MONROE COUNTY
PLAN COMMISSION
MEETING

Tuesday, February 20, 2024
5:30 PM

Hybrid Meeting
In-person
Monroe County Courthouse
Nat U. Hill III Meeting Room
100 W Kirkwood Ave
Bloomington, Indiana

Virtual
Virtual Video Conference Link
Meeting ID: 259 277 005 89
Passcode: t5Qvy7
If calling into the video conference meeting (audio only), dial: +1 872-242-9432
When prompted, enter the Phone Conference ID: 966 973 645#



https://teams.microsoft.com/l/meetup-join/19%3ameeting_MDA1ZmZmMTgtYTQ3Ni00ZGE5LTgyZTItMTI5OWQ2ZTYyYWJk%40thread.v2/0?context=%7b%22Tid%22%3a%2249a60700-4c0c-4ece-b904-fb92c600e553%22%2c%22Oid%22%3a%22db83725f-c48f-476f-8894-d4bb087d29f8%22%7d
https://teams.microsoft.com/l/meetup-join/19%3ameeting_MDA1ZmZmMTgtYTQ3Ni00ZGE5LTgyZTItMTI5OWQ2ZTYyYWJk%40thread.v2/0?context=%7b%22Tid%22%3a%2249a60700-4c0c-4ece-b904-fb92c600e553%22%2c%22Oid%22%3a%22db83725f-c48f-476f-8894-d4bb087d29f8%22%7d

MONROE COUNTY PLAN COMMISSION
AGENDA

The Monroe County Plan Commission will hold a hybrid public meeting on Tuesday, February 20, 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. 2024 Meeting Calendar Revisions PAGE 4
UNFINISHED BUSINESS:
1. SPP-23-4  Spring Woods Major Subdivision Preliminary Plat PAGE 5

Final Hearing.

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

2. PUO-23-7 The Trails at Robertson Farm PUD Outline
Final 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
***CONTINUED BY PETITIONER***

NEW BUSINESS:
1. ZOA-23-3 Amendment to the Monroe County Zoning Ordinance: PAGE 36
Chapter 807- Signs. Waiver of Final Hearing Requested.
Preliminary Hearing. Waiver of Final Hearing Requested.
Amendment to add timeline and procedure for sign permits.
Contact: jnester(@co.monroe.in.us

2. PUO-23-6 North Park II PUD Outline Plan Amendment 1 PAGE 57
Preliminary Hearing. Waiver of Final Hearing Requested.
One (1) 98.6 +/- parcel in Bloomington Township, Section 30 at N Packing House RD,
parcel #53-05-30-400-014.000-004.
Owner: Packing House Road LLC
Zoned PUD. Contact: acrecelius(@co.monroe.in.us

3. PUD-23-7 U.S. Dept. of Veteran's Affairs Outpatient Clinic Development Plan PAGE 85
North Park B-2 Infrastructure Plan Amd. 1
Preliminary Hearing. Waiver of Final Hearing Requested.
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Four (4) 9.3 +/- parcel in Richland Township, Section 24, and Bloomington Township,
Section 19, at 3054 & 3098 N Lintel DR, parcel #53-05-19-300-006.006-004, 53-05-19-300-
006.092-004, 53-04-24-400-022.006-011, 53-04-24-400-022.013-011.

Owner: Logan Land Development

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

4. REZ-23-7 Taylor Rezone from RE1 to LI PAGE 118
Preliminary Hearing. Waiver of Final Hearing Requested.
One (1) 9.08 +/- acre parcel in Van Buren Township, Section 3 at
6610 W State Road 48, parcel # 53-09-03-200-011.000-015.
Owner: Bryan Rental, Inc.
Zoned RE1. Contact: dmyers@co.mornoe.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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2024 MEETING SCHEDULE

BOARD OF ZONING APPEALS & PLAN COMMISSION REGULAR SESSION MEETINGS ARE HELD IN JUDGE NAT U. HILL Il MEETING ROOM AT 100 W. KIRKWOOD AVENUE, UNLESS OTHERWISE NOTICED
ALL OTHER MEETINGS ARE HELD IN THE PLANNING OFFICE, SUITE 224 OR SUITE 100B AT THE MONROE COUNTY GOVERNMENT CENTER (SHOWERS), 501 N. MORTON STREET, UNLESS OHERWISE NOTICED. HYBRID MEETINGS MAY BE HELD PURSUANT TO INDIANA LAW . INFORMATION
FOR VIRTUAL MEETINGS CAN BE FOUND ON OUR WEBSITE: HTTPS://WWW.CO.MONROE.IN.US,

Plan Commission Regular
Session

Plan Commission
Administrative Meeting
(Rezone & Outline Plan)

Plan Review Committee Plat Committee

Historic Preservation Ordinance Review
(HP) Committee

Filing Deadline HP Filing Deadline Board of Zoning Appeals

3:00 p.m. 5:30 p.m. 5:30 p.m. 5:30 p.m. 4:00 p.m. 5:30 p.m.

3:00 p.m. 5:30 p.m. 4:00 p.m.
Showers 1008 Nat U. Hill Rm Showers 100B Showers 224 Nat U. Hill Rm

Showers 100B Showers 224

January 18

January 2 January 3 January 11

February 15 February 20

January 31 February 19 February 12 February 7 February 6 February 7 February 8
February 28 March 18 March 11 March 6 March 5 March 6 Cancelled March 21 March 19
March 27 April 15 April 15* April 3 April 2 April 3 Cancelled April 18 April 16
-_ May 13 May 1 May 8* May 1 Cancelled May 16 May 21
May 29 June 17 June 10 June 5 June 4 June 5 June 13 June 20 June 18
June 26 July 15 July 8 July 3 July 2 July 10* July 11 July 18 July 16
July 31 August 19 August 12 August 7 August 6 August 7 August 8 August 15 August 20
August 28 September 16 September 9 September 4 September 3 August 28* September 12 September 19 September 26*
October 2 October 21 October 14 October 2 October 1 October 2 October 10 October 17 October 24*

November 6 November 14 November 21 November 19

November 6 Cancelled

November 18 November 18*

October 30

December 16 December 9 December 4 December 3 December 4 December 12 December 11* December 16*

November 27
Colors denote meeting cycle from filing deadline

*. Not a standard meeting date, changed meeting location, changed due to holiday or election or community event
**: No Meeting

Monroe County Planning Department Draft 2/12/2024
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MONROE COUNTY PLAN COMMISSION February 20, 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 Designated Communities

DESIGNATION

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
CATYV shall be located underground throughout the subdivision per 856-41.”

2. Petitioner add street trees north of the bioretention along the entirety of the subdivision boundary east-west at a
rate of 1 tree per 40 feet; existing trees to be preserved north of the bioretention and shown on page 2 of the
preliminary plat may count as 1 tree.

3. Petitioner submit a construction schedule for completion of the public improvements (sidewalks, street trees, and
bioretention) that shall not exceed 3 years from final platting. The bioretention must be approved by the MS4
coordinator before the first lot receives building permits. The bioretention must include an as-built submittal for
MS4 Coordinator Approval. In addition, the sidewalk on the south side of Carmola Drive must also be installed
prior to issuance of the first building permit in this subdivision. The remaining improvements of sidewalk and
street trees must be installed prior to Certificate of Occupancy for each individual lot.

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)
L Waiver of final hearing denied.
IL. There were concerns raised about the bioretention area being too close to the adjacent properties to the north.

a. A new subdivision plan has been created by the petitioner showing that the detention area was relocated
10 ft south of the north property line.

b. In addition, the new site plan contains a note stating that the trees with in ten (10) feet of the property line
will be preserved (apart from a tree in the north-west corner that the petitioner feels may not be able to
remain and is shown as being removed in the new subdivision plan). The trees on the plans are 8~
diameter or larger and are shown on page 2 of the preliminary plat.

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:

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. The petitioner has created a new site plan showing a 5-foot-wide sidewalk along the south-side of Carmola
Drive. This sidewalk has been positioned to avoid an electric box along that portion of the road, but the petitioner
company, Smith Design Group, has stated that if the Carmola Drive improvement project moves forward, the sidewalk
will need to be revisited.

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 / 0.263 acres/ | 0.263 acres/ | 0.263 acres/ | 0.263 acres/ | 0.263 acres/ | 0.263 acres/ | 0.790
Buildable Area | 0.127 acres 0.177 acres 0.177 acres 0.177 acres 0.177 acres 0.134 acres acres /
(+/-) None




Sewer Sewer Sewer Sewer Sewer Sewer N/A
(Eastern (Eastern (Eastern (Eastern (Eastern (Eastern
Wastewater Richland Richland Richland Richland Richland Richland
Sewer Sewer Sewer Sewer Sewer Sewer
Corporation) | Corporation) | Corporation) | Corporation) | Corporation) | Corporation)
Water Ellej[t'sYﬂle Ellej[t'sYﬂle Ellej[t'sYﬂle Ellej[t'sYﬂle Ellej[t'sYﬂle Ellej[t'sYﬂle N/A
Utilities Utilities Utilities Utilities Utilities Utilities
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
Access Road Road Road Road Road Road
Total R’'W N/A
Dedication,; 25 feet; 25 feet; 25 to 30 feet; 30 feet; 31 feet; 31 feet;
W Carmola DR | RW-23-333 RW-23-334 | RW-23-335 RW-23-336 | RW-23-337 RW-23-338
(Local)
Environmental None None None None None None N/A
Conditions
Existing Vacant Vacant Vacant Vacant Vacant Vacant Vacant
Structure(s)

In addition, this subdivision proposal adjoins Glen Meadows Subdivision, which has not been completed per the approved
preliminary plat, nor taken into the County inventory. The developer, Don Grubb, will be notified of the deficiencies of
both the subdivision, as well as the improvements needed to bring the subdivision into the County inventory by the time
of the February Plan Commission meeting. 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 I for street trees and sidewalks. The Planning Department, Highway Department, and
Stormwater Division conducted an inspection on 1/31/2024, following the Plan Commission meeting in January. Our
findings have been communicated to the adjacent neighbors, as well as Don Grubb by the timing of the February Plan
Commission meeting. In summary, the amount that the County has on file — $67,083.50 — is not adequate to complete all
improvements necessary to bring Glen Meadows into the County inventory; it was estimated that it would require a total
of $532,843.53 of improvements to address the overall wear and tear, plus deficiencies. To address the deficiencies in just
implementing the improvements that are not located within the subdivision, it would take ~$86,755 for the missing
sidewalk and $22,350 for the missing street trees to be planted; this total would be $109,104. However, the end goal is to
build this subdivision to the standards approved in the preliminary plat and dedicate the roadways into the inventory. The
Highway Department has conducted a thorough review of the infrastructure and the surety estimate is listed as Exhibit 7;
note, this amount does not address the Stormwater deficiencies.

A summary of the concerns regarding taking the infrastructure into the inventory includes, but is not limited to,
missing/broken sidewalk, missing ADA ramps, asphalt needing replacement, curb and gutter in disrepair, 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), they 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.
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:


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

County Maps

Site Photos

Capacity Letter - Sewer

Comprehensive Plan Discussion

Planning Staff Findings of Fact

Preliminary Plat

Updated surety estimate from Highway Inspection 1-31-2024
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EXHIBIT 1: County Maps

LOCATION MAP

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.

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

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

1"



EXHIBIT 3: Sewer Will-Serve Letter

12



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
e 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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e Establish a green corridor consisting of open space and alternative transportation opportunities along the Monon
Rail Corridor and Jacks Defeat Creek

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

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

e Provide business opportunities within new and existing neighborhoods in a unified and compatible manner

e 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

(A)

(B)

©

(D)

(E)

(¥

PURPOSE OF REGULATIONS
To protect and provide for the public health, safety, and general welfare of the County.

Findings

e Approval of the subdivision would subdivide one lot into seven (7) lots which will meet all design standards;

e Proposed lots have all obtained a Will-Serve letter for sewer access;

e The MS4 Coordinator has not yet fully reviewed the drainage;

e 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;

To guide the future development and renewal of the County in accordance with the Comprehensive Plan and
related policies, objectives and implementation programs.

Findings

e The Comprehensive Plan designates the site as Designated Communities, which includes low-density single-
family subdivisions;

e 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;

e 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;

e See findings under Section A;

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

Findings

e See findings under (A);

e The proposed use is residential;

e The surrounding uses are residential;

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

Findings

e The property is currently zoned Medium Density Residential (MR) and is undeveloped and vacant;

e Adjacent properties are zoned Medium Density Residential (MR), and are used for residential uses;

e Approval of the subdivision would create seven (7) lots that meet the design standards for the zoning
designation MR;

e Sece findings under Sections A & C;

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
e Sece findings under Sections A & C & D;

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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e The petitioner has submitted a preliminary plat drawn by a registered surveyor.
(2) to provide for the identification of property; and,
Findings:
e  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
e  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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EXHIBIT 7: Updated Surety Estimate from Highway Inspection 1-31-2024
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807-1.

CHAPTER 807

ZONING ORDINANCE:

SIGNS

Purpose and Intent

The purpose and intent of this chapter is to promote public health,
safety, and welfare through a comprehensive system of reasonable,
effective, consistent, content-neutral, and nondiscretionary sign
standards and requirements, including the following purposes and
objectives:

A

providing guidelines for the placement, number, size, sign type
(e.g. ground sign, building sign, canopy sign, etc.), and location
of all signs throughout the County Jurisdictional Area;

To encourage sign types that preserve the County’s rural
character, including building signs, monument signs, and wall
signs;

maintaining and enhancing the aesthetic environment and the
County's ability to attract tourism and other sources of economic
development and growth;

improving pedestrian and traffic movement and safety
(e.g., maintaining appropriate sight distances at
intersections and reducing distractions);

minimizing the possible adverse effect of signs on nearby
public and private property (e.g., the adverse effect of
obstructing natural scenic vistas);

enabling and promoting the fair and consistent enforcement
of these sign restrictions;

promoting the general purposes set forth in the Zoning
Ordinance and the land use planning goals set forth in the
Comprehensive Plan;

establishing an efficient permit system to expeditiously approve
the location and design of signs, subject to the standards and the
permit procedures of this ordinance;

Chapter 807, Page 1
Revised xx/xx/xxxx
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807-2.

807-3.

allowing certain temporary signs by-right if they are within a certain
size limit stated by this ordinance;

prohibiting all signs not expressly permitted by this ordinance;

restricting the continued existence of abandoned or
nonconforming signs unless in compliance with the terms of this
ordinance and to eliminate, over time, all nonconforming signs,
and;

recognizing that the size and location of signs are correlated, and
therefore, applying different sign size standards based on
different zoned locations should apply (e.g. residential zones will
have smaller sign allocation than commercial zones);

Applicability and Message Substitution

. A sign may be erected, placed, established, painted, created, or

maintained in the County Jurisdictional Area only in conformance
with the standards, procedures, exemptions, and other
requirements of this Chapter and with other Monroe County
ordinances and resolutions.

. “The owner of any sign that is otherwise allowed by this

regulation may substitute noncommercial copy in place of any
other commercial or noncommercial copy. This substitution of
copy may be made without the issuance of any additional permit
by a local government agency. The purpose of this provision is
to prevent any inadvertent favoring of commercial speech over
noncommercial speech, or the favoring of any particular
noncommercial message over any other noncommercial
message. This provision prevails over any more specific
provision in this regulation to the contrary.” (See IC 36-7-4-1109,
as amended)

Sign Permit Application and Exemptions

. After the effective date of the ordinance codified in this Chapter,

and except as otherwise provided, no person shall erect, repair,
or relocate any sign as defined herein without first obtaining a
permit from the Administrator.

. An applicant desiring a sign permit shall apply for the permit on the

online permitting website available through the Monroe County
Planning Department’s webpage. Persons lacking access to the

Chapter 807, Page 2
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online permitting website may request the Monroe County Planning
Department to mail them a hard copy (i.e. paper) of the sign permit
application.

. Prior to the issuance of a sign permit and for a sign permit
application to be considered “complete”, the applicant shall
furnish the Administrator:

1. Written consent/proof of consent from the landowner(s)
upon whose land the sign is to be located. The name of
the entity installing and managing the sign;

The deed of the property for which the sign will be placed;
If applicable, a building permit application shall be applied
for at the time of the sign permit application;
4. If applicable per Chapter 815, a site plan application with
the location of the sign shown;
5. A scaled drawing of the sign showing:
a. Name, address, and telephone number of applicant;

wn

b. Address or location, if no address, of building,
structure, or land on which the sign is to be erected,
repaired, or relocated. The township and section of
the sign location;

c. The scope of work (i.e. replacing an existing sign,
adding a new sign, etc.);

d. The number of signs requested, sign structure
components (e.g. wood posts, limestone monument,
etc.), sign type (e.g. ground sign, building sign,
canopy sign, etc.);

e. The zoning of the existing property where the sign
will be placed;

f. the location, elevation of any sign measured from the
ground to top of sign, including setbacks of the sign
to property lines, right-of-way, and any recorded
easements;

g. dimensions and total square footage (length, width,
and depth) of any proposed and existing signage;

h. whether the sign will be animated/illuminated;,

i. the position of any lighting or other extraneous
devices;,

Chapter 807, Page 3
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j-  whether the sign is double sided or v-shaped, and
the position of the proposed sign and the public
roadway(s) to which the sign is to be directed and
from which the sign will be measured for height
conformity, as well as any existing signage, on any
building or land and its position in relation to nearby
buildings or structures and to any private or public
street or highway right-of-way.

6. Once the permit is approved, the fee, as determined by the Plan
Commission Rules of Procedure, will be assessed and must be paid. The
fee payment is not part of the requirement for a complete application,
however.

D. Exemptions: The following signs shall be exempted from the permit
provisions of 807-3, but shall still be subject all other provisions set
forth in this chapter. Signs that are exempt from the sign permit
requirement remain subject to the design standards (e.g., the
height, bulk, area, location, and format) set forth in this chapter:

1. Signs that have a total of four (4) square feet or
less per lot of record are exempt from the permit
requirement;

2. Temporary signs are exempt from the permit
requirement under the following circumstances:

i. No more than thirty-two (32) square feet of

temporary signs are located on the same lot of
record.

ii. Temporary signs that are at least ten (10) feet from
any other sign or building;

iii. Freestanding temporary signs that do not exceed six
(6) feet in height; and

iv. There is no external or internal_illumination of
temporary signs.

807-4. Timing, Procedure, and Exemptions

Chapter 807, Page 4
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A. Sign applications that are complete and that propose signs that comply
with the provisions of this Chapter, shall receive a permit or be notified
of denial by the Administrator within twelve (12) business days of
receipt per IC 36-7-4-1109. A complete application includes
compliance with section 807-3(C). Sign applications that are
incomplete or that do not propose signs that comply with the provision
of this Chapter, shall be denied by the Administrator within twelve (12)
business days of receipt. Notices of permit decision shall be entered
on the online permitting website; applicants that opt for paper
application shall be mailed notification of permit denial by First Class
U.S. Mail to the applicant at the address set forth in the permit
application. Should the applicant apply using the online permitting
software, the applicant then agrees to receive all permit notifications
via the online permitting software. Notice shall be deemed to be
served on the applicant on the date of mailing postmark or website
posting, whichever is applicable. The Administrator’s failure to serve
notice of permit decision on the applicant within twelve (12) business
days of application receipt will be treated as a denial by the applicant
and therefore is subject to appeal. Notices of sign permit denial must
identify all reasons for the denial. Sign permit applications that are
incomplete will receive notification within twelve (12) business days of
missing components to be considered a complete application on either
the online permitting website or by First Class U.S. Mail, whichever is
applicable. The fee for the permit is only charged upon approval and
receipt of the sign permit.

1. Following the erection of a sign, the applicant shall file for a
Land Use Certificate and staff shall inspect the sign, and issue a
Land Use Certificate in the event the sign complies with that for
which the permit was issued. In the event that the sign appears
to not be in compliance, staff may request an as-built survey by
a licensed surveyor/engineer. Upon receipt of the as-built or site
visit verifying non-compliance, the Administrator shall promptly
notify the permittee via the online permitting website or by letter,
whichever is applicable, all reasons upon which the
determination of noncompliance is based. Failure by the
permittee to correct any non-compliance within ten (10) days
from the date of written notice shall result in revocation of the
sign permit, as well as other remedies authorized by Monroe
County Code. Notice of failure to comply and notice of
revocation shall mailed First Class U.S. Mail to the permittee at
the address on the sign permit application if applicant opts for a
paper copy, or shall be posted on the online permitting website;
notice shall be deemed to be served on the applicant on the
date of mailing postmark or website posting, whichever is

Chapter 807, Page 5
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807-6.

applicable.

2. Sign permit application decisions may be applied for an appeal
to the BZA per the approved Board of Zoning Appeals Rules of
Procedure. BZA decisions on sign permit appeals may be
appealed to the Monroe Circuit Court pursuant to Indiana Code
36-7-4-1600, et seq.

. Land Use Certificate: Upon application for a Land Use Certificate

by the applicant, the planning staff shall examine the plans,
specifications, and other data submitted with the application to
determine whether the sign is a legal pre-existing, non-conforming
use and was constructed in accordance with the applicable design
standard in effect at the time of permitting, and, if necessary, the
building or premises upon which it is proposed to erect the sign. If
the proposed sign is in compliance with all of the requirements of
this zoning ordinance including without limitation, all conditions and
commitments, if any, of an applicable conditional use approval, a
land use certificate shall be issued.

Lawful Nonconforming Signs

. Lawful, pre-existing, nonconforming signs may not be expanded,

altered, or relocated, with the following one exception:

1. Maintenance. Subject to Section 803-2 of this ordinance,
ordinary maintenance or upgrade to allow new material for the
face of the sign, trim, existing lighting of the sign, and any
features necessary to allow safe message replacement is
permitted. Maintenance may include the replacement of
supports with the same type of material and in the same size,
number, and configuration as in the original sign supports. For
example, wood supports may be replaced with wood supports,
but wood supports may not be changed from wood to iron, to
aluminum, to steel, to composite metal, or to any other type of
material. Replacement of supports shall be subject to the
requirements of Section 807-3.

Placement Prohibitions. The following prohibitions shall apply
in all districts:

. No sign shall be erected or maintained in any form or at any

location where it may obstruct or in any way interfere with the
view of or be confused with any approved traffic control device
or where it may obstruct or in any way interfere with the
minimum sight-distance necessary to promote traffic safety.

. On any corner lot, no sign which obstructs sight lines at elevations

Chapter 807, Page 6
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between two and one-half (2 1/2) feet and ten (10) feet above the
crown of the adjacent roadway shall be placed or maintained
within a triangular area of twenty-five (25) feet along each of the
intersecting streets, to be measured from the property line.

C. No sign shall be placed in any public right-of-way except publicly
owned traffic-control and transit signs.

D. No sign, either freestanding or mounted on a building, shall project
into the public right-of-way.

E. No sign shall be mounted on a roof or extend above the eave
or parapet of a building wall.

F. No sign shall be affixed to trees, fence posts, or utility poles.

807-7. General Sign Regulations. All signs shall conform to the
following regulations:

A. lllumination: llluminated signs are permitted, subject to the
following:

1. The source of illumination for externally illuminated signs
shall be located at the top of the sign and directed
downward toward the sign face and must be shielded from
view of oncoming traffic;

2. The source of illumination for internally illuminated signs
must be completely enclosed within a translucent sign
unit, or, if attached to the sign face as a design element,
may be provided only by translucent tubes, tubing, bulbs
or fixtures.

3. llluminated signs may not produce heat or glare in such a
manner as to constitute a nuisance (e.g., shining into a
residential building) or a traffic hazard (interfering with a
driver’s vision); and,

4. The source of illumination may not flash, shine
intermittently, or be used to create a strobe effect.

B. Prohibited Signs: The following signs are prohibited:

1. Portable signs

2. All animated or changeable copy signs (including
billboard signs), or signs which move by mechanical
means or by the movement of air are prohibited.

Chapter 807, Page 7
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3. Temporary signs or devices consisting of a series of
banners, streamers, pennants, balloons, propellers, strung
light bulbs, or similar devices are prohibited, except as
allowed in 807-3 (D).

4. Snipe Signs
C. Height and setback of signs:

1. No freestanding sign (e.g. ground, or temporary sign) shall
exceed twenty-five-(25) feet in height. Sign height shall be
measured from the highest point on the sign or sign
structure to the location where the sign meets the ground. In
addition, the sign height shall not exceed 25’ to the top of
the sign to the crown of the public road(s) from which the
sign’s message can be readily viewed, whichever yields the
greatest height (See illustrations below). Signs affixed to
the a building and that do not exceed the roof height
comply with the height requirements for the zoning district.

wHET PERMITTED

AScpnet 's Yy

Chapter 807, Page 8
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2. All signs shall conform to the side and rear yard
requirements for buildings as set forth in Monroe County
Code Chapter 804. Setbacks shall be measured horizontally
from the vertical plane of the edge of the sign nearest to the
right-of-way.

3. Signs shall have a minimum setback of ten (10) feet from
dedicated street right-of-way. In the event that there is no
dedicated street right-of-way, the front setback for a sign
shall be measured from the centerline of the road 25 feet. In
no case shall a sign interfere with site distance per Chapter
755.

D. Maintenance: All signs must be kept clean, neatly painted, and free
from all hazards, such as, but not limited to, faulty wiring and loose
fastenings, and must be maintained at all times in a safe condition
so as not to be detrimental to the public health or safety.

E. Total sign allocations and number of signs are regulated as follows:

1. Total sign area permitted for any business or industrial
legal lot of record (see Table 7-1) shall be two (2) square
feet of sign area for each one (1) linear foot of building
fronting on a public street, or one (1) square foot of sign
for each one (1) linear foot of property fronting a publicly
maintained right-of-way, whichever is greater. Residential
legal lots of record (see Table 7-2) are permitted a
maximum square footage of 32 sq ft.

2. Location, size, and variety of all signs existing upon a
legal lot of record are included in the total sign allocations.

3. Notwithstanding other provisions of these regulations, no
premises within any business or industrial zone may be
restricted to less than seventy-five (75) square feet of
sign area nor shall any premises be permitted to display
more than six hundred (600) square feet of sign area per
zoning lot of record, except as provided under the
“relocation of a pole sign” under 807-7(F)1. No individual
sign shall be more than 285 sq ft, except as provided
under the “relocation of a pole sign” under 807-7(F)1.
One ground sign with a maximum permitted sign surface
area of sixty (60) square feet shall be permitted for each
street frontage subject to the total ot allocation.

4. No legal lot of record may have more than ten (10)
individual signs on the property except where specifically
allowed under this ordinance;

Chapter 807, Page 10
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F. Relocation of a Pole Sign
1. For the determination of the “relocation of a pole sign”, the sign must be requiring
relocation as a result of a road project/eminent domain.

G. Computation of area of individual signs:

1.

The area of a sign face (which is also the area of a
wall sign or other sign with only one face) shall be
computed by means of the smallest square, circle,
rectangle, triangle, ellipse, or combination thereof
that will encompass the extreme limits of the display,
together with any material or color forming an integral
part of the background of the display or used to
differentiate the sign from the backdrop or structure
against which it is placed, but not including any
supporting framework, bracing, or decorative fence or
wall when the fence or wall otherwise meets Zoning
Ordinance regulations and is clearly incidental to the
display itself. See example illustrations below:

Canopy sign face measurements with blue arrows
showing the limits of the sign face measurement:

Building sign measurements with blue arrows
showing the limits of the sign face measurement (sign
not to exceed the height of the building):

Chapter 807, Page 11
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Ground sign with blue arrows showing the limits of the
sign face measurement

2. The sign area for a sign with more than one face shall
be computed by adding together the area of all sign
faces visible from any one point. When two sign faces
are placed back-to-back, so that both faces cannot be
viewed from any point at the same time, and when the
sign faces are part of the same sign structure and are
not more than forty-two (42) inches apart at the widest
section, the sign area shall be computed by the
measurement of the largest face. See image below for
how to measure the V-shape sign:

Chapter 807, Page 12
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Business or Industrial Zones — Refer to Table 7-1:

Table 7-1
Applicable Zoning Ordinance Zoning Districts
Ch. 833 — Former Fringe CL,CA/IL IG,BP, I, AP, Q
Ch. 802 — Zones and Permitted Uses LB, GB, LI, HI, ME, PB, IP, REC

Residential Zones — Refer to Table 7-2:

Table 7-2
Applicable Zoning Ordinance Zoning Districts
Ch. 833 — Former Fringe RE2.5, RE1, RS2, RS3.5, RS4.5, RT7, RM7,
Ch. 802 — Zones and Permitted Uses | AG/RR, FR, CR, ER, LR, SR, MR, HR, UR

H. Special regulations in all districts:
1. A marquee sign:

i. shall provide a minimum of ten feet of clearance
above the surface over which it projects and shall
not otherwise interfere with the reasonable use of
the surface;

ii. may not be wider than the building from which it
projects; and,

iii. may not extend below or above the vertical face
of the marquee.

I.  Shopping Centers. Regardless of the district in which it is located,
the following regulations shall apply to property which is developed
for or occupied by a shopping center.

1. Signs for individual stores or business establishments
within a shopping center must be located on the front
exterior wall of the tenant's space and are limited to one
and six-tenths (1.6) square feet of sign area for each one
(1) linear foot of front exterior wall length.

2. Independently placed buildings or buildings with corner
locations are limited on each side or rear wall to one-half

Chapter 807, Page 13
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the amount of sign area permitted on the front wall, or to
one and two-tenths (1.2) square feet of sign area for each
linear foot of building on the side or rear of the building,
whichever is less.

. In addition to signs permitted for individual establishments
within a shopping center, general shopping center signs
will be permitted on the basis of one sign for each fifty-
thousand (50,000) square feet of gross building floor area
within the development. The total area of each general
shopping center sign shall not exceed two hundred forty
(240) square feet in area or one hundred twenty (120)
square feet per side of a double-sided sign.

Chapter 807, Page 14
Revised xx/xx/xxxx

49



APPENDIX 1: Examples of Sign Types:

Sign, Animated:

Sign, Building:

Sign, Canopy:
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Sign, Changeable Copy:

Sign, Externally llluminated:

Sign, Internally llluminated:

Chapter 807, Page 16
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Sign, Freestanding:

Sign, Ground:

Sign, Integral Roof:
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Sign, Marquee:

Sign, Pole:

Sign, Portable

Chapter 807, Page 18
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Sign, Projecting:

Sign, Roof:

Chapter 807, Page 19
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Sign, Snipe:

Sign, Suspended:

Chapter 807, Page 20
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Sign, Temporary:

Sign, Wall:

Sign, Window:

[end of chapter]
Chapter 807, Page 21
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MONROE COUNTY PLAN COMMISSION February 20, 2024
CASE NUMBER PUO-23-6
PLANNER Anne Crecelius
PETITIONER Packing House Road LLC
c/o Daniel Butler, Bynum Fanyo & Assoc.
REQUEST North Park II PUD Outline Plan Amendment 1
ADDRESS N Packing House RD, parcel #53-05-30-400-014.000-004
ACRES 98.6
ZONE North Park PUD II
TOWNSHIP Bloomington
SECTION 30
PLATS Unplatted
COMP PLAN MCUA Quarry Landscape, MCUA Open Space
DESIGNATION
EXHIBITS
1. Link to Karst Study and Location of Features Map
2. Link to Current North Park II Ordinance 2004-62
3. Petitioner Letter
4. Link and Pages 2 & 3 of Proposed Development Plan for Later Consideration
5. Permitted Uses from PUD Ordinance
6. Future Road Connections
7. Emails with Daniel Butler, Bynum Fanyo & Associates
8. Considerations of and Findings regarding Dimension Limestone Resources within the 1-69 Section 5 Area of

Potential Effects 01242012

RECOMMENDATION

Staff recommends forwarding this petition with a negative recommendation to the County Commissions subject
to the Highway Department and Stormwater reports.

Consideration of this petition site under the CDO Draft Zoning should be considered by the Plan Commission and
ultimately the County Commissioners.

If a positive recommendation is considered, staff recommends the following recorded written commitments:

1. A requirement that the developer provide the geotechnical reports during the fill of any portion of the
property as stated by the petitioner’s representative in Exhibit 3;

2. Stockpiles on the site should not exceed 20 feet total height;

3. Commit to properly protecting all identified karst features, springs, and sinking streams as identified on
the Karst Study in Exhibit 1;

4. A commitment to put in a subsequent industrial use within 10 years from development plan approval.

5. Condition(s) that would monitor off-site contamination and a remediation plan to enact if pollution is

1dentified.

PUBLIC HEARING TIMELINE

- December 6, 2023 - Drainage Board

January 4, 2024 — Drainage Board
February 8, 2024 — Plan Review Committee — No vote forwarded to Plan Commission.
February 20, 2024 — Plan Commission (Regular) Preliminary Hearing
0 Waiver of Final Hearing Requested
March 19, 2024 — Plan Commission (Regular) Final Hearing
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https://www.co.monroe.in.us/egov/documents/1698863821_57769.pdf
https://www.co.monroe.in.us/egov/documents/1698863821_57769.pdf
https://www.co.monroe.in.us/egov/documents/812f1387_ca4b_2882_d933_ae88eb4f6aeb.pdf
https://www.co.monroe.in.us/egov/documents/812f1387_ca4b_2882_d933_ae88eb4f6aeb.pdf
https://www.co.monroe.in.us/egov/documents/1698864163_43601.pdf
file://///JB-FSERV2/Image%20Data/Planning/CURRENT%20PLANNING/Plan%20Commission%20(MCPC)/Reports%20-%20PC/2024/Considerations%20of%20and%20Findings%20regarding%20Dimension%20Limestone%20Resources%20within%20the%20I-69%20Section%205%20Area%20of%20Potential%20Effects%2001242012%20lr.pdf
file://///JB-FSERV2/Image%20Data/Planning/CURRENT%20PLANNING/Plan%20Commission%20(MCPC)/Reports%20-%20PC/2024/Considerations%20of%20and%20Findings%20regarding%20Dimension%20Limestone%20Resources%20within%20the%20I-69%20Section%205%20Area%20of%20Potential%20Effects%2001242012%20lr.pdf

SUMMARY

The petition site is located in Bloomington Township, Section 30 and is 98.6 acres zoned “North Park II” Planned
Unit Development. The petitioner is Packing House Road LLC, owned by Milestone Contractors LP. The petitioner
is requesting to amend the North Park II PUD ordinance to add “mass grading with filling operations” as a permitted
use on this 98 acre property. The petitioner is represented by Daniel Butler of Bynum Fanyo and Associates. North
Park II was created in 2004 as an addition the general North Park area. The petition site contains two use areas of
the North Park II PUD; the Quarry/Heavy Industrial District and the Light Industrial District. The proposed
ordinance amendment would add the use of “mass grading with filling operations” to the list of permitted uses to
both use areas. The petitioner’s representative stated in email in response to the request for a definition the following
information:

“It is our intention to fill the site with the excess material from our construction projects. The primary
clean fill material from the projects would be insitu soils and aggregates from the projects. Asphalt
pavements that are removed from projects would be recycled at our asphalt plant and not taken to this
site. There is a possibility that a small amount of concrete from removed curbs, sidewalks or drives
could be brought to the site but this material would be crushed before it is incorporated into any fill.
Once the material is at the site it will be placed in lifts and compacted per Geotechnical Standards for
future buildability. On-site crushing of concrete is possible but seldom. All fill material must be clean
and no environmental questionable material is allowed unless tested.”

PROPOSED USE

The proposed engineered plan included under Exhibit 4 illustrates the filling of a 26-acre portion of the property,
up to 30-50 feet in vertical height. At the north boundary of the fill site the elevation ranges from 765’ to 806° at
the top of the fill area. The highest elevation contour listed is 817’ towards the southern side. The petitioner’s design
professional state that this amount of fill is required for future commercial development. During the pre-design
meeting they stated that the filling of the 26-acre portion of the property located on the east side would take “3-4
years” and would require “approximately 30,000 tri-axle dump trucks” of fill. The pre-design (PRE-335) also
included a draft of the fill on the western portion of the property — see an image clip below. The petitioner’s
representative states that the filling would include activities like rock crushing and grinding to create the right
material to create a stable fill area. The petitioner has provided the following definition for “mass grading with
filling operations™:

“To fill the site with the excess material from other construction projects. The fill must be clean fill
material from other projects and could be soils and aggregates. Asphalt pavements that are removed
from other projects may not be taken to this site. Concrete is allowed to be brought to the site as fill
from other projects but this material shall be properly sized before it is incorporated into any fill.
Once the material is at the site it will be placed, compacted and tested per Geotechnical Standards for
future buildability. On-site crushing of materials is allowed but anticipated to be seldom and would be
for the purposes of obtaining proper clean fill placement. All fill material must be clean and no
environmental questionable material is allowed. Resale of any on-site fill is not allowed and only for
use of filling site to proposed engineered grades.”

Planning staff recognizes the need for fill sites to support private and public construction operations. Many fill
sites were required for the I-69 construction. Monroe County currently has limited approved fill sites, and we
recognize the need for a location for materials to go that would be monitored for correct placement and for the
materials brought in to be screened for contamination.
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After publishing the report for the January Plan Review Committee staff include four (4) questions for the petitioner
to answer. Staff asked that they “provide information as to why the site at current grade is not viable for future
industrial uses?” This question was asked of the petitioner because their letter states that “the site is designed to
utilize the fill for future development to re-use this parcel effectively in the future”. Daniel Butler provided the
following response:

“There is a large open quarry hole in the middle of current fill proposal. This is from previous mining that,

at a minimum, would need filled with engineered fill to support any economically viable use for industrial

or commercial.

Hanna Trucking (adjacent property owner to south) has raised the grade and we are proposing to match
similar elevations. Our fill plan has little to no fill at the south end to match south property. 28' to 35' fill to
north side under current proposal.

As a general desire, businesses like to be seen and displayed. Current grade of property would be difficult
to see businesses developed here. It would not be within normal sight lines when driving on 1-69 or SR 46.
Also, the future road that is proposed to be constructed through this property and travel to west property
needs to also be slowly built up to reach west property line grade without relying on steep public road
grades to reach west.”

The third (3) staff asked that they “provide staff information regarding the point of access for the properties located
directly adjacent to the north”. Daniel Butler provided the following response:
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“The petitioner owns all of the property to the north, as well. The
petitioner wishes to fill property to north as a subsequent phase with
a future connection coming from future 'built up' road. This fill plan
now will be phase 1. For phase 1, the petitioner wishes to access north
property through northeast side where grade differences are less right
now. However, the property to the north is vacant old quarry land
with no access needed anyway temporarily. Perhaps, this north
property could also partially be protected as open space for visually
protected historical old quarry. Strip to northwest will also be
protected as undisturbed open space required per PUD ordinance.”

The properties to the north include parcel numbers 53-05-30-400-007.000-
004 and 53-05-30-400-007.000-004, for a total of 9.6 +/- acres. These
properties are zoned Quarry and are NOT subject to the North Park II
Ordinance. The petitioner suggests that they may be willing to offer
protection of this area. The properties contain one (1) quarry hole and an
old metal mill structure. See image below.

The fourth (4) question asked by staff is whether there is “any viability of this site to be used as a future quarry?”,
to which Daniel Butler responded:
“It is not economically feasible to operate this small of a site as a quarry especially one that has already
been previously mined. There appears to be not much reserves of limestone for use left on the property.”

SITE CONDITIONS
The petition site is 98.6 +/- acres and is currently vacant. The site is vegetated and contains remnants of the past
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use as limestone quarry. One old steel mill structure is still visible on aerial imagery. A karst study was completed
by Hydrogeology, Inc and provided by the petitioner. The full report can be found in link provided as exhibit 1,
including the map of the location of the features. The study found that there are seventeen (17) sinkholes, five (5)
springs, and one (1) sinking stream located on the site (see Exhibit 1). The study recommends 25’ Sinkhole
Conservancy Areas to protect erosion of the features. The study states that the survey was “limited to surface
inspection with no subsurface investigation. Unknown karst features are possibly present in the subsurface at the
Site. Dense vegetation and remnant quarry blocks were present over most of the Site, which prevented close
ground inspection in those areas”. Cartographically, general maps for the area identifies one stream that splits
running through the property. There are multiple open quarry pits on the site.

This petition was introduced at the November 1 Drainage Board and discussed at the December 6 Drainage Board
meeting. The petitioner is requesting to fill in areas identified by Hydrogeology Inc as a “spring” and a “sinking
stream” with the proposed development plan for fill. Future fill also indicates further fill into identified Sinkhole
Conservancy Areas. Filling a sinkhole is subject to Drainage Board and Planning review. Typically, SCAs cannot
be filled. However, consideration is being given to this site as it was a former quarry site.

STORMWATER

Kelsey Thetonia, MS4 Coordinator, Final Comments (01/22/2024)

Wetland Recon study by AquaTerra performed in Dec 2021. A formal wetland delineation will be requested
during development plan review. The Drainage Board will also require a flood inundation study be completed for
the stream and that its floodplain be avoided.

I was also thinking about the stockpile height, and how a longer slope will require more runoff management. |
think the height of the pile itself should be addressed by the Planning Department. I can look more closely at the
runoff and water quality practices (along with our other comments) during development plan review.

Project Drainage

This property drains northwest towards a former quarry area (restricted development-free zone). As a vacant
quarry, there are existing quarry ponds and piles of rock throughout the site. There is a stream that runs south to
north just west of this proposed fill area. The stream has a drainage area of 0.87 mi2 and flows to an INDOT
culvert that runs under SR 46. There is also off-site discharge from I1-69 infrastructure.

Kelsey Thetonia, MS4 Coordinator, Drainage Board Comments (01/04/2024)
Sinkholes, Sinking Streams, and Karst Springs:
o SCAs noted on the plans should specify the types of karst features where there are proposed impacts. This
information is available in your karst report.
* No karst features should be impacted as part of these fill operations.
0 Please revise plans to show that SS-01 and SP-03 are avoided and their drainage areas protected.
= 12/6/2023 Revised plans show SCAs are avoided within the 30-acre site showing a draft
development plan example.
= Ensure drainage from sinkholes is provided, if the sinkhole were to stop draining.
o If SP-04 will be impacted due to its proximity to the existing driveway, please show plans for mitigation
(what will you do with the water from the spring?) and ideally, this should be communicated to Jason
Krothe so he can provide input on appropriate mitigation strategies.

0 From Jason Krothe email to Dainel Butler 12/8/2023:

0 “For SP-04, I recommend a spring box be installed to prevent any impacts to the spring or the
roadway. | have attached the specs for two types of spring boxes. The spring currently flows west
to the main south to north stream. The spring should continue to flow to this stream after
installation of the spring box. We have sampled SP-04 as part of the [-69 water quality sampling
since 2017. The most flow we have observed in that time is 10 gallons per minute, although
typically it is lower (1-2gpm), and sometimes dry.”
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0 Jason provided an example detail sheet of a spring box from INDOT’s manual ‘Protection of
Karst Features during Project Development and Construction’ dated July 2021.

Environmental:
e s there an environmental report describing the 'development free zone' where the runoff from this project
will be discharging to? What are the restrictions?
0 The SWPPP will aim to minimize the amount of sediment and pollutants entering the
development free zone.
0 Atthe 12/6/2023 Drainage Board meeting, the board asked for an additional water quality
measure prior to discharging to the development free zone.
* A wetland delineation will be required prior to development plan review.
*  Demonstration of compliance with other environmental permitting will be required for concrete crushing
operations. Additional stormwater quality measures may be required.

Adequacy of outlets/receiving infrastructure:
e Need more information on how/if water flows north under SR 46?
0 Discharge from the site flows to an INDOT culvert to the north of the project.

Overall Grading Plan:

*  The proposed temporary sediment basin is shown roughly 40 feet above existing grade. This is fine for
later fill operations, but I need to see a plan for temporary sediment traps to be installed prior to any fill
operations beginning. Since this will be a large long-term operation, there should be sediment traps along
the toe of the slope to capture erosion from the fill area during different phases of the project.

* Provide benches along the slope in the final grading plan.

» Silt fence is not an adequate practice to capture runoff from a 30-40 ft 3:1 slope. Pipe slope drains may be
a good practice to convey water from the top of the pile to sediment traps at the toe of the slope.

* Provide drainage calculations showing the capacity/adequacy of the sediment traps.

* A natural buffer of 50 feet must be provided on either side of the main south-north stream channel.

Final Stabilization:
* Provide a final stabilization plan including topsoil/seed (specify depth of topsoil), wattles along the
slopes, and description of the phasing/sequencing.

Some of these specific comments can be addressed during the development plan review. However, I'd like
to have the issues with karst impacts figured out before I complete my review of this outline plan.

I would like the Drainage Board to provide their input for any additional considerations for this project.

If this proceeds, I will provide the Drainage Board with an update during the development plan review.
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PROPOSED ACCESS
This property is accessed off W Vernal Pike and N Packing House Rd. North Packing House Road is county road
which dead ends into the petition site. Staff recommended the petitioner address the potential damage to public
roads from the repeated use by heavy equipment during fill. The petitioner’s representative has provided the
following statement:
“All material will be brought in in legally loaded trucks and using local truck routes. These roads are
assumed constructed to County standards to withstand industrial and commercial traffic in this
area. This parcel will need this fill to be able to be brought to elevations for future usefulness.”

The Monroe County Highway Department has received a request for a Right of Way Activity permit (RW-23-251)
for a “temporary construction driveway entrance”. Planning staff provided more context and the Highway Dept.
may consider a “Haul Route” permit is needed. The Highway Department Project Manager, Ben Ayers, states the
Dept. needs the following information: “how many trucks a day they anticipate to start with and a timeline”.

The petitioner has responded with the following statement:
“The timeline will depend on the volume of construction work in the area that contains excess clean fill.
We anticipate that based on the current market conditions this could take up to 5 years for completion,
which would be up to 30 normal, legal dump truck loads per day. The owner is willing to bond the
portion of the roadway that has not been re-constructed to ensure its viability to the county highway
dept.”

Under the North Park II ordinance, at the time of certificate of occupancy is sought for the site, two new roads
must be constructed to county standards. These are roads that are identified under the North Park II and North
Park overall connectivity plans — see Exhibit 6. If this use is approved and a Development Plan is approved, the
plan will not require a Certificate of Occupancy as there are no structures.

HISTORIC INFORMATION

For an overview of the site please refer to the Exhibit 8, two maps from the 2012 report “Considerations of and
Findings regarding Dimension Limestone Resources within the [-69 Section 5 Area of Potential Effects”.

Per the Monroe County Historic Preservation Board of Review (MCHP), the site has no additional protections
under the eligibility of possibly become National Registered. See Duncan Campbell, member of the MCHP
Board, below:

I have made inquiries regarding the historic status of the [-69 corridor limestone sites from both the
authoring agency, Weintraut & Associates, Inc, a historic preservation consulting firm, and Paul Diebold,
the National Register officer at the Division of Historic Preservation and Archaeology (DHPA), the state
historic preservation office. Both have confirmed that a National Register of Historic Places Property
Documentation Form (#100001612), titled "Dimension Limestone Industry in the Bloomington, Indiana
area, circa 1816 to 1964," was submitted to the National Register of Historic Places in 2015 as a multiple
property listing. This document was received, accepted, and endorsed by the National Register
(NR#2423), and as such, represents an officially accepted study, cited as a good example of the type of
properties that should be nominated to the National Register. As such, the three limestone quarry areas
represented in the Multiple Property Documentation Form are eligible for listing in the National Register.

Multiple Property Documentation Forms, when accepted and endorsed by the National Register of
Historic Places, serve as qualifying examples of specific historic property types considered eligible for
listing in the National Register (emphasis added). The form does not represent individual listings in the
NR for those three properties, but qualifies them, as well as other limestone quarry properties like them,
as examples of what should be nominated to the NR. This is the purpose of multiple property listings that
are accepted and endorsed by the National Register. To find the listing in the SHARD database, use the
National Register number shown above, NR #2423,
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ZONING AND ADJACENT USES

The property is zoned “North Park II” Planned Unit Development, created in 2004 separately from the adjacent,
parent, North Park PUD. Adjacent properties are zoned North Park PUD, Light Industrial (LI), Quarry (QY),
Limited Industrial (IL), Single Family Residential 3.5 (RS3.5), and Estate Residential 1 (RE1). There are no
zoning overlays on the petition site. Adjacent uses include residential to the west and southwest, vacant former
quarry land to the north, and industrial and public uses to the east.
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COMPREHENSIVE PLAN DISCUSSION — MCUA Phase 1

The petition site is located in the Quarry Landscape, and Open Space districts on the Monroe County
Urbanizing Area Plan Phase 1 portion of the Monroe County Comprehensive Plan. Points that align with the
proposed rezone are highlighted in green. Points that differ from the district are highlighted in grey.

MCUA Phase 1: 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.
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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

D. Public Realm Enhancements
Lighting
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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.

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.

MCUA Phase 1: 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-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.
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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.

COMPREHENSIVE PLAN DISCUSSION — MCUA Phase 2

The petition site is located in the West Side Employment (E1) district of the Monroe County Urbanizing Area
Plan Phase 2 portion of the Monroe County Comprehensive Plan. Points that align with the proposed rezone are
highlighted in green. Points that differ from the district are highlighted in grey.

69



Employment Districts are intended to advance the objectives for continued economic development opportunities
as described in the Urbanizing Area Plan.

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 [-69. Additional employment-oriented development should be
compatible and consistent with surrounding patterns.
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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:

0))

2

(©))

(C))

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 II PUD created by the County in 2004;

The Comprehensive Plan designates the property as MCUA Phase 1 Quarry Landscape, and Open Space;
The Comprehensive Plan designates the property as MCUA Phase 2 as West Side Employment;

The petitioner requests to amend the ordinance in order to a “mass grading and fill operations” to the
permitted use tables for the entire petition site;

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;

The petitioner’s representative states that the fill is required for future development;

The petitioner’s representative also states that “it is our intention to fill the site with the excess material
from our construction projects”;

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;

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

72



©)

()

@)

®

®

Findings:

See Findings (1), (2) and (8);

Planning staff will request information on how the petition intends to verify that the fill is “clean”, or free
from potential pollutants;

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 Packing House RD a Local road, and W Vernal
PIKE as a Minor Arterial RD;

The petitioner’s are proposing to access the petition site from N Packing House RD;

N Packing House RD is currently a dead end at the property line;

The Monroe County Highway Department has received a request for a Right of Way Activity permit
(RW-23-251) for a “temporary construction driveway entrance”;

Highway Department Project Manager, Ben Ayers, states the Dept. needs the following information:
“how many trucks a day they anticipate to start with and a timeline”;

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);

Adjacent properties are zoned North Park PUD, Light Industrial (LI), Quarry (QY), Limited Industrial (IL),
Single Family Residential 3.5 (RS3.5), and Estate Residential 1 (RE1).

There are no zoning overlays on the petition site.

Adjacent uses include residential to the west and south west, vacant former quarry land to the north, and
industrial and public uses to the east.

The desirability of the proposal to the County’s physical development, tax base, and economic well-
being.

Findings:

See Findings under Section 1;

The proposal will not cause undue traffic congestion and can be adequately served by existing or
programmed public facilities and services.

Findings:

The petition site is access from N Packing House Rd, a local road that dead ends at the petition site. N
Packing House Rd is accessed from W Vernal Pike, a Minor Arterial road per the 2016 Thoroughfare Plan;
See findings under (d);

The proposal preserves significant ecological, natural, historical and architectural resources to
the extent possible.

Findings:

There 17 karsts, 5 springs, and 1 sinking stream located 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;
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EXHIBIT 1: Link to Karst Study and Location of Features Map
Link to Karst Study

EXHIBIT 2: Link to North Park I1 PUD Ordinance 2004-62
Link to Current North Park II Ordinance 2004-62
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https://www.co.monroe.in.us/egov/documents/1698863821_57769.pdf
https://www.co.monroe.in.us/egov/documents/1698863821_57769.pdf
https://www.co.monroe.in.us/egov/documents/812f1387_ca4b_2882_d933_ae88eb4f6aeb.pdf

EXHIBIT 3: Petitioner Letter
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EXHIBIT 4: Link and Pages 2 & 3 of Proposed Development Plan for Later Consideration
Link to Full Proposed Later Development Plan
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https://www.co.monroe.in.us/egov/documents/1698864163_43601.pdf
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EXHIBIT 5: Permitted Uses from PUD Ordinance
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EXHIBIT 6: Future Road Connections
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EXHIBIT 7: Emails with Daniel Butler, Bynum Fanyo & Assocaites

Anne Crecelius

From: Daniel Butler <dbutler@bynumfanyo.com>

Sent: Wednesday, November 22, 2023 2:47 PM

To: Anne Crecelius

Cc: Jacqueline N. Jelen; Nagle, Mark; Chandler, AJ; Heinzelman, Nick; Bui, MaiHan
Subject: RE: PUO-23-6 - Packing House Road LLC

Attachments: 402231_Base-C301.Site.pdf; 402231_Base-0.Cover.pdf; 402231_Base-C201.0Overall.pdf;

402231_Base-C401.Erosion Details.pdf; 402231_Base-C402.Erosion Details.pdf; 402231
_Base-C501.SWPPPinfo.pdf

Follow Up Flag: Follow up
Flag Status: Flagged
Anne,

Here are some responses to your questions from the last PRC packet that we hope will satisfy enough to get a
‘recommendation of approval’ for next PRC meeting:

1. See attached for revised plans that now show grading to edge of future ROW. This plan does take into account
future planning of the road to go through the property

2. We are only asking for the needed fill of the site to get to a point of commercial or industrial future uses. 3-5
years is the anticipated current timeline for completion of fill as shown.

3. The timeline will depend on the volume of construction work in the area that contains excess clean fill. We
anticipate that based on the current market conditions this could take up to 5 years for completion, which
would be up to 30 normal, legal dump truck loads per day. The owner is willing to bond the portion of the
roadway that has not been re-constructed to ensure it’s viability to the county highway dept.

4. Definition for “mass grading with filling operations”: to fill the site with the excess material from other
construction projects. The fill must be clean fill material from other projects and could be soils and
aggregates. Asphalt pavements that are removed from other projects may not be taken to this site. Concrete is
allowed to be brought to the site as fill from other projects but this material shall be properly sized before it is
incorporated into any fill. Once the material is at the site it will be placed, compacted and tested per
Geotechnical Standards for future buildability. On-site crushing of materials is allowed but anticipated to be
seldom and would be for the purposes of obtaining proper clean fill placement. All fill material must be clean
and no environmental questionable material is allowed. Resale of any on-site fill is not allowed and only for use
of filling site to proposed engineered grades.

-Daniel

From: Anne Crecelius <acrecelius@co.monroe.in.us>

Sent: Wednesday, November 8, 2023 3:25 PM

To: Daniel Butler <dbutler@bynumfanyo.com>

Cc: Jacqueline N. Jelen <jnester@co.monroe.in.us>; Nagle, Mark <Mark.Nagle@milestonelp.com>
Subject: RE: PUO-23-6 - Packing House Road LLC

Hi Daniel - That’s fine! We will continue it to the December 14" PRC meeting.

Best,

Anne Crecelius
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EXHIBIT 8: Considerations of and Findings regarding Dimension Limestone Resources within the 1-69 Section 5
Area of Potential Effects 01242012
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MONROE COUNTY PLAN COMMISSION February 20, 2024

PLANNER Anne Crecelius

CASE NUMBER PUD-23-7

PETITIONER ZRB Development ¢/o Bynum Fanyo & Associates

OWNER Logan Land Development LLC

ADDDRESS 3054 & 3098 N Lintel DR, parcel #53-05-19-300-006.006-004, 53-05-19-
300-006.092-004, 53-04-24-400-022.006-011, 53-04-24-400-022.013-011.

REQUEST U.S. Dept. of Veteran's Affairs Outpatient Clinic Development Plan

North Park B-2 Infrastructure Plan Amd. 1
Preliminary Hearing.
Waiver of Final Hearing Requested.

ACRES 14.53 +/- acres

ZONE North Park PUD

TOWNSHIP & Richland Township, Section 24,

SECTION Bloomington Township, Section 19

PLATS “North Park Office State Road 46 (Tract B-2 Parcel 1)” - Lot 3, instrument
2015012677
“North Park-Office State Road 46 (Tract B-2 Parcel 2A & 3)” - Lot 6,
instrument 2020018755

COMP PLAN MCUA Employment, MCUA Open Space

DESIGNATION

EXHIBITS

1. North Park Office State Road 46 (Tract B-2 Parcel 1) Final Plat, instrument 2015012677
North Park-Office State Road 46 (Tract B-2 Parcel 2A & 3) Final Plat, instrument 2020018755
U.S. Dept. of Veteran's Affairs Outpatient Clinic Development Plan Link

e

Infrastructure Plan Development Tract B-2, Parcels 2 & 3 of the North Park Development Tract Plat,

Amendment 1

North Park PUD Open Space, Linear Park, and Stormwater Management Plan Link
Email with Petitioner regarding overpass/underpass trail

Staff Review Comments of draft 1, sent 2/4

Architectural Plans

2012 Infrastructure Plan Sidewalk Changes

LR

RECOMMENDATION
Staff recommends forwarding approval of the North Park U.S. Dept. of Veteran's Affairs Outpatient
Clinic Development Plan request with the following conditions:
1. SFP-24-2 is recorded by the time of Land Use Certification application.
2. All outstanding review comments are completed to the satisfaction of county staff before the
issuance of any Improvement Location Permit (ILP).

Staff recommends forwarding approval of the North Park B-2 Infrastructure Plan Amd. 1
request with the following conditions:
1. SFP-24-2 is recorded by the time of Land Use Certification application.

MEETING SCHEDULE & RECOMMENDATIONS

e Plan Commission Regular Meeting — February 20, 2024 (Preliminary Hearing)
0 Waiver of final hearing requested.
e Plan Commission Regular Meeting — March 19, 2024 (Final Hearing)

SUMMARY
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The petition site is four parcels totaling 14.53
+/- acres located in Richland and Bloomington
Townships. The petitioner is proposing a PUD
Development Plan on lots 3054 & 3098 N
Lintel DR. Both properties are platted and will
be combined pending a Final Plat Amendment
(SFP-24-2). The petitioners have filed an
amendment to the North Park Area B-2
Infrastructure plan to remove two sidewalks.
The first is a sidewalk that runs parallel with
State Road 46, and the second is a sidewalk
with stairs located within the previously platted
10’ pedestrian easement within the Duke
Energy easement on Lot 3. Refer to Exhibit 9
for an illustration the sidewalks that would be
removed under the Infrastructure Amendment.

Lot 3, addressed as 3098 N Lintel DR, was

platted in 2015 platted within the “North Park

Office State Road 46 (Tract B-2 Parcel 1)” plat. This lot shows the 100’ Duke Energy Easement and a 10’
pedestrian easement.

Lot 6, addressed as 3054 N Lintel DR, was platted in 2020 within the “North Park-Office State Road 46
(Tract B-2 Parcel 2A & 3)”.

ZONING

The zoning for the petition site is North Park Planned Unit Development. Adjacent zoning is North Park
PUD. The petition site is currently vacant and undeveloped. Adjacent uses include a Hospital/Wellness
Center to the south, and Nursing Home to the east.
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SITE CONDITIONS

The site has frontage along N Lintel DR. The 2016 Thoroughfare Plan classifies Lintel Drive as a Local
road. The petition site is currently vacant and undeveloped. The property is mainly slopes under 15%
slopes and contains a regional detention pond in the northeast corner. The lot contains a 100’ Duke aerial
overhead power line easement.

DEVELOPMENT PLAN REVIEW

The proposed Development Plan overall meets the majority of design and architectural standards laid out
for new construction in the “Office SR46 District”. Staff has included their staff review notes for
reference in Exhibit 7; please note that only comments significant to the Plan Commission have been
included in this report. Staff has recommended a condition of approval that all review comments be
addressed before the issuance of any Improvement Location Permit (ILP).

The plan includes a main outpatient clinic building, a maintenance building, and two off-street parking
lots — please refer to Exhibit 3. There are two review comments worth mentioned under parking for
discussion. The proposed design currently lacks or lacks information about berming on the northern
parking lot, and a swale in the southern parking lot. If the design is not altered to meet the criteria, the
only process forward would be an outline plan amendment to the PUD ordinance. At this time, staff
believes the petitioner is able to provide revisions that can meet all requirements. This development plan
can only be approved if all ordinances are followed, or an amendment is sought and achieved.

DEVELOPMENT STANDARDS

Front Yard Setback = 15’ (Except along SR 46, where no | Meets standard
setback is less than 35”)

Rear Yard Setback = 15’ (Except along SR 46, where no setback | Exceeds minimum.
is less than 35”)

Side Yard Setback = 5’ (Except along SR 46, where no setback | Exceeds minimum.
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is less than 35”)

Maximum Height = 70’ Meets standard

Maximum Floor to Area Ratio = 3.00 Meets Standard (0.12)

Parking Stall Requirements= 3/doctor + 1/employee Meets standard
PARKING

The petitioner has proposed parking that meets the PUD ordinance requirements. The off-street parking
lots are located on the sides of the structure and meets minimum requirements. One noticeable issue is the
lack of a wall or berming to block the view of the off-street parking lot on the north side of the petition
site. The petitioner has provided a masonry wall for the southern parking lot. The petitioner has update
page C301 of the development plan to include a wall shape noted as a “thirty inch (30”) earthen berm”.
This feature doesn’t show the proposed

contours needed to construct the berm or

the impact on the adjacent stormwater

detention.

12. x. No off-street parking areas
shall be adjacent to SR46 or Curry
Pike/Hunter Valley Road unless
located behind buildings, behind a
landscaped masonry wall meeting
the requirements of Chapter 830,
Figure 30-4, or a landscaped berm
meeting the requirements of Chapter
830, Figure 30-2 or Figure 30-3.

Standard 13.iv requires that a landscaped
16’ swale is installed every four rows of
parking stalls — the plan is currently
deficient and will require an update.

13. iv.All off-street parking areas shall utilize small parking fields separated by landscaped areas.
In addition to the landscaping requirements of parking areas contained elsewhere in this PUD
Ordinance, there shall be a landscaped swale measuring no less than sixteen (16) feet in width
with a density of no less than 110 points per 100 lineal feet between every two parking aisles
(every four rows of parking stalls). This swale may be counted as a required perimeter yard and
may be divided equally among the two adjoining parking fields for the purposes of determining
the percent of lot area located in an interior planting area as described in Table 30-3 of Chapter
830 of the Monroe County Zoning Ordinance. This area may also be designed to accept and
manage storm water.

LANDSCAPING
Except for the absence of the landscaped swale under parking standards, all other proposed landscaping is

meeting the requirements listed under the North Park PUD. Staff has comments listed in Exhibit 7 that
will be required to be addressed before the issuance of any Improvement Location Permit (ILP).

SIGNS

No sign permit information has been submitted at this time. Any future submittals will be required to meet
both County and PUD design criteria prior to approval during the Improvement Location Permit review.
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OPEN SPACE

According to Section 3.4b of the North Park PUD ordinance open space shall be provided in each of the
use Districts and shall result in a total of no less than 25% of the gross area of the PUD being preserved as
open space. The Open Space Overall Plan for North Park requires specific amounts of acreage to be
dedicated in each area for open space. Tract B-2 consists of sections B-5 requiring 8.16 acres, B-6 requiring
4.02 acres and B-7 requiring 0.55 acres (in the form of stormwater detention on previously platted Lot 3)
in the plan image below. Proposed Lot 7 is a dedicated open space lot and is 4.16 acres and meets the B-6
requirement. Parcel 3A will be required to set aside the remaining 8.16 acres to meet open space allotments.
Appendix A below shows the petitioner is following the outline plan with regards to the open space location
(shown in yellow) within Tract B-2.

INFRASTRUCTURE
The Monroe County Highway Engineer has provided comments and has requested the following edits to
the Development Plan:

1. Driveway shall have a minimum width of 30 ft. with 25 ft. curb radiuses

2. Use pavement marking paint instead of thermoplastic on concrete surfaces

3. Stopline should be set back 4 ft. from the crosswalk lines

The Monroe County Highway Dept. Project Manager, Ben Ayers, has received two Right of Way
Activity permits (RW-23-362 and RW-23-363). The Project Manager has provided specifications for the
entrance, site distance, driveway approach grade, driveway pavement, and sidewalk within the Initial
Inspection Reports. Both permits will require a surety before the release of the permits.

There is the potential for a pedestrian trail to be constructed over/under State Road 46 on the adjacent lot
to the north. The northern lot (adjacent to the site in question) is designated as Linear Park/Open Space
under the PUD (see Exhibit 5). This location is one of three potential over/underpass sites called out in the
Outline Plan. The pedestrian trail is triggered when one of the three locations is 50% developed. If this
development plan is approved, this development would put area B-2 at 49.2% developed (see Exhibit 6).

The petitioner is proposing to amend the 2012 infrastructure plan to remove a sidewalk that ran parallel
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with the SR 46 on lots 5, 6A, and 3. This sidewalk wasn’t constructed on lot 5 when the Hospital/Wellness
use was approved in 2020. Planning staff and the petitioner met and spoke regarding the pedestrian SR46
trail connection. The petitioner expressed interests in re-evaluating the remaining road and trail connections
required under the North Park PUD with Planning and Parks and Recreation staff to bring forward a possible
outline plan amendment. If pursued, this would come before the Plan Commission and County
Commissioners at a future date.

UTILITIES

The petitioner has provided capacity letters for all utilities on site. The proposed development have access
to water (City of Bloomington Utilities), gas (Vectren), electricity (Duke Energy), and sewer (South
Central Regional Sewer District). The regional sewer district plant is located immediately east of Stout’s
Creek on the east side of State Road 46.

Duke Energy has aerial transmission lines on-site within a 100° easement. A capacity letter has been
provided by the petitioner. The petitioner has filed a final plat amendment to merge the Lot 3A and Lot 6
together (into lot 6A), as well as to remove the previously platted 10’ easement under the Duke Energy
aerial powerlines.

STORMWATER FACILITIES
The petitioner was reviewed by the Drainage Board on February 1, 2024. The project site drains from
south to north towards a tributary of Stouts Creek. Modifications to the existing regional detention pond
are proposed to increase capacity (see image under Open Space, or Exhibit 5).
Preliminary Drainage Comments: Drainage Easements/Infrastructure:
1. All stormwater infrastructure outside the public right-of-way will be placed in drainage
easements.
2. There is existing storm sewer on site that will be utilized. As-built inverts and pipe size/materials
are provided. Verify condition of existing infrastructure.
3. There is existing corrugated plastic pipe in the right-of-way.
4. No new storm infrastructure is shown on the conceptual plans yet, but I am assuming runoff from
all new impervious surface will be routed to the pond? Adequacy of Outlet:
5. The detention pond discharges to a tributary to Stouts Creek.
6. Not located in a critical watershed. Release Rates/WQv:
7. Can the pond modifications meet the 0.9 and 0.5 cfs/acre release rates for the 1% and 10% AEP
events? - 0.5” WQv provided.
Responses to the MS4 Coordinator’s comments have not been addressed.

SITE PICTURES
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Photo 1. 2020 Eagleview pictometry.

COMPREHENSIVE PLAN DISCUSSION
The petition site is located within the Employment designation of the Monroe County Urbanizing Area

plan. Since this petition does not involve an Outline Plan Amendment at this time, the evaluation criteria
is limited to the standards under the North Park Ordinance.
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EXHIBIT 1: North Park Office State Road 46 (Tract B-2 Parcel 1) Final Plat, instrument 2015012677
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EXHIBIT 2: North Park-Office State Road 46 (Tract B-2 Parcel 2A & 3) Final Plat, instrument 2020018755
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EXHIBIT 3: U.S. Dept. of Veteran's Affairs Qutpatient Clinic Development Plan Link
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EXHIBIT 5: North Park PUD Open Space, Linear Park, and Stormwater Management Plan Link

EXHIBIT 6: Email with Petitioner regarding overpass/underpass trail
RE: Message received about PUD-23-7: 3098 N Lintel DR

() | 3 Reply | & ReplyAll | —> Forward ||

Daniel Butler <dbutler@bynumfanyo.com =
To Anne Crecelius; Zach Burns Thu 12/21,/2023 12:11 PM

Cc Tammy Behrman; Jacqueline N, Jelen; Jeff Fanyo

IEI Click here to download pictures. To help protect your privacy, Outlook prevented automatic download of some pictures in this message.

Hi Anne,

Per our conversation this morning to follow up additional questions below, this is the standard you are looking at for the requirement of the

underpass/overpass, correct:

A pedestrian overpass/underpass shall be constructed prior to
approval of 50% or more single family dwelling units or 50% or
more multi family dwelling units and 50% of the acreage of the
SR46 Office Use Area or 50% of the acreage of the Curry Pike
Industrial Use Area. This facility shall be connected into the

multi-use trail.

We are not at 50% development of the SR46 USE Office yet. The SR46 Use Office total area is 53.7 acres per the ordinance. With this new VA clinic
approval and development, we will have developed 26.43 acres. That equates to 45.2% within this area.

Also, we will get you documentation that the design and construction of underpassfoverpass and connection is to be paid for by TIF tax money and
not individual lot developers. This was to be done at the time of the triggers being met. This has been the case for other triggers including area B-2
road infrastructure requirements. (this occurred with our last approved development at area B-2 — 3050 Lintel Drive)

-Daniel

EXHIBIT 7: Staff Review Comments of draft 1, sent 2/4

MONROE COUNTY PLANNING DEPARTMENT

Monroe County Government Center, 501 N. Morton St., Suite 224
Bloomington, IN 47404

Telephone: (812) 349-2560 / Fax: (812) 349-2967

STAFF PUD Development Plan Checklist

CASE PUD-23-7
#:

PUD VA Outpatient Clinic Development Plan Amd. 1
NAME:

Review of Draft # | 1, initial application

Complete? Submittal Requirement
Y, N, N/A
deficient Development Plan (Chapter 811-5(C)(2) & Chapter 815)
Please provide grading plan
General notes pages? missing info on asphalt, curbs, etc.
Y basically will update | Current deed(s)
after recording of SFP
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Y Completed RoW Activity permit application
-RW-23-362 and RW-23-363
Y Septic Permits (if applicable)/ capacity letter for sewer
Y Capacity letters for water and electric
deficient Sign permit application (if applicable)
Please apply for a sign permit application here:
https://monroecountyin.portal.opengov.com/categories/1085/record-types/6480
Y Construction Stormwater General Permit & O & M Manual

Y, infrastructure plan

Any additional information required by the Outline Plan approval

Y Projected construction schedule

2012014070 uploaded | Agreements and covenants which govern the use, maintenance, and continued protection of
the Planned Unit Development and its common spaces, shared facilities, and private roads.

n/a Guaranty of Performance for Completion of Improvements (Chapter 811-5(C)(6))

Y Proof of mailings (at least 5 business days prior to hearing date) (*only if going to Plan

Commission hearing)

**NOTE: The outline plan shall indicate the land use, development standards, and other applicable specifications of the
Monroe County Code which shall govern the Planned Unit Development. If the outline plan is silent on a particular land
use, development standard, or other specification of the Monroe County Code, the standard of the underlying district or

the applicable regulations shall apply.**

Y, *blank*,
N/A

Completed? DEVELOPMENT PLAN REQUIREMENTS

Y,N,N/A

Y An accurate map exhibit of the entire phase for which Development Plan approval is being
requested, showing the following:
Precise location of all buildings to be constructed, and a designation of the specific use or range of
uses for each building. Single family residential development on individual lots need not show
precise locations of buildings on each lot, but plans shall show setback and other bulk constraints.

Y Design and precise location of all streets, drives, and parking areas, including construction details,
centerline elevations, pavement type, curbs, gutters, and culverts.

Y Location of all utility lines and easements

Y A final detailed landscape plan, in conformance with Chapter 830.

n/a Tabulation on each separate subdivided use area, including land area, number of buildings,
number of dwelling units per acre, type of unit, bedroom breakdown, and limits on occupancy.

Completed? SITE LAYOUT INFORMATION

Y the name and address of the owner and developer, engineer, surveyor, architect

Y the location of the project by public way, township and section
Comment: under project nature & use box

missing the legal description of the subject property

deficient a map including date, scale and North arrow, which shows the location, size, capacity, and use of
all buildings and structures existing or to be placed on the subject property

deficient the nature and intensity of the operations involved in, or conducted in connection with the project
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plans state that the use is a "Hospital/Wellness" use. The use determination issued was for a
"Medical Clinic". USE-23-49 was issued to a Zachary Burns. Please confirm with your client
regarding the intended use of the property.

Y

the site layout of the project including the location, size, arrangement and capacity of the area to
be used for yards, setbacks, and buildings, vehicular access, parking, and loading

deficient

the names of public ways giving access to the subject property and the location, width and names
of existing platted public ways, railroads, parks, utility easements and other public open spaces
associated with the project the layout of proposed public ways, their names and width, and the
width of alleys, walkways, paths, lanes and easements

Add width of N Lintel DR

deficient

the location, dimensions and design of all signage for the project

Please apply for a sign permit application here:
https://monroecountyin.portal.opengov.com/categories/1085/record-types/6480

deficient

the location, height, intensity, direction of illumination and bulb type (i.e., florescent, sodium
incandescent, etc.) of all external lighting fixtures

See comment below under NP area requirements #15

deficient

10

the contours with spot elevations of the finished grade and the directions of storm water runoff
provide grading plan

n/a

lq

the layouts of proposed lots with their numbers and dimensions

12

the land use density factors
see comment under #6

N/A

13

outside storage and/or product display area if allowed

14

a subscribed statement of an engineer or architect, licensed by the State of Indiana, certifying that
the proposed activity will satisfy the performance standards of Chapter 802 of this ordinance

15

construction plans, if any

16

all other permits, certificates and/or approvals required from any State or local agency relative to
the use or improvement of the subject property or to the use or installation of public improvements
which may serve the subject property (e.g., Indiana Department of Transportation approval of
State highway improvements, private sewage disposal system permit from the Monroe County
Health Department, etc.).

Completed?
Y, N, NA

PARKING PLAN

Y

Off-street parking spaces accessory to principal uses shall be provided in accordance with Table 6-
1, or in the event a specific use is not listed in Table 6-1, the planning staff shall determine the
number of spaces required, as described in Ch. 806-5(C).

Accessible spaces shall be provided in sufficient numbers and to the specifications of the
Americans with Disabilities Act (ADA) and the Indiana Building Code (IBC). Each accessible or
van accessible parking space shall be located adjacent to an access aisle and in close proximity to
the entrance(s) most accessible for the disabled.

Off-street parking spaces for commercial, industrial or institutional uses shall be located not more
than 700 feet from the principal use building.

N/A

Off-street parking spaces may be located in any yard, subject to applicable setback standards.

Off-street parking areas shall be set back from all public rights-of-way lines a minimum of 10 feet.
Any such areas abutting a zone or use with a more restrictive setback shall comply with the more
restrictive setback.

Y, no

Off-street parking spaces shall have minimum rectangular dimensions of not less than 9 feet in
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parallel

width and 18 feet in length, except that parallel parking spaces shall be at least 24 feet in length.

N/A

Not more than 10 percent of the required parking spaces may be compact stalls with minimum
rectangular dimensions of not less than 8 feet in width and 16 feet in length.

Y

Each such space shall have vertical clearance of at least 7 feet.

Y

All dimensions shall be exclusive of obstructions and of driveways, aisles, and other circulation
areas.

Y

10

The following minimum aisle or driveway width standards shall apply: 25 feet wide for 90 degree
parking; 20 feet wide for 60 degree parking; 20 feet wide for 45 degree parking; and 15 feet wide
for parallel parking.

deficient

11

Clearly defined driveways shall be provided for ingress and egress to off-street parking areas in
accordance with the following standards:

a. Maximum width at property line is 40 feet - YES

b. Minimum distance from interior lot line is 12 feet- YES

¢. Minimum distance from street intersection is 50 feet - YES

d. Space between two drives on the same property is 40 feet - YES

e. Radius of curb return: Minimum of 5 feet and Maximum of 20 feet — Please confirm

12

Whenever possible, the number of traffic access points for uses fronting on arterial streets shall not
exceed one (1) per 300 feet. Where direct access to an off-street parking area is provided by an
arterial or federal aid secondary road, acceleration and deceleration lanes shall be provided on both
sides of the access road in accordance with AASHTO standards.

Y

13

All areas devoted to off-street parking shall be designed so that no vehicle is required to back into
a street.

deficient

14

Off-street parking areas (including parking spaces, aisles and driveways) shall be paved with plant
mix asphalt or concrete within one (1) year of the date on which the improvement location permit
for the parking area is issued.

Details page is missing

deficient

15

Poured-in-place concrete curbs shall be installed to separate off-street parking areas from the front
and sides of any abutting building or structure, otherwise barrier curbs may be installed as
necessary to safely and efficiently direct the movement and parking of motor vehicles.

Please confirm. I see the detail stating “F1” for a monolithic curb and sidewalk but don’t see this
annotated on the plan.

16

The off-street parking area shall be drained so as to dispose of all surface water accumulated in the
parking area in such a way as to preclude channeled or concentrated drainage of water onto
adjacent property or toward buildings.

Y

17

No part of any off-street parking area, excluding drives that do not provide direct access to
abutting parking spaces, shall have a slope of greater than 5%.

deficient

18

Lighting - Any lighting used to illuminate a required off-street parking area shall be shielded with
appropriate light fixtures directing the light away from adjacent properties in order that the
illumination at any property line shall not exceed one (1) foot candle.

See comment below under NP area requirements #15.

n/a

19

Shared Parking Requirements — see Chapter 806-6, if applicable.

deficient

20

Loading Areas/Berths — see Chapter 806-7 and 806-8, if applicable.
Is there a loading berth? External sign indict a freight entrance.

Completed?
Y, N, NA

LANDSCAPE PLAN
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deficient 1 | the location and dimensions of all existing and proposed structures, parking lots and drives,
roadways and right of way, sidewalks, bicycle paths, ground signs, refuse disposal areas, bicycle
parking areas, freestanding electrical equipment, recreation facilities, utility lines and easements,
freestanding structural features, and other landscape improvements, such as earth berms, walls,
fences, screens, sculptures, fountains, street furniture, lights, and courts or paved areas
see comment under #6
Please show a crosswalk and sidewalk accessible ramp from N Lintel Sidewalk for connectivity
from Lintel sidewalks.

Y 2 | the name and address of the owner, developer, and plan preparer, the date the plan was prepared,
scale, and north arrow

deficient 3 | the location, quantity, size, Density Value (D Value), and name - both botanical and common - of
all proposed planting materials
please calculate total d-value and quantity for bioretention

Y 4 | the location, size, and common name of existing trees and individual
shrubs/perennials/grasses/ferns, areas of dense trees or shrubs, and other natural features,
indicating which are to be preserved and which are to be removed

5 | the approximate location and generic identification of existing structures and plant materials

within the yard of adjoining properties

missing 6 | existing and proposed grading of the site, including proposed berming, indicating contours at not
more than two foot intervals. The planning staff may waive this requirement for situations in
which grading is negligible
berming was discussed between the northern parking lot and SR46

Y 7 | specification of the type and boundaries of all proposed vegetative ground cover

Y 8 | design of fences and other significant accessory structures

Y 9 | the location of barriers to be placed at or beyond the drip line of any trees to be preserved, and the
type of material to be used for the barrier

Y 10 | planting and installation details as necessary to ensure conformance with all required standards

11 | details indicating specific grading measures or other protective devices where trees are to be

preserved in areas of cut and fill
are any trees being preserved?

deficient 12 | atabulation clearly displaying the relevant statistical information necessary for the Plan
Commission to evaluate compliance with the provisions of this ordinance
see comment under #3

deficient 13 | soil mix for landscaping/bufferyard areas
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see comment under #3

missing 14 | a plan sheet shall be provided that identifies the parking lot areas that contribute runoff to
landscaped bioretention areas and that labels the amounts of both these watershed areas and of the
landscaped areas

Completed? | # | PERFORMANCE STANDARDS

Y, N, N/A

missing 1 | Fire Protection

missing 2 | Electrical Disturbance.

missing 3 | Noise.

missing 4 | Vibration.

missing 5 | Air Pollution.

missing 6 | Heat and Glare. All exterior lighting shall be hooded and shielded so that the light source (i.e.
bulb, filament, etc.) is not directly visible from the residential property lines. In residential areas,
exterior lighting at any property line shall not exceed one (1) foot candle.

missing 7 | Water Pollution.

missing 8 | Waste Matter.

Completed? | # | OTHER CONSIDERATIONS

Y,N,N/A

1 | Structures meet all applicable development standards (Height, Bulk, Area, And Density) for PUD?

n/a 2 | In ECO Area 1, 2 or 3? (If yes, must comply with Chapter 825)

n/a 3 | Complies with any applicable conditions of permitted use or conditional use and/or prior
approvals?

Y 4 | Any apparent concerns or observations that may need attention (location in floodplain, potential
for erosion, etc). If so, please note and pass along information to applicant and any applicable
Department or organization.

Y 5 | Complies with any other applicable requirements (SCAs, Riparian buffer zones, etc).

a. Office SR46 District (Within District B) —
RED text below is staff comment. Yellow highlight is question/comment for the Design
Professional.

Height, setbacks, minimum frontage, etc. shall be in accordance with

Appendix D of this PUD Ordinance.

Individual buildings shall relate to adjacent buildings and those directly

across the street in terms of scale and massing.

All elevations of buildings facing public streets, plazas, or open space shall

incorporate all of the following:

1.

1.

2.

All elevations shall be brick, stone or cultured stone, wood, or
masonry/wood based siding product, masonry, or pre- cast panels
finished with some architectural finish such as fluting, stamping, etc.,,
excluding window, doors, and similar appurtenants. Materials such as
exterior insulated finish systems (EIFS), anodized metal and glass may
be used in combination with any of the previously mentioned materials
as architectural accents, constituting 50% or less of the area of the
elevation.
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10.

11.

Meets criteria, only additional information requested. Please confirm
that the sf listed fir the storefront glazing system includes the
door/window glass sf. Please have architect include sq. ft. of metal
screen. Glazing system and metal screening appears to be under 50%
requirement.

ii. All elevations fronting on a public street, parking area, plaza, or open
space shall include an entrance. Entrances shall be defined by
architectural elements appropriate for the design of the building and
shall either be covered or recessed and shall incorporate street furniture
into their design.

West elevation (fronting on a public street) may not meet requirement for
side entry to be recessed or covered. Main entries are on SW and N
elevations. Street furniture appear on SW and SE corners.

iii. All facades fronting on a public street shall include a minimum 30%
fenestration which shall be calculated by taking the building’s length
multiplied by a height of ten (10) feet.

Please have architect include this calculation on elevation plans.

iv. All facades fronting on a public street, parking area, plaza or open space
that measure greater than eighty (80) feet in length, measured horizontally,
shall incorporate wall plane projections or recesses having a depth of at
least five percent (5%) of the length of the facade and extending at least
twenty percent (20%) of the length of the fagade. No uninterrupted length
of any such facade shall exceed eighty (80) feet.

A minimum of two (2) materials or colors shall be used for all buildings.

Meets criteria.

All buildings shall be designed with a minimum of six (6) external

corners, in order to eliminate “box” designs. Meets criteria.

All other elevations not finished with the materials identified in the previously

mentioned manner shall have the corners wrapped a minimum of thirty (30) feet

with the same finish as that on the elevations fronting on a public street, plaza,
or open space. Meets criteria.

Rooftop equipment shall be fully screened on all sides from view at street

level using parapets or other similar method which is integrated into the

overall building design. Meets criteria.

Gutters and downspouts shall be appropriate to or visually integrated with the

architectural style of the structure. Provide information or have architect update

design.

The primary base color of a building shall feature natural tones/hues.

Meets criteria.

Flat roofs are permitted, but must include a parapet wall or similar architectural

element appropriate for the design of the building. Pitched roofs shall include

articulated cornices and other appropriate architectural elements and shall be
sheathed in dimensional asphalt shingles, cedar shingles, slate or composite
slate, or standing seam metal materials. Does not appear to have a parapet wall
or similar architectural element. Provide information or have architect update
design.

Any accessory structures or permanent outdoor display (excluding silos, water

towers, etc.) shall be constructed of the same materials and in the same manner
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12.

as the principle building. Further, the height of the accessory structure shall not
exceed that of the principle building and if provided, the roof shall be
constructed in the same manner and of the same material as the principle
building.

Provide information about the design of the dumpster screening and
maintenance building.

Parking for all structures shall be in accordance with the following:

1.

il.

iii.

1v.

V1.

vil.

On-street parking that may be counted as part of the required parking is
permitted on local streets and parking aisles, but is prohibited on all

other streets and alleys. On- street parking shall be in the form of

parallel or angled head-in parking, with all spaces measuring at least

nine (9) feet in width and eighteen (18) feet in length and shall be

placed within a parking lane. N/A

All on-street and off-street parking spaces required shall be used only for

the parking of vehicles of occupants, patrons, visitors or employees and

shall not be used for any kind of continuous storage of a vehicle for

more than forty-eight (48) hours. Property owner to follow

All off-street parking areas shall be located behind or on the side of

the buildings they serve. All parking is located on the side of the

building

(Ord 2020-23) For Tract B-2 (only for Tract B-2 Parcel 2A (Lots 5 & 6 INST:
2020018755)) the following is applicable: All off-street parking areas shall be
located behind or on the side of the buildings they serve except for the
Hospital/Wellness use where off-street parking areas may be located in front
of, behind, or on the side of the buildings they serve; provided that where
adjoining open space areas or any publicly-maintained road, the parking areas
are located behind a landscaped masonry wall meeting the requirements of
Chapter 830, Figure 30-4 or a landscaped berm meeting the requirements of
Chapter 830, Figure 30-2 or Figure 30-3. N/A

All off-street parking areas shall provide accessible spaces in sufficient
numbers and to the specifications of the Americans with Disabilities
Act and the Indiana Building Code.

Is there ADA parking on the north side? Is the north side employee

only?

Parking space access for all off-street parking areas shall be provided in
accordance with 806-4(C)(1)(3) and (4); 806- 4(D).

3/doctor + 1/employee. Meets criteria.

The minimum number of parking spaces required shall be in accordance
with the provisions of Chapter 806 of the Monroe County Zoning
Ordinance. A parking plan detailing the calculations shall accompany all
site plans and development plans submitted for uses within this area.
On- street parking areas provided within the use area may be counted
toward the required parking.

Meets criteria.

Loading areas equivalent to the standards established in 806-8 shall be
provided. Minor deliveries such as those made by the U.S. Postal Service,
express carriers, etc. may utilize any provided on-street parking areas.
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Meets criteria.

viii. A dedicated transit loading, unloading, and waiting area shall be
provided within at least one parking area in each use district, within
three hundred (300) feet of a public entrance, unless otherwise provided
for in an equal form on an adjacent public street. The area shall be large
enough to accommodate a parked bus without blocking parking spaces
or aisles and shall include street furniture to accommodate waiting
passengers. There shall also be associated facilities for storing and
securing bicycles. This area shall not be counted toward the required
parking spaces.

Is this the side driveways along the W & E elevations? Are there bike
racks?

iX. All parking areas shall be connected into adjacent alternative
transportation features.

Meets criteria — will connect to side path along Lintel. Requested that a
crosswalk be added.

Structured parking may be used for off-street parking provided it is
either located underground or utilizes architectural finishes and
elements equivalent to that used in adjacent buildings. N/A

X. No off-street parking areas shall be adjacent to SR46 or Curry
Pike/Hunter Valley Road unless located behind buildings, behind a
landscaped masonry wall meeting the requirements of Chapter 830,
Figure 30-4, or a landscaped berm meeting the requirements of Chapter
830, Figure 30-2 or Figure 30-3.

See note above in table. Please add berming or wall to the NE parking to
shield from 46.

Landscaping and buffer yards shall be provided in accordance with the

following:

1. A landscape plan for each site plan and development plan shall be
prepared in accordance with the provisions of 830- 4 of the Monroe
County Zoning Ordinance.

1. All landscaped areas shall be in accordance with the provisions of
Chapter 830-6 of the Monroe County Zoning except that landscaping
islands serving as part of the storm water management facilities need
not be separated by curbing so long as they are protected through the
use of wheel stops.

Requested info about curbing. Don’t think this provision is applicable
but staff will re-evaluate.

iii. Buffer yards shall be in accordance with the provisions of 830- 7 of the
Monroe County Zoning Ordinance, except:

a. Type D buffer yards shall be provided where adjoining Curry Pike

b. Type D buffer yard extended to a width of 50 feet from the right of way
line shall be provided adjoining State Road 46, See Appendix A. Meets
criteria.

c. Buffer yards between uses and open spaces in Development Tract B-2
shall follow the bufferyard standard set forth in Appendix G.

iv. All off-street parking areas shall utilize small parking fields separated by
landscaped areas. In addition to the landscaping requirements of
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parking areas contained elsewhere in this PUD Ordinance, there shall be
a landscaped swale measuring no less than sixteen (16) feet in width
with a density of no less than 110 points per 100 lineal feet between
every two parking aisles (every four rows of parking stalls). This swale
may be counted as a required perimeter yard and may be divided equally
among the two adjoining parking fields for the purposes of determining
the percent of lot area located in an interior planting area as described in
Table 30-3 of Chapter 830 of the Monroe County Zoning Ordinance.
This area may also be designed to accept and manage storm water.

North side parking lots has four rows, no swale needed. South side
parking has 7/8 rows, swale needed.

V. Street trees shall be provided in accordance with 856-43(B) of the
Monroe County Subdivision Control Ordinance. All such street trees
shall be maintained in healthy condition by the adjoining lot owner or
other assigned entity (association, etc.). N/A

14. Signs for uses within this use area shall be in accordance with the
following: Will review under sign permit application. Please submit.
1. Permitted s igns are as follow and as illustrated in Appendix C of this
PUD Ordinance:
- Directional
m Directional signs are permitted as determined by the
Administrator to be necessary for the orderly flow of traffic
m  Sign shall not exceed four (4) square feet in area per side with
a maximum of two sides per sign
m  Sign shall not exceed three (3) feet in height as measured
from the adjoining grade
- Monument
B One (1) monument sign is permitted for each platted lot or
development tract
m  Setbacks shall be consistent with those of the principle
building
m  Sign shall not exceed fifty (50) square feet in area per side with
a maximum of two sides per sign
m  Signs in excess of twenty-four (24) square feet shall not
exceed six (6) feet in height all other signs shall not exceed
eight (8) feet in height as measured from the adjoining grade
B No more than one-half (1/2) the sign area may be used for
changeable copy
- Wall-Mounted
B One (1) sign is permitted per building per facade per tenant
m  Sign shall not exceed forty (40) square feet
B The bottom of the sign must be a minimum of eight (8) feet
above the street or sidewalk level

m  Signage on a mounted sign shall be counted in the calculation
of total allowable sign area

m  The sign shall not project from the facade more than twelve
(12) inches
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15.

16.

il.

1il.

1v.

m  No more than twenty-five percent (25%) of the sign area
may be used for changeable copy
- Other
m  Political signs and signs offering the property on which they
are situated for sale, lease, or rent provided they are in
accordance with the provisions of 807-7(G) of the Monroe
County Zoning Ordinance
m Traffic control and public wayfinding signs are exempt from
the provisions of this PUD Ordinance
Off-premise advertising signs or billboards and portable signs are
prohibited within this use area. Property Owner to follow
All signs shall be identified on the site plan and/or development plan and shall
secure a permit in accordance with the provisions of 807-3 of the Monroe
County Zoning Ordinance.
All illuminated signs shall be either illuminated channel letters or shall
be illuminated by a light source directed toward the sign face. Internally
illuminated box signs are prohibited as are any signs that use flashing,
intermittent, or strobe effects.

Lighting shall be provided in accordance with the following:

1.

ii.

1.

1v.

Street lights may be provided where buildings front on any streets or
drives. These lights shall be placed at a minimum of sixty (60) foot intervals
and shall have a maximum height of twenty-five (25) feet. The lights shall
have an opaque top or a full cut-off and visor that result in all light being cast
downward.

Doesn’t appear that any shielding options are being utilized. Please

provide information or update.
Lights that utilize full cut-offs and visors that result in all light being
cast downward may be used in parking areas and shall have a
maximum height of twenty-five (25) feet. The light intensity shall not
exceed one (1) foot candle as measured at the edge of the associated
parking area.

Many areas exceed one foot candle at edge of parking area.
Only lights utilizing full cut-offs and visors that result in all light being
cast downward may be placed on buildings to illuminate loading berths,
stairwells, etc.
Doesn’t appear that any shielding options are being utilized. Please
provide information or update.
No lighting shall be placed on any facade that adjoins an open space
area or a residential area (outside of this use area).

Meets criteria.

The design of this use area shall result in an environment where buildings, roads, etc
conform to the existing topography and landscape as much as practical. Extensive
use of open space and preservation of existing features is expected. Connections to
adjoining park space and civic space shall occur and a high degree of architectural design
shall be incorporated throughout this area.

Meets criteria.
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EXHIBIT 8: Architectural Plans
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MONROE COUNTY PLAN COMMISSION February 20, 2024
CASE NUMBER REZ-23-7
PLANNER Drew Myers
PETITIONER Dusty Taylor, TAYCon, LLC; Bryan Rental, Inc., owner
REQUEST Zoning Map Amendment from REI to LI
ADDDRESS 6610 W State Road 48, 53-09-03-200-011.000-015
ACRES 9.08 +/- acres
ZONE Estate Residential 1 (RE1) and is within the Airport Noise Sensitivity Area
TOWNSHIP Van Buren
SECTION 3
PLATS Unplatted
COMP PLAN MCUA Rural Transition
DESIGNATION
EXHIBITS
1. Petitioner Letter to the Plan Commission
2. Consent Letter
3. Site Plan (Conceptual)
4. Estate Residential 1 (RE1) Use Table
5. Light Industrial (LI) Use Table

RECOMMENDATION
Recommendation to the Plan Commission:
e Staff recommends forwarding this petition with a positive recommendation to the Plan
Commission based on the findings of fact and subject to the following conditions of approval:

1. The petitioner submit a karst report for review by the MS4 Coordinator prior to site
plan approval.

PETITION TIMELINE
Plan Review Committee — January 11, 2024 (CANCELLED)
Plan Review Committee — February 8, 2024
Plan Commission Regular (Preliminary Hearing) — February 20, 2024
- Waiver of Final Hearing requested.
Plan Commission Regular (Final Hearing) — March 19, 2024 (if not waived at February hearing)
Board of Commissioners (Work Session) — TBD
Board of Commissioners (Formal Session) - TBD

| SUMMARY |
The petitioner is seeking to rezone the property at 6610 W State Road 48 from Estate Residential 1 (RE1)
to Light Industrial (LI) with the purpose of establishing a Business or Industrial Center to incorporate both
General Contractor and Heavy Machinery Sales uses on the petition site. Please see Exhibit 3 for the
conceptual site plan provided by the Petitioner. Should the rezone be approved by the Monroe County
Board of Commissioners, the petitioner intends to file a Commercial Site Plan to be reviewed
administratively by the Planning Department. If denied, the property would remain zoned Estate
Residential 1 where the use of General Contractor and Heavy Machinery Sales is not permitted.

| BACKGROUND |
On November 1, 2023, Planning Staff met with the petitioner and property owner of 6610 W State Road
48 to discuss the possibility of starting up a General Contractor business on the property that would also
offer the sale/rental of some equipment and machinery attachments. Staff discussed the current zoning of
the property, the environmental conditions of the site, the Comprehensive Plan, the draft CDO zoning map,
and the process to request a rezone. The petitioner submitted a use determination request where the
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Planning Department confirmed the proposed commercial use would be classified as “General Contractor”
and would require a rezone request to permit said use classification on the property. According to the
Petitioner’s Letter to the Plan Commission (Exhibit 1), the petitioner mentions incorporating the “Heavy
Machinery Sales” use classification with the use of General Contractor.

Chapter 802 of the Monroe County Zoning Ordinance:

General Contractor. An individual who contracts to perform building/structure construction related work
or to provide supplies on a large scale, or an individual who contracts to erect buildings and/or other
structures. Construction related work may include, but are not limited to, plumbing, landscaping, electrical,
framing, concrete, masonry, roofing, etc.

Heavy Machinery Sales. Establishments primarily engaged in marketing heavy machinery, such as road
construction and maintenance machinery, mining machinery, agricultural machinery, industrial machinery
and equipment, and so forth.

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 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.

\ Estate Residential 1 (RE1) District — Chapter 833
Estate Residential 1 (RE1) District. The intent of this district is to accommodate large lot, estate type
residential uses in a rural environment along with limited compatible agricultural uses. It is meant
specifically to:

A. Accommodate those persons who desire estate type living.

B. Maintain a pattern of growth that is consistent with the cost-efficient provision of urban services

to promoted compactness in the city structure.

C. Provide for development in a rural setting not necessarily requiring urban utilities.

D. Provide for limited compatible agricultural uses.

\ Light Industrial (LI) District — Chapter 802

The character of the Light Industrial (LI) District is defined as that which is primarily intended for
industrial uses that have minimal exterior movement of vehicles and goods. Its purposes are: to establish
areas for the exclusive development of light industries; to discourage residential and commercial uses; to
protect environmentally sensitive areas, such as floodplain, karst, and steep slopes; and to maintain the
character of the surrounding neighborhood. Uses shall be restricted to activities that are not a nuisance
because of dust, fumes, noise, odor, refuse matter, smoke, vibration, water-carried waste or other adverse
effects on surrounding uses. Some uses are conditionally permitted. The conditions placed on these uses
are to insure their compatibility with adjacent non-industrial uses. The LI District shall provide open
space, landscaping and buffering in order to achieve desirable site development.
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LOCATION MAP
The petition site is located at 6610 W State Road 48, parcel #s: 53-09-03-200-011.000-015. The property

has frontage along W State Road 48 and contains 9.08 acres. The property is located within the Airport
Noise Sensitivity Area.
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ZONING AND ADJACENT USES

The petition site is zoned Estate Residential 1 (RE1). Adjacent properties to the north are zoned either
Mineral Extraction (ME), Agriculture/Rural Reserve (AG/RR), or General Business (GB). Adjacent
properties to the south are zoned either Airport (AP) or Estate Residential 2.5 (RE2.5). Adjacent property
to the west is zoned RE1.
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SITE CONDITIONS

The petition site consists of one 9.08-acre parcel with an existing driveway cut to W State Road 48, which
is designated as a minor arterial roadway per the Monroe County Thoroughfare Plan. The petition site
contains an existing single-family residence, is heavily wooded, and exhibits slopes greater than 15
percent, which are classified as non-buildable area per Chapter 804 of the Monroe County Zoning
Ordinance. The property also exhibits several apparent karst features based upon elevation contour data.
The site does not exhibit any area designated as DNR floodplain and is not located in the Environmental
Constraints Overlay.
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SITE PICTURES

Figure 1. Pictometry photo from east
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Figure 2. Pictometry photo from west
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Figure 3. Pictometry photo from the south

Figure 4. Pictometry photo from the south (zoomed)
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COMPREHENSIVE PLAN DISCUSSION

The petition site is located within the MCUA Rural Transition designation of the Comprehensive Plan.
Points that align with the proposed rezone are highlighted in green. Points that differ from the district are
highlighted in grey.

The petition site is located within the Monroe County Urbanizing Area — Rural Transition designation
which states:

MUCA - RURAL TRANSITION

These areas offer an opportunity to transition the scale and intensity of development along the urban to
rural transect. Residential uses are low in density, primarily single-family, and typically are located along
existing rural roadways rather than in subdivisions. Larger scale agricultural uses may occur within this
area.

Within the Urbanizing Area, Rural Transition lands may serve as a “holding” land use category that may
be converted to other uses depending on future market demands and infrastructure expansion
opportunities. The most likely uses for conversion include Conservation Residential, Parks and Open
Spaces, Employment uses, and Quarry expansions that are best suited for low-density, relatively isolated
development contexts. The potential for conversion to other uses should be considered as part of future
updates to the Urbanizing Area Plan.

A. TRANSPORTATION

Streets

Development in Rural Transition areas is intended to occur along existing rural roadways. These are
typically designed with two travel lanes and a berm or shoulder with open drainage. New roadway
construction will be minimal and will likely respond to broader safety or connectivity needs within the
larger transportation system, rather than demand generated by new development within the Rural
Transition area.

Automobile travel is necessary in rural areas. Care should be taken to avoid roadway improvements that
prioritize speed and capacity at the expense of rural roadway character.

Bike, Pedestrian, and Transit Modes

Due to the low-density character and distance from destinations, travel by foot will be less common in
Rural Transition areas. However, bicycle travel should be encouraged. Opportunities to extend shared
use/bicycle paths as part of a county-wide greenway system should be explored. Roadside paths may be
appropriate in some cases, but care should be taken to preserve the scenic character of rural roadways.
This can be accomplished through meandering alignments that provide space for landscape features such
as mounding, fencing, limestone walls and naturalized plantings. Expansion opportunities for Rural
Transit routes should be explored to enhance accessibility of more remote areas.

B. UTILITIES

Sewer
Sewer service in rural transition areas will be limited. Residential development is expected to continue
using on-site sewage disposal (septic systems), provided there is sufficient space, topography and soil
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conditions to meet minimum State and County installation and maintenance requirements.

Power
Overhead utility lines should be buried wherever feasible in the Rural Transition area.

Communications

Communications needs will vary within the rural transition neighborhoods, but upgrades to infrastructure
need to be a key consideration for future development sites. Communications features will likely differ
from all other areas of development since transportation and infrastructure improvement will be limited.
Wireless towers should be located sensitively to minimize disruption to scenic viewsheds.

C. OPEN SPACE

Park Types

Open spaces within Rural Transition areas should emphasize interconnected greenway systems and
preservation of environmentally sensitive lands, whether public or private. Where feasible, shared
use/bicycle paths should be provided to create continuous recreational and alternative transportation
connections as part of the larger Monroe County system. Opportunities for new County parks should be
explored, as well as opportunities for land preservation by private non-profit organizations such as the
Sycamore Land Trust.

Agriculture

The Rural Transition area provides an opportunity to support food production within the Urbanizing Area.
Particular emphasis should be placed on encouraging small-scale, locally-operated farming operations
such as hobby farms, Community-Supported Agriculture (CSA), vineyards and orchards. These are vital
elements of the local economy, and proximity to the City of Bloomington offers an opportunity to
integrate these uses into the local Farm-to-Table and Farm-to-Institution supply chains.

D. PUBLIC REALM ENHANCEMENTS

Lighting
Roadway lighting should be avoided on rural roadways to preserve rural character and minimize light
pollution, except where necessary for safety.

Street/Site Furnishings
Street and site furnishings will be limited to public parks and greenways.

E. DEVELOPMENT GUIDELINES

Open Space
Development in the Rural Transition area will typically not provide public open space but will be required
to protect environmentally sensitive features as development occurs.

Parking Ratios
Parking needs are typically minimal for rural businesses, and requirements should be flexible based on the
specific use.

Site Design

Subdivision of land along rural roadways should avoid creating “residential strips” that block scenic
vistas and change the character of the roadway from rural to suburban. Building setbacks will vary based
on topography but will typically exceed 50 feet and may be much larger.
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Building Form

Simple building massings typical of rural places are encouraged.

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

development will typically require a lower degree of aesthetic scrutiny than is typical of higher density
development areas; however, basic aesthetic standards should be met.

Private Signs

Residential development will typically not include signs, unless the residence is also operated as a
business. Business signs will typically be ground mounted monument-style or post-style signs and should
be limited to no more than six feet in height. Signs should be secured to the ground and should not
include changeable copy. Signs may be painted on barns in the manner of historic rural barn signs.
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FINDINGS OF FACT - REZONE
In preparing and considering proposals to amend the text or maps of this Zoning Ordinance, the Plan
Commission and the Board of County Commissioners shall pay reasonable regard to:

A) The Comprehensive Plan;

Findings:

The rezone request is to change the zone for the petition site from Estate Residential 1 (RE1)
to Light Industrial (LI);

The Comprehensive Plan designates the petition site as MCUA Rural Transition;

The current number of permitted or conditional uses in the RE1 zone is 21. If rezoned to LI,
the petitioner would have approximately 93 permitted or conditional uses to choose from;

If the rezone request is denied, the property remains eligible for any of the currently
permitted or conditional uses under the RE1 zone;

If the rezone request is approved, the petitioner will be required to submit a commercial site
plan for review by County staff for the operation of a Business or Industrial Center;

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

Findings:
[ ]
[ ]

See Findings under Section A;

The current use of the petition site is single-family residential;

The rezone request is to change the zoning for the site to Light Industrial (LI), which is
described by the County’s Zoning Ordinance, Chapter 802, as follows:

Light Industrial (L1) District. The character of the Light Industrial (LI) District is defined as
that which is primarily intended for industrial uses that have minimal exterior movement of
vehicles and goods. Its purposes are: to establish areas for the exclusive development of light
industries; to discourage residential and commercial uses; to protect environmentally
sensitive areas, such as floodplain, karst, and steep slopes; and to maintain the character of
the surrounding neighborhood. Uses shall be restricted to activities that are not a nuisance
because of dust, fumes, noise, odor, refuse matter, smoke, vibration, water-carried waste or
other adverse effects on surrounding uses. Some uses are conditionally permitted. The
conditions placed on these uses are to insure their compatibility with adjacent non-industrial
uses. The LI District shall provide open space, landscaping and buffering in order to achieve
desirable site development.

The petition site is currently zoned Estate Residential 1 (RE1);

There is an existing driveway cut off W State Road 48;

The petition site does exhibit slopes greater than 15 percent (see Site Conditions Map);
The petition site does appear to exhibit several karst features;

The petition site is not located in DNR Floodplain;

The petition site is not located in the Environmental Constraints Overlay;

© The most desirable use for which the land in each district is adapted;

Findings:
[ ]
[ ]

See Findings under Section A and Section B;

The surrounding parcels are zoned ME, AG/RR, GB, AP, RE2.5, or REI;

As of the date of this report’s publishing, the draft County Development Ordinance zoning
map indicates this property will transition from the RE1 zone to the Suburban Density (SD)
zone;
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e The petition site is located within the Airport Noise Sensitivity Area, which discourages
residential development;

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

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

(E) Responsible development and growth.

Findings:

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

e The property is located in the Airport Noise Sensitivity Area;

e According to the Monroe County Thoroughfare Plan, W State Road 48 is listed as a Minor
Arterial roadway;

e W State Road 48 is under the jurisdiction of the Indiana Department of Transportation
(INDOT);

e The petition site exhibits an existing driveway cut, which serves an existing single-family
residence;

e There is no access to sewer on this property for future use;
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EXHIBIT 1: Petitioner Letter to the Plan Commission
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EXHIBIT 2: Consent Letter
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EXHIBIT 3: Site Plan (Conceptual)
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EXHIBIT 5: RE1 Use Table

Uses

RE1

Conditions

Bed and breakfast

7;14

Cemeteries

Churches

Crops and pasturage

Day care centers

Fire stations

Golf courses

Historic adaptive reuse

Home occupations

16

Parks and playgrounds

Police stations

Public libraries/museums

Rehahilitative facilities

Residential care homes for develop

Residential care homes for mentally

Residential care homes for up to fiy

Schools

Single family detached dwellings

Swim clubs

Tennis clubs

Utility substations and transmissior]
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EXHIBIT 6: LI Use Table

LIGHT INDUSTRIAL USES

Agricultural Uses i L Retail and Wholesale Trade i 1] Manufacturing, Mining i 1]
Accessory Use P Accessory Use P Accessory Use P
Agricultural Uses-Land Animal H P Auction House H P Apparel H P
Agricultural Uses-Non Animal H P Bakery (Wholesale) L P Appliance Assembly H P
Feed Mill L P Building Materials H P Beverage Products H P
Historic Adaptive Reuse P Fertilizer Sales (Packaged) M P Bottling Machinery L P
Stockyard H P Florist (Whaolesale) N P Commercial Printing H P
Historic Adaptive Reuse P Garden Center H P Construction Trailer L P
Public and Semipublic i L Gunshop M cu Electronic Devises and L P
Accessory Use P Heavy Machinery Sales M P Engineering and Scientific L P
Daycare Facility ] P Historic Adaptive Reuse P Food Products M P
Historic Adaptive Reuse = Industrial Supplies L B Furniture H P
Remote Garbage/Rubbish Removal H = Office Showroom ¥ B General Contractor M P
Solar Farm L C Automotive and Transportation i u Historic Adaptive Reuse P
Telephone and Telegraph Services L P Accessory Use P lewelry Products L P
Utility Service Facility ] P Automotive Paint Shop L P Laboratories M P
Wastewater Treatment Facility H P Automotive/Boat Repair Shop H P Leather Goods L P
Water Treatment Facility H P Automaotive Tire Repair M P Machine Assembly ] P
Business and Personal Services i L Cold Storage Plant L P Machine Shop H P
Accessory Use P Gasoline Services Station H P Metal Fabrication H P
Air Cargo and Package Service H P Historic Adaptive Reuse P Metalworking Machinery M P
Air Craft Charter Service L P Transfer or Storage Terminal H P Musical Instruments L P
Appliance Repair L = Wrecker Service M P Office and Computer Equipment H P
Convenience Storage 1] P Accessory Use P Optical Instruments and Lenses L P
Electrical Repair L P Historic Adaptive Reuse P Paper Products M P
Exterminating Service L P Park and Recreational Services H P Plastic Products Assembly H P
Gunsmith L = Plating and Polishing L P
Historic Adaptive Reuse = Sign and Advertising Displays L P
Industrial Equipment Repair L P Warehousing and Distribution H P
Kennel, including commercial animal breeding operations | H P Watches and Clocks L P
Lacksmith L P Welding L P
Office L P Wood Products M P
Office Equipment Repair L P Multi-Use i 1]
Parking Facility H P Business or Industrial Center H P
Small Engine and Motor Repair L P Commerical/Iindustrial Adaptive Reuse P
Tax=idermist L P

Upholstery Service L P

Veterinary Service (Indoor) H P

Veterinary Service (Outdoor) M P
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