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MEETING AGENDA 
Shelby County Plan Commission 
January 28, 2025, at 7:00 P.M. 

CALL TO ORDER  

ROLL CALL 

ELECTION OF OFFICERS  

PC APPOINTMENT TO THE BZA  

PC APPOINTMENT OF BZA HEARING OFFICER 

APPROVAL OF MINUTES 

Minutes from the November 26, 2024, meeting. 

OLD BUSINESS 

RZ 24-09 – RUSH REZONING: Findings of Fact 

RZ 24-11 – BASS REZONING: Rezoning of 1.5-acres from the A2 (Agricultural) District to the R1 (Single-
Family Residential) District to allow for a one-lot Simple Subdivision.  Located approximately 90-feet 
north of 5754 N 500 W, Fairland, Brandywine Township. 

SD 24-12 – BASS SIMPLE 500 W SIMPLE PLAT SIMPLE SUBDIVISION: Simple Subdivision of a 1.5-acre 
single-family building lot from a 31.5-acre parent tract and waivers of subdivision standards.  Located 
approximately 90-feet north of 5754 N 500 W, Fairland, Brandywine Township. 

NEW BUSINESS 

RZ 25-01 – THEOBALD REZONING: Rezoning of 3-acres from the A1 (Conservation Agricultural) District 
to the RE (Residential Estate) District to allow for a one-lot Simple Subdivision.  Located at 3179 N 775 
E, Shelbyville, Union Township. 

SD 25-01 – THEOBALD SIMPLE SUBDIVISION: Simple Subdivision of a 3-acres from a 35.82-acre parent 
tract and waivers of subdivision standards.  Located at 3179 N 775 E, Shelbyville, Union Township. 

DISCUSSION 

Shelby County Sub-Area Economic Development Plan – Brief overview of the intent and contents of 
the Plan and approval process.  Discussion and consideration of strategies and land use 
recommendations will occur during the public hearing portion of the approval process at a subsequent 
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Plan Commission meeting. 
 
ADJOURNMENT 
 

The next regular meeting of the Shelby County Plan Commission is scheduled for Tuesday, February 25, 
2025, at 7:00 PM.  
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Rezoning 
FINDINGS OF FACT  
 
Applicant: Rush Rezoning 

Case #: RZ 24-09 

Location: 4717 S Marietta Rd, Shelbyville, Hendricks Township. 

 
1. Current Conditions and the Character of Current Structures and Uses in Each District 

 
Residential development of the property would not prohibit continued use of adjacent property 
for agricultural production and continued agricultural use of a portion of the property would not 
conflict with the agricultural character of the area. 
 

2. The Most Desirable Use for Which the Land in Each District Is Adapted 
 
Approval of the rezoning would allow for development of a residential property adjoining a 
residential property occupied by family members of the petitioner. 

 
3. The Conservation of Property Values throughout the Jurisdiction 

 
Development of the property for residential purposes would have no perceivable impact on 
property values throughout the County.   
 

4. Responsible Development and Growth 
 
The property would sit a significant distance from the public road and would only have access 
to the public road through an easement.  However, issues associated with utilizing an access 
easement typically arise only when shared by multiple lots in a major subdivision.  Therefore, 
allowing for the development of one lot with access to the public road through an easement 
would not conflict with responsible development and growth. 
 

5. The Comprehensive Plan. 
 
The Simple Subdivision plat for the property includes a No-Disturb Easement over the Flood 
Hazard Area which would permanently preserve the floodplain as recommended for areas 
designated as Parks, Open Space, & Conservation by the Comprehensive Plan. 
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Staff Report 
Case Number: RZ 24-11 / SD 24-12 
Case Name: Bass Rezoning – A2 (Agricultural) to R1 

(Single-Family Residential) & Bass 500 W 
Simple Plat Simple Subdivision 

 

Requests 

Rezoning of 1.5-acres from the A2 (Agricultural) District to the R1 
(Single-Family Residential) District to allow for a one-lot Simple 
Subdivision. 

Simple Subdivision of a 1.5-acre single-family building lot from a 31.5-
acre parent tract. 

Waiver of Simple Subdivision prerequisites to allow for Simple 
Subdivision of property zoned R1. 

Purpose of Subdivision Code Requirement 
 
The UDO restricts residential zoning in Simple Subdivisions to the RE 
(Residential Estate) District, which prohibits lots less than two-acres, to 
maintain low density residential development in rural areas.  The 
requirement also allows for adequate lot size for installation of a septic 
system, and adequate area for a new septic system in the case of 
septic system failure. 

Future Land Use Map 

 

Location: Approximately 100-feet 
north of 5754 N 500 W, Fairland, 
Brandywine Township. 
 
Property Size: 1.5-acres. 
 
Current Land Use: Cropland. 
 

Current Zoning Classification 
A2 (Agricultural) 
This district is established for general 
agricultural areas and buildings 
associated with agricultural 
production. 
 

Proposed Zoning Classification 
R1 (Single-Family Residential) 
Intent: This district is established for 
single-family detached, medium to large 
sized homes on medium to large sized 
lots. 
Plan Commission: Use this zoning district 
for existing developments and carefully 
for new residential development. 
 

Future Land Use per Comp Plan  
Suburban Residential 
This purpose of this category is for the 
transition of land use from agricultural 
and estate residential uses to low 
to medium-density, single-family 
residential subdivisions as water and 
sewer facilities become available. 
 

Surrounding Development 
 Zoning Land Use 
North A2 Cropland 
South A2 Cropland 
East A2 Cropland  
West A1 Cropland 

 

Property Details 

Subject Property 

PC Jan 28, 2025 
Page 6 of 15



Shelby County Plan Commission    RZ 24-11 / SD 24-12 
25 W Polk Street January 28, 2025 
Shelbyville, IN 46175 PAGE 2 OF 3 

 

Property Map 

 

Case Description 

• Approval of the requests would allow for development of one, 1.5-acre single-family residential building lot. 
 

• The size of the lot would equal the size of the lot to the south owned by the petitioner’s family. 
 

• The Technical Advisory Committee (TAC) / Site Plan Review Committee would review a detailed site plan including 
structure layout, elevation of development, drainage infrastructure, and septic system design for compliance with 
County codes prior to issuance of permits for a new single-family residence. 

Staff Analysis Findings of Fact 

Rezoning: In accordance with IC 36-7-4-603 and the UDO, when considering a rezoning, the Plan Commission shall pay 
reasonable regard to: 

1. Current Conditions and the Character of Current Structures and Uses in Each District 

Most residential lots in the immediate area have the R1 zoning designation. 

2. The Most Desirable Use for Which the Land in Each District Is Adapted 

 
PC Jan 28, 2025 

Page 7 of 15



Shelby County Plan Commission    RZ 24-11 / SD 24-12 
25 W Polk Street January 28, 2025 
Shelbyville, IN 46175 PAGE 3 OF 3 

 

The location of the property less than a mile from the Northwestern Consolidated Schools renders the property 
desirable for affordable single-family detached development on a medium sized lot for families with 
schoolchildren. 

3. The Conservation of Property Values throughout the Jurisdiction 

Development of the property for residential purposes would have no perceivable impact on property values 
throughout the County.   

4. Responsible Development and Growth 

The property has access to all utilities to support residential development. 

5. The Comprehensive Plan 

Approval of the rezoning would provide a suburban residential housing opportunity in an area recommended for 
suburban residential development by the Comprehensive Plan. 

Simple Subdivision: Staff has reviewed the proposed plat and has determined: 

1. The subdivision of land is consistent with the Shelby County Comprehensive Plan. 

2. The subdivision of land satisfies the development requirements of Article 06: Subdivision Types, pending approval of 
a waiver to allow Simple Subdivision of property zoned R1 

3. The subdivision of land satisfies the standards of Article 07: Design Standards. 

4. The subdivision of land satisfies any other applicable provisions of the Unified Development Ordinance. 

5. The subdivision of land satisfies the construction requirements of Shelby County's Construction Standards. 
 

6. Approval of the waiver would allow for development of a single-family residence on a medium-sized lot in an area 
recommended for Suburban Residential development by the Comprehensive Plan. 

Staff Recommendation 

Approval would allow for development of a single-family residence on a medium-sized lot in an area recommended for 
Suburban Residential development by the Comprehensive Plan.  Therefore, Staff recommends APPROVAL of the 
Rezoning and Simple Subdivision. 
 
Applicant/Owner Information 
Applicant:  Jason & Susan Bass  Surveyor: Greg Garrison, PS 
  PO Box 130     8881 N Timothy Lane 
  Fairland, IN 46126    Fountaintown, IN 46130 
 
Owner:  James & Glen Bass 
  PO Boc 184 
  Fairland, IN 46126  
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GGarrison
Rectangle

GGarrison
Text Box
COUNTY ROAD 500 WEST

GGarrison
Text Box
NOTES:

1. FIVE (5) DESIDUOUS TREES AT LEASST 1 3/4 INCH DBH AT THE TIME OF ON PLANTING SHALL BE PLANTED ON THE PROPERTY PRIOR TO OCCUPATION OF A RESIDENTIAL STRUCTURE.

2. SIMPLE SUBDIVISION APPROVED WITH A WAIVER OF SIMPLE SUBDIVISION REQUIREMENTS TO ALLOW FOR SIMPLE SUBDIVISIION OF PROPERTY ZONED R1.
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Staff Report 
Case Number: RZ 25-01 / SD 25-01 
Case Name: Theobald Rezoning – A1 (Conservation 

Agricultural) to RE (Residential Estate) & 
Theobald Simple Subdivision 

 

Requests 

Rezoning of 3-acres from the A1 (Conservation Agricultural) District to 
the RE (Residential Estate) District to allow for a one-lot Simple 
Subdivision. 

Simple Subdivision of 3-acres from a 35.82-acre parent tract. 

Waiver of Simple Subdivision design standards to allow a lot with 40-
feet of road frontage (minimum 160-feet of road frontage required). 

Purpose of Subdivision Code Requirement 
 
The minimum road frontage requirement discourages the creation of 
‘flag lots.’  Flag lots represent disorderly development which could lead 
to future property line disputes and cause difficulty for visitors or 
emergency vehicles in locating the house from the public road. 

Future Land Use Map 

 

Location: 3179 N 775 E, Shelbyville, 
Union Township. 
 
Property Size: 3-acres. 
 
Current Land Use: Cropland. 
 

Current Zoning Classification 
A1 (Conservation Agricultural) 
This district is established for the 
protection of agricultural areas and 
buildings associated with agricultural 
production. 
 

Proposed Zoning Classification 
RE (Residential Estate)  
This district is established for single-
family detached dwellings in a rural or 
country setting. 
 

Future Land Use per Comp Plan  
Agriculture 
The purpose of this category is to provide 
for traditional agricultural practices (such 
as crop production and livestock grazing) 
and modern agricultural practices (such 
as agricultural research facilities and 
CAFOs). Rural home sites may also occur 
within this category; however, the 
emphasis should remain on agriculture.  
New residential subdivisions that remove 
prime farmland from production should 
be discouraged. The residential density of 
this category should be one lot for every 
five acres. 
 

Surrounding Development 
 Zoning Land Use 
North A1 Agricultural Homestead 

 / Cropland 
South A1 Cropland 
East A1 Cropland 
West A1 Cropland 

 

Property Details 

Subject Property 
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Property Map 

 

Case Description 

• Approval of the requests would allow for development of one, 3-acre single-family residential building lot. 
 

• The petitioner intends to construct a home with slab-on-grade.  The northwest corner of the proposed lot includes 
level high ground which would accommodate this type of construction without significant earth work.  A reduction 
in the minimum road frontage requirment allows for construction on a home on the level high ground while not 
encompassing additional farmland into the lot adjacent to the road. 
 

• The USDA Soil Survey classifies the property as ‘Prime Farmland if Drained.’ 
 

• The Technical Advisory Committee (TAC) / Site Plan Review Committee would review a detailed site plan including 
structure layout, elevation of development, drainage infrastructure, and septic system design for compliance with 
County codes prior to issuance of permits for a new single-family residence. 
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Staff Analysis Findings of Fact 

Rezoning: In accordance with IC 36-7-4-603 and the UDO, when considering a rezoning, the Plan Commission shall pay 
reasonable regard to: 

1. Current Conditions and the Character of Current Structures and Uses in Each District 

The size of the proposed lot would be consistent with the size of other residential lots on CR 775 E between 
Union Rd. and SR 44.  Therefore, approval of the rezoning would not conflict with existing residential 
development in the area. 

2. The Most Desirable Use for Which the Land in Each District Is Adapted 

Approval of the rezoning would allow for development of a rural residential lot which would not result in the 
residential density of the surrounding area exceeding one lot per five acres as recommended for rural residential 
development in agricultural areas by the Comprehensive Plan. 

3. The Conservation of Property Values throughout the Jurisdiction 

Development of the property for residential purposes would have no perceivable impact on property values 
throughout the County.   

4. Responsible Development and Growth 

The property does not have the required minimum road frontage for lots in the RE District.  However, a 
reduction in the minimum road frontage requirment allows for construction on a home on the level high ground 
while not encompassing additional farmland into the lot adjacent to the road.  The property has access to all 
utilities to support residential development. 

5. The Comprehensive Plan 

Approval of the rezoning would not result in the residential density of the surrounding area exceeding one lot 
per five acres as recommended for rural residential development in agricultural areas by the Comprehensive 
Plan. 

Simple Subdivision: Staff has reviewed the proposed plat and has determined: 

1. The subdivision of land is consistent with the Shelby County Comprehensive Plan. 

2. The subdivision of land satisfies the development requirements of Article 06: Subdivision Types. 

3. The subdivision of land satisfies the standards of Article 07: Design Standards, pending approval of a waiver to allow 
a lot with 40-feet of road frontage (minimum 160-feet of road frontage required). 

4. The subdivision of land satisfies any other applicable provisions of the Unified Development Ordinance. 

5. The subdivision of land satisfies the construction requirements of Shelby County's Construction Standards. 
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6. A reduction in the minimum road frontage requirment allows for construction on a home on the level high ground 
while not encompassing additional farmland into the lot adjacent to the road. 

Staff Recommendation 

Approval of the rezoning would allow for development of a rural residential lot which would not result in the residential 
density of the surrounding area exceeding one lot per five acres as recommended for rural residential development in 
agricultural areas by the Comprehensive Plan.  Additionally, a reduction in the road frontage requirment would preserve 
farmland in an area recommended for agricultural use by the Comprehensive Plan.  Therefore, Staff recommends 
APPROVAL of the Rezoning and Simple Subdivision. 
 
Applicant/Owner Information 
Applicant:  Logan Theobald    Surveyor: Scott T Sumerford 
  10560 N 150 E      3149 N Riley Hwy. 
  Morristown, IN 46161     Shelbyville, IN 46176 
 
Owner:  Michael & Deborah Theobald 
  3179 N 775 E 
  Shelbyville, IN 46176 
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Part of the south half of the southeast quarter of Section Sixteen (16), Tow
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(8) East of Union Tow
nship, Shelby County, Indiana, being part of survey Job #13N

8E16-24-064 by Scott T.
Sum

erford, R
LS#29800017, certified January 28, 2025 and being m

ore particularly described as follow
s:

Com
m

encing at the southw
est corner of the south half of the southeast quarter of said section 16-13-8, said point

being m
arked by a stone; thence along the south line of said southeast quarter, South 89°57'24" East (basis of

bearings being Indiana State Plane East Zone) 1158.97 feet to a
5/8” rebar on the southerly extension of the centerline of County R

oad 775 East; thence along said extension and
centerline, N

orth 00°32'41” W
est 730.00 feet to a m
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ped “S. Sum

erford 98000017” at
the point of beginning of the herein described tract;

Thence N
orth 89°57'24” W
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ped “S. Sum

erford 29800017", said
m
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ent being hereinafter referred to as a capped rebar; thence South 00°32'41” East 225.00 feet to a buried

capped rebar; thence N
orth 89°57'24” W

est 390.00 feet to a buried capped rebar; thence N
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300.00 feet to a buried capped rebar; thence South 89°57'24” East 390.00 feet to a capped rebar; thence South
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w
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erford 98000017” on the centerline of said county road; thence along said centerline,

South 00°32'41” East 40.00 feet to the point of beginning, containing 3.000 acres.
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ays of record.
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eborah S. Theobald of Shelby County, Indiana, do hereby certify that
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ners of the property described in the above captioned and that as such ow

ners have
caused the property to be surveyed and subdivided as show

n on the hereon draw
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and voluntary act and deed.

______________________________________________________________________(Seal )
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ner, M
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. Theobald, Sr.

______________________________________________________________________(Seal )
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State of Indiana
))
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hereby certify that
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__________________________________ (Seal )
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otary Public
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The client is planning new
 hom

e construction upon his fam
ily's farm

 and proposing a new
 three acre lot

southw
est of the existing hom

estead and barn lot.

In accordance w
ith Title 865, Article 1, Chapter 12, Section 12, of the Indiana Adm

inistrative Code, the
follow

ing report explains the theory of location applied in retracing the lines and corners of the surveyed
property and discusses the surveyor's opinion of the cause and am

ount of uncertainty in those lines and
corners because of the follow

ing:

A)
Availability and condition of reference m

onum
ents.

-
The four corners of the subject quarter section have been perpetuated in m

odern records w
ith three

cornerstones and by an iron pipe, assum
edly based on occupation at the southeast corner of the

section.
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The east line of the parent tract, the centerline of the public road, w
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hom

estead on the farm
. The fee sim

ple access for this proposed lot w
as m

ade to be 40 feet w
ide.

C)
Clarity or am

biguity of record descriptions

-
The Theobald and Kissell title lines are in agreem

ent for the com
m

on call to the public road
centerline. N

o title abnorm
alities w

ere encountered w
ith this original survey.

D
)

R
elative positional accuracy of m

easurem
ents

-
The lines and corners retraced or established by this survey have been executed m

eeting Title 865,
Indiana Adm

inistrative Code 1-12-7 and falls under a Surburban Survey Classification w
ith a relative

positional accuracy of 0.13 feet + 100 ppm
.

SUR
VEY CER

TIFICATIO
N

I hereby certify that this survey w
as perform

ed under m
y direct supervision and to the best of m

y
know

ledge and belief w
as executed to m

inim
um

 standards of practice as contained in R
ule 12, of Title

865, Article 1 of the Indiana Adm
inistrative Code.

D
ATE:January 28, 2025

Signed:______________________________________________________________

Scott T. Sum
erford 

R
egistration N

um
ber: 9800017

PLAN
 CO

M
M

ISSIO
N

 APPR
O

VAL

Approved by the Shelby County Plan Com
m

ission in accordance w
ith all applicable Subdivision

R
egulations.

By:_____________________________________________________________D
ate_______________

President

By:_____________________________________________________________D
ate_______________

Secretary
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Set 0.9' below
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in field.

Set 0.9' below
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in field.

Set 0.9' below
 grade

in field.

3/4" Iron pipe found 1.1' below
 grade in

field. Set by Stephan Kuhn for 1/16th corner.

50' Proposed H
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/W
 Line per

Shelby County Thoroughfare Plan.

Existing 16.5' H
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/W
 line.
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Point of Beginning.

Point of Beginning.

Centerline of County Road 775 E.
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