAN DISCUSSION – PHASE I 
The petition site is located in the Mixed-Use district on the Monroe County Urbanizing Area Plan portion 
of the Monroe County Comprehensive Plan. Points that align with the proposed PUD outline plan are 
highlighted in green. Points that differ from the MCUA districts are highlighted in grey. 

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 
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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 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. 
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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 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 
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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. 

Figure 2. Comprehensive Plan Map (Area circled in green) 

COMPREHENSIVE PLAN DISCUSSION – PHASE II 
West Side Development 
This district includes properties to the north of the Third Street Gateway, extending generally to SR 46 
and generally designated as the Employment land use type in the Urbanizing Area Plan. It includes 
existing office and industrial flex buildings and is intended to accommodate additional infill and 
redevelopment of these uses, and benefit from Tax Increment Finance district opportunities. This district 
also includes existing industrial and office development, and highway-oriented commercial uses, south of 
Third Street between Curry Pike and I-69. Additional employment-oriented development should be 
compatible and consistent with surrounding patterns. 

Phase II also incorporates expected building types for each district. Listed below are the expected 
building types of West Side Employment. These building types include: 

Attached Townhome, Attached Courtyard, Multi-Family, Commercial, Commercial Outlot, Mixed-Use, 
Office Building, Flex Building (Option A), Flex Building (Option B), Large-Format Flex Industrial,  
Re-use/Retrofit. 
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Third Street Corridor 
The former ABB industrial site on Curry Pike, for example, is a site that could be developed with an 
industrial use. This site is a remediated brownfield and does not currently support redevelopment with 
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residential uses. Therefore, the site could be developed with employment focused mixed-use and/or 
integrated industrial.  If the site is developed with industrial land uses, new development should be 
carefully integrated into the character of the corridor given its high visibility and adjacency to other 
residential and commercial land uses. 

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 Mixed Use and Westside

Employment.
• The current use of the petition site is vacant;

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

Findings: 
• See Findings under Section A;
• The rezone request is to change the zoning;
• The petition site is currently zoned General Industrial (IG);
• Ben Ayers of the Highway Dept. provided the following comment:

• “Lot #6 & Lot #7 have existing driveway entrances that were constructed as part of
the West Profile Parkway Road project. No new driveway entrances will be
permitted.”
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• Paul Satterly of the Highway Department provided the following comment:
• “Development should be limited to one existing driveway that accesses Profile

Parkway.  Second driveway does not need to be removed.”
• The petition site does exhibit some areas of considerable slope greater than 15% (see Site

Conditions Map), but is otherwise considerably flat;
• The site is not located within 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;
• An EPA Easement is partially located on Lot 5.

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

Findings: 
• See Findings under Section A and Section B;
• All adjacent parcels are zoned General Industrial;
• Land uses in the surrounding area are predominantly commercial, industrial, or vacant;

(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 two parcels with 12.84 +/- acres;
• The purpose of the rezone is to allow for the permitted use of “Business or Industrial Center”

in the General Business (GB) zone, with the intention of allowing for the use of both
Automotive Rentals and Convenience Storage at the petition site;

• According to the Monroe County Thoroughfare Plan, W Profile Parkway is designated as a
Local roadway.
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EXHIBIT 8: Site Photos 

Photo 1. Entrance Facing North (Lot 7) 

Photo 2. Facing Northeast 

81



 

 
Photo 3. Facing Northwest 

 

 
Photo 4. Facing West 
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Photo 5. Facing South 

Photo 6. Facing Northeast 
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Photo 7. Facing Northeast (Rear of the property) (Adjoining rail spur) 

Photo 8. Facing South from rear of the property 
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Photo 9. Facing Southwest (Lot 6) 

Photo 10. Facing North  
(Roundabout connecting Profile Parkway and proposed Sunrise Greetings Extension) 
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EXHIBIT 9: Petitioner Letter 
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EXHIBIT 10: USE DETERMINATION 
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EXHIBIT 11: Proposed Development 
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EXHIBIT 12: U-Haul Presentation 

93



94



95



96



97



98



99



100



101



102



103



104



105



106



107



108



109



110



111



112



113



EXHIBIT 11: Pinnacle Business Park Major Subdivision Amendment One - Final Plat 
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RECOMMENDATION  
Staff recommends approval based on the finding that the proposed preliminary plat meets the Subdivision Control 
Ordinance with the following conditions: 

1. Add the note to the plat “All new utilities, including but not limited to gas, sewer, electric power, telephone and
CATV shall be located underground throughout the subdivision per 856-41.”

2. The preliminary plat must include additional information regarding the street trees, including their species and
amount, and must achieve the 20% required biodiversity.

3. Sidewalks be added to the south side of Carmola Drive per Chapter 856-40, which says: (A) Sidewalks shall be
included within the dedicated, unpaved portions of the rights-of-way on both sides of all streets when any of the
following are applicable:
(6) a proposed subdivision will result in the creation of at least five lots where any of the lots in the proposed
subdivision are less than 2.5 acres in size

4. Petitioner to provide an additional 5 feet of right-of-way for lots 1-3 so that the right-of-way on the north side of
Carmola will be consistent. Street trees will need to be relocated outside of the right-of-way with this change.

Plat Committee Meeting – December 21, 2023 
Plat Committee did not meet due to lack of quorum. No recommendation. 

Plan Commission Regular Meeting – January 16, 2024 (Preliminary Hearing) 
Waiver of final hearing requested. 

Plan Commission Regular Meeting – February 20, 2023 (Final Hearing) 

SUMMARY  
The petitioner is proposing a 7-lot Major Subdivision Preliminary Plat with no waiver requests. This subdivision is being 
proposed for the purpose of creating six Single-Family Residential lots, and one common area used for drainage. The 
property is zoned Medium-Density Residential (MR) and was recently rezoned to MR from Agriculture/Rural Reserve 
(AG/RR) in 2021 (Ordinance 2021-32, approved by the County Commissioners on November 3, 2021). All proposed lots 
will meet the minimum requirements for subdividing land in their respective zoning district. A Will-Serve letter for sewer 
has been obtained. Right-of-Way permits have been applied for and are pending the approval of this subdivision. 

This subdivision was presented to the Drainage Board during their December 6, 2023, meeting. It was decided that the 
Stormwater Division of the Highway Department would be further inspecting the drainage for the offsite pond to the east 
and find out where it drains (currently unknown).  

Comments from Highway Department: 

MONROE COUNTY PLAN COMMISSION       January 16, 2024 
PLANNER Daniel Brown 
CASE NUMBER SPP-23-4 
PETITIONER Blackwell Contractors Inc. 

c/o Scott Pardue, Smith Design Group 
ADDRESS 4050 W Carmola DR; 53-04-24-200-135.000-011 
REQUEST Spring Woods Major Subdivision Preliminary Plat  

Preliminary Hearing. Waiver of Final Hearing Requested 
ACRES 2.367 +/- acres 
ZONE Medium-Density Residential 
TOWNSHIP Richland 
SECTION 24 
PLATS Unplatted 
COMP PLAN 
DESIGNATION 

Designated Communities 
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BACKGROUND 
The proposed subdivision will create seven lots out of 2.367 +/- acres. Below is a summary table of facts regarding the 
proposed seven lots.  

Right-of-way permits have been applied for and are pending. In addition, extra Right-of-Way was dedicated to 
accommodate the sidewalk design, which otherwise would have extended out of the right-of-way. REZ-21-1 had a 
condition of approval stating the petitioner was to “Submit a written commitment to dedicate temporary right-of-way to 
the County for future Carmola Drive improvements.” This Temporary Right-of-Way Easement (Instrument Number: 
2021022848) has been shown on the Preliminary Plat.  

Drainage is undergoing review by the Stormwater division. 

Street trees are required for this subdivision and have been shown on the Preliminary Plat diagrams. However, 
information regarding their size or species has not been included. Including this information on the Preliminary Plat 
diagram has been made a Condition of Approval. In addition, a five-foot wide sidewalk is also included in the proposal on 
the same side of the road as the subdivision. However, Major Subdivisions require sidewalks to be installed on both sides 
of the road. Adding a sidewalk to the south-side of Carmola Drive has been included in the Conditions of Approval. 

There is a utility pole on the same side of W Carmola DR as the proposed subdivision. However, this has been determined 
to be in the Right-of-Way. Thus, no overhead utility waiver is required. The Preliminary Plat is proposing removal of this 
utility pole in coordination with Duke Energy, who provides the electricity. 

There are no waiver requests for this subdivision petition. However, Lot 7 is a proposed drainage easement and will not be 
counted as a buildable lot. A CSGP will be required along with the grading permits for the improvements. 

Below is a summary of the lot configurations. 

Lot 1 Lot 2 Lot 3 Lot 4 Lot 5 Lot 6 Lot 7 
Acreage / 

Buildable Area 
(+/-) 

0.263 acres / 
0.127 acres 

0.263 acres / 
0.177 acres 

0.263 acres / 
0.177 acres 

0.263 acres / 
0.177 acres 

0.263 acres / 
0.177 acres 

0.263 acres / 
0.134 acres 

0.790 
acres / 
None 

Wastewater 

Sewer 
(Eastern 
Richland 

Sewer 
Corporation) 

Sewer 
(Eastern 
Richland 

Sewer 
Corporation) 

Sewer 
(Eastern 
Richland 

Sewer 
Corporation) 

Sewer 
(Eastern 
Richland 

Sewer 
Corporation) 

Sewer 
(Eastern 
Richland 

Sewer 
Corporation) 

Sewer 
(Eastern 
Richland 

Sewer 
Corporation) 

N/A 

Water Ellettsville 
Utilities 

Ellettsville 
Utilities 

Ellettsville 
Utilities 

Ellettsville 
Utilities 

Ellettsville 
Utilities 

Ellettsville 
Utilities 

N/A 

Electric Duke Energy Duke Energy Duke Energy Duke Energy Duke Energy Duke Energy N/A 

Property W Carmola W Carmola W Carmola W Carmola W Carmola W Carmola N/A 
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Access Road Road Road Road Road Road 

Total R/W 
Dedication; 

W Carmola DR 
(Local) 

 
25 feet; 

RW-23-333 
 

 
25 feet; 

RW-23-334 

 
25 to 30 feet;  
RW-23-335 

 
30 feet; 

RW-23-336 

 
31 feet; 

RW-23-337 

 
31 feet; 

RW-23-338 

N/A 

Environmental 
Conditions 

None None None None None None N/A 

Existing 
Structure(s) 

Vacant 
 

Vacant Vacant Vacant Vacant Vacant Vacant 

 
 
In addition, the developer in this petition may be involved in an adjacent subdivision that has been constructed in the past. 
As part of our reporting on subdivisions that remain unbuilt, we want to provide the following history: 
 
To date, the County holds a fund line in the amount of $67,083.50 (cashed in 2014 since Developer walked away) for 
Glen Meadows Section I and II for street trees and sidewalks. We have received complaints in this area from neighbors 
regarding stormwater issues, and the fact that the roadways are still private and therefore not plowed by the County. When 
reviewed by the Highway Department, a few concerns include lack of street trees, missing sidewalk, missing ADA ramps, 
asphalt needing replacement, stormwater infrastructure requiring as-builts and further review, and more. Since the 
developer never completed the improvements, the roadway segments highlighted below (W Geranium, part of N Mocha 
Dr, N Petunia Ln, N Dahlia Ln, and N Begonia Ct) cannot be accepted into the County Inventory. The remaining funds 
are not enough to complete the subdivision list of improvements due to a lack of adjustment for inflation, and wear and 
tear on initial improvements put in place. Our understanding is that Kenny Blackwell and/or Don Grubb have retained 
ownership of the private infrastructure. When there is a snow event, we continue to receive calls from neighbors 
complaining that there are several hours/days that they must wait for the road to be plowed by the private developer. 
Planning and Highway would like to see the roadway completed and accepted into the County Inventory. Below is an 
image of the roadway segments not in the County Inventory that are highlighted in yellow in relation to the property to be 
subdivided highlighted in blue outline: 
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https://vpc3uploadedfiles.blob.core.windows.net/vpc3-files/monroecountyin/Initial_Inspection_Report_Mon_Nov_13_2023_12-48-26.pdf?sv=2021-10-04&st=2023-12-14T18%3A26%3A44Z&se=2023-12-14T19%3A11%3A44Z&sr=b&sp=r&sig=kLtkZAZSFEQiFDtW0saPTRz0k7cdKgjIoOQjqoYPJy0%3D
https://vpc3uploadedfiles.blob.core.windows.net/vpc3-files/monroecountyin/Initial_Inspection_Report_Mon_Nov_13_2023_12-52-22.pdf?sv=2021-10-04&st=2023-12-14T18%3A30%3A09Z&se=2023-12-14T19%3A15%3A09Z&sr=b&sp=r&sig=LToTwr4NTwxofQA%2BXO5z4ZIGS%2FObPXlhST2sPQOTu94%3D
https://vpc3uploadedfiles.blob.core.windows.net/vpc3-files/monroecountyin/Initial_Inspection_Report_Mon_Nov_13_2023_12-55-37.pdf?sp=r&sv=2017-11-09&sr=b&st=2023-12-14T18%3A30%3A34Z&se=2023-12-14T19%3A30%3A34Z&sig=WNBpCOKQYI%2FbryPSTPNKC1pcVriLe3BWAmn%2B29ZF24E%3D
https://vpc3uploadedfiles.blob.core.windows.net/vpc3-files/monroecountyin/Initial_Inspection_Report_Mon_Nov_13_2023_13-04-35.pdf?sv=2021-10-04&st=2023-12-14T18%3A31%3A07Z&se=2023-12-14T19%3A16%3A07Z&sr=b&sp=r&sig=bcz%2Fa833%2BiolEMxeW9xeYRbc2KnJrEiOieg49Wcc%2BJE%3D
https://vpc3uploadedfiles.blob.core.windows.net/vpc3-files/monroecountyin/Initial_Inspection_Report_Mon_Nov_13_2023_13-08-39.pdf?sv=2021-10-04&st=2023-12-14T18%3A31%3A31Z&se=2023-12-14T19%3A16%3A31Z&sr=b&sp=r&sig=GC%2FagcdqLfISRyf5IbJyr8YsS9UNzonOXYkbEv%2BQVPQ%3D
https://vpc3uploadedfiles.blob.core.windows.net/vpc3-files/monroecountyin/Initial_Inspection_Report_Mon_Nov_13_2023_13-12-38.pdf?sv=2021-10-04&st=2023-12-14T18%3A32%3A12Z&se=2023-12-14T19%3A17%3A12Z&sr=b&sp=r&sig=F50sYh8x7bX3vYSn8tE6DrI6a4XIl4fgEuky%2BDXoQMY%3D


EXHIBITS - Immediately following report 
1. County Maps
2. Site Photos
3. Capacity Letter - Sewer
4. Comprehensive Plan Discussion
5. Planning Staff Findings of Fact
6. Preliminary Plat

EXHIBIT 1: County Maps 

LOCATION MAP 
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ZONING 
The zoning for the petition site and adjacent properties are zoned Medium-Density Residential (MR). 

SITE CONDITIONS MAP  
The petition site is mainly slopes under 15%. The buildable area requirements will still be satisfied. 
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EXHIBIT 2: Site Pictures 

 
Photo 1: A view of the western end of the lot from the corner of W Carmola DR and N Norway DR 

 

 
Photo 2: A view of the center of the lot from the corner of W Carmola DR and N Norway DR 
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Photo 3: A view of the eastern end of the lot from the corner of W Carmola DR and N Norway DR 

125



EXHIBIT 3: Sewer Will-Serve Letter 
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EXHIBIT 4: Comprehensive Plan Discussion 
 
The petition site is located within the Designated Communities designation of the Comprehensive Plan. Points that differ 
from the MCUA districts are highlighted in grey. The Comprehensive Plan states the following for this designation: 
 
DESIGNATED COMMUNITY PLANS 
The Board of County Commissioners adopted the previous Monroe County Comprehensive Land Use Plan on February 2, 
1996, establishing a blueprint for the future growth and development of the unincorporated portions of Monroe County. A 
central element of this plan was the development of a number of focused rural community plans. Each of the plans takes the 
vision, goals, and preferred development patterns in the prior 1996 comprehensive plan and applies them in a more detailed 
manner within each of the county’s existing rural communities. 
 
As stated in the 1996 Comprehensive Plan, “Growth will primarily occur within the City of Bloomington, guided by the 
city’s Growth Policies Plan; in appropriate areas in the Bloomington fringe, guided by the County’s Comprehensive Plan; 
within the Town of Ellettsville, guided by the town’s Comprehensive Plan and within the existing small rural communities 
located throughout the county, each guided by its own rural community plan. The remaining portions of the county will 
remain rural with very low residential densities, active agricultural lands, mineral extraction operations, and logging 
activities, as well as substantial areas of open space. The comprehensive plan proposes this development pattern for a 
number of reasons, including wise management of limited fiscal resources, protection of the natural and manmade 
environment, and capitalizing on existing public and private investments.”  
 
These rural plans are now incorporated as part of the updated 2010 Monroe County Comprehensive Plan. 

 
Ellettsville Rural Community Land Use Plan  
The Ellettsville Rural Community Land Use Plan was approved by the Board of County Commissioners at the July 11, 
2003 meeting. The Ellettsville area which includes the Town of Ellettsville and the surrounding area bounded by Ratliff 
Road and Woodyard Road to the south, near Maple Grove to the east, near West Maple Grove Road to the north, and near 
the town limits to the west, is the subject of the plan developed within this document.  
 
The Ellettsville Rural Community Land Use Plan proposes to: 

• Enhance existing development through the introduction of missing neighborhood elements including open space, 
mixed uses, and interconnecting transportation facilities  

• Enhance the SR 46 Corridor through improved site design, access management and landscaping and facilitate the 
introduction of a mix of uses and to better link the corridor to adjoining neighborhoods  
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• Establish a green corridor consisting of open space and alternative transportation opportunities along the Monon 
Rail Corridor and Jacks Defeat Creek 

• Maintain a discernable edge consisting of low density, large lot residential development along the perimeter of the 
rural community 

• Continue focusing new employment activities, such as manufacturing and processing within current locations and 
within the business and industry overlay located west of town. 

• Provide business opportunities within new and existing neighborhoods in a unified and compatible manner 
• Coordinates future growth and development activities with the Town of Ellettsville  

The Ellettsville Rural Community Land Use Plan map is displayed in Figure 50: 
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EXHIBIT 5: 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 seven (7) lots which will meet all design standards;
• Proposed lots have all obtained a Will-Serve letter for sewer access;
• The MS4 Coordinator has not yet fully reviewed the drainage;
• A total of 25-31’ of right-of-way is required to be dedicated along W Carmola DR, a Local Road, in addition

to a temporary 10’ Right-of-Way easement;

(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 Designated Communities, which includes low-density single-

family subdivisions;
• The site has access to utilities; water will be provided via Ellettsville Utilities, Sewer access is provided by

Eastern Richland Sewer Connection, and electricity will be provided by Duke Energy;
• Burial of above ground utilities in accordance with Chapter 856-41 of the Subdivision Control Ordinance

shall be added as a Note on the final plat;
• 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;
• The surrounding uses are residential;

(D) To protect the compatibility, character, economic stability and orderliness of all development through reasonable
design standards.

Findings
• The property is currently zoned Medium Density Residential (MR) and is undeveloped and vacant;
• Adjacent properties are zoned Medium Density Residential (MR), and are used for residential uses;
• Approval of the subdivision would create seven (7) lots that meet the design standards for the zoning

designation MR;
• 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:
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• 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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EXHIBIT 6: Preliminary Plat SPP-23-4 
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