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MEETING AGENDA 
 

Shelby County Board of Zoning Appeals 
August 9, 2022, 7:00 P.M. 

 
CALL TO ORDER  
 
ROLL CALL 
 
APPROVAL OF MINUTES 
 

Minutes from the July 12, 2022 meeting. 
 
OLD BUSINESS 
 

None. 
 
NEW BUSINESS  

 
BZA 22-32 – ROBERT L WOLFE & LAURA DODSON: DEVELOPMENT STANDARDS VARIANCES.  Located 
at 6982 N Buck Creek Shades, Fairland. 
 
BZA 22-29 – STACY JENKINS: DEVELOPMENT STANDARDS VARIANCES.  Located at 7944 & 8188 S PR 
435 W, Edinburgh, Jackson Township. 
 
BZA 22-31 – PANJAB GROUP, INC.: USE & DEVELOPMENT STANDARDS VARIANCES.  Located at 6925 S 
Carroll Rd, Indianapolis, Moral Township. 

 
DISCUSSION  
 

None. 
 
ADJOURNMENT 

 
The next regular meeting of the Shelby County Board of Zoning Appeals is scheduled for Tuesday, 
September 13, 2022 at 7:00 PM.  
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Staff Report 
Case Number:       BZA 22-32 
Case Name:           Robert L Wolfe & Laura Dodson – 
                                Development Standards Variances 
 

Request 

Variances of Development Standards to allow for a 576 sq. ft. 
detached garage: 

1. In the front yard; 

2. Eleven (11) feet from the right-of-way of Buck Creek Shades. 

Code Requirement 

UDO Section 2.14 – Minimum Front Yard Setback: 35-feet. 

UDO Section 5.04 C – Placement: A permitted accessory structure shall 
not be placed in the front yard of any lot, unless placed 350 feet or 
greater from the front property line. 

Purpose of Requirements: Prohibiting the construction of accessory 
structures in the front yard maintains the primary structure as the 
visual focal point of the property. Front setback requirements allow for 
open space, ensure visibility along roadways, and reduce traffic hazards 
along roadways.  

Property Map 

 

Location: 6982 N Buck Creek Shades, 
Fairland, Moral Township. 
 

Property Size: 0.6-acres. 
 

Current Land Use: Single-Family 
Residential. 
 

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. 
Development Standards: Promote low-
impact development in harmony with a 
natural setting. 
 

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. 

 Zoning Land Use 
North A1 Cropland 
South R1 Single-Family Residential 
East  A1 Cropland 
West R1 Single-Family Residential 
 

 

Property Details 
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Case Description 

• The petitioner plans to construct a 24’x24’ (576 sq. ft.) detached garage at the southwest corner of the property. 
 

• The proposed building site previously included a mini barn. 
 

• The house on the subject property faces CR 700 N.  Therefore, the garage would sit in the yard that functions as the 
property’s rear yard. 

 
• The petitioner explained that construction of the garage directly behind the house would require removal of several 

trees and that the proposed building location would allow for convenient access to the garage from the existing 
driveway. 

Staff Analysis of Findings of Fact 

1. State Requirement:  The approval will not be injurious to the public health, safety, morals, and general welfare of 
the community. 

Staff Analysis: Construction of the garage would require a building permit and the structure must comply with all 
building codes before passing a final inspection.  The public would not have access to the structure.  Buck Creek 
Shades has a relatively low volume of traffic, therefore construction of the garage close to the road should not pose 
a significant hazard to motorists. 

2. State Requirement:  The use and value of the area adjacent to the property included in the variance will not be 
affected in a substantially adverse manner. 
 
Staff Analysis: The garage would sit adjacent to the front yard of the home to the south, thereby altering the 
viewshed from the front yard of that property. 

3. State Requirement:  The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in use of the property. 

Staff Analysis: A strict application of the ordinance would necessitate extension of the driveway and require removal 
of several trees in order to place the garage directly behind the house.  

Staff Recommendation 

DENIAL because the garage would sit adjacent to the front yard of the home to the south, thereby altering the viewshed 
from the front yard of that property. 

If the Board chooses to approve the variance, Staff recommends the following stipulation: 

1. The petitioner shall provide written support of the variance request from the owner of 6942 N Buck Creek 
Shades, Fairland. 
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Applicant/Owner Information 
Applicant:  Robert L Wolfe & Laura Dodson  Owner:  Same 
  6982 N Buck Creek Shades     

Fairland, IN 46126 
 
 

 
Proposed Building Site 

 
Staff Photograph – July, 2022 
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Staff Report 
Case Number:       BZA 22-29 
Case Name:           Stacy Jenkins – Development Standards 
                                Variances 
 

Request 

Variances of Development Standards to allow: 

1. Hobby farming exceeding 40% of the land area of each lot; 

2. Keeping of Farm Animals on a lot under 6-acres; 

3. Keeping of four (4) animal units per two (2) fenced acres on each 
lot.  

Code Requirement 

UDO Section 2.11 & Section 11.02 Defined Words - RE District Intent, 
Permitted Uses, and Special Exception Uses – Permitted Agricultural 
Uses - Hobby Farming: The use of land for purposes, including: dairying, 
pasturage, apiculture, agriculture, horticulture, floriculture, viticulture, 
and animal and poultry husbandry. Processing and storage of harvested 
produce or other end products shall not be allowed on site. The hobby 
farming use(s) shall not exceed forty percent (40%) of the land area of 
the lot and shall abide by all setback regulations. Hobby farming cannot 
be the primary income source for the owner, operator or household on 
site. Hobby farming shall not include feed lots, stock yards, or the 
commercial feeding of garbage or offal to swine or other animals. 

UDO Section 5.42 A 1 – Pastured Farm Animals: Farm Animals are 
permitted (in the RE District) as follows: Minimum Lot Area: Six (6) 
acres. 

UDO Section 5.42 A 3 & 4 – Pastured Farm Animals: Farm Animals are 
permitted (in the RE District) as follows: Maximum Animal Units: One 
(1) animal unit per two (2) acres that are fenced. 

 

Location: 8188 & 7944 S PR 435 W, 
Edinburgh, Jackson Township. 
 

Property Size: 5.15-acres & 6.65-
acres (11.8-acres total). 
 

Current Land Use: Estate 
Residential. 
 

Zoning Classification: 
RE (Residential Estate) 
Intent: This district is established for 
single-family detached dwellings in a 
rural or country setting. 
Development Standards: Promote low-
impact development in harmony with a 
natural setting. 
 

Future Land Use per Comp Plan  
Estate Residential 
The purpose of this category is to provide 
for new rural residential housing 
opportunities in rural areas not well 
suited for agriculture. New residential 
development should have reasonable 
access to roads and utilities and should 
not significantly disrupt agricultural 
activities. The residential density of this 
category should not exceed one lot for 
every two acres. 
 

 Zoning Land Use 
North RE Estate Residential 
South RE Estate Residential 
East  RE Woodland 
West RE Estate Residential 
 

 

Property Details 
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Purpose of Requirements: The UDO regulates hobby farming and includes keeping of animals standards to maintain the 
character of rural areas and to mitigate nuisances to neighboring properties related to animals, such as noise and odor.  
Restricting the number of animals in fenced areas also limits degradation of vegetative cover.  

Property Map 

 

Case Description 

• The petitioner currently operates an animal sanctuary (Jenkins Forever Farm) on the 5.15-acre ‘south’ lot.  This lot 
also includes the petitioner’s residence.  The petitioner recently purchased the 6.65-acre ‘north’ lot and intends to 
expand the animal sanctuary onto this lot.  
 

• The Jenkins Forever Farm website provides the following description of current operations: Jenkins Forever Farm is 
an animal sanctuary that provides rescue, care, love and a forever home to farmed and exotic animals.  We have 
over 80 residents including cows, alpacas, goats, sheep, pigs, chickens, ducks, geese, turkeys, rabbits, ferrets, iguanas 
and barn cats. We have adopted some of our residents from other rescues but most have come through police 
seizures, various local animal control facilities, or hoarding cases. 
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• Existing development on the south lot includes a single-family residence, 1,800 sq. ft. pole barn, pond, several 
animal shelters, and fenced animal containment areas.  The petitioner has not proposed any additional 
improvements to this property. 
 

• Proposed development on the north lot includes a 2.5-acre fenced area, four 240 sq. ft. animal shelters, and a 240 
sq. ft. shed. 

 
• The UDO allows Hobby Farming as a primary use in the RE District without construction of a home on the property, 

however hobby farming cannot exceed 40% of the land area of the lot.  The petitioner currently utilizes about half of 
the south lot for hobby farming and plans to utilize the entire north lot for hobby farming. 

 
• The request for additional animal units per fenced acre would only apply to cattle, buffalo, horses, donkeys, mules, 

camels, and similar animals.   
 
o The UDO would permit up to four (4) cattle/buffalo or up to two (2) horses/mules/donkeys/camels in the 

fenced area on the south lot.  The petitioner’s request would allow up to eight (8) of either set of animals.   
 

o The UDO would permit up to five (5) cattle/buffalo or up to two (2) horses/mules/donkeys/camels in the 
fenced area on the north lot.  The petitioner’s request would allow up to ten (10) of either set of animals.   

 
o The petitioner intends to comply with the maximum number standards for the keeping of all other types of 

animals on the property. 
 
o Animal units per fenced acres allow for keeping of a type of animal within the fenced acreage.  For example, 

two fenced acres would allow for four cattle or fifty chickens, not four cattle plus fifty chickens.  

Staff Analysis of Findings of Fact 

1. State Requirement:  The approval will not be injurious to the public health, safety, morals, and general welfare of 
the community. 

Staff Analysis: Approval would allow for expansion of an animal sanctuary which provides an animal rescue service 
to the community.  Temporary storage of animal waste should not pose a significant environmental hazard.  

2. State Requirement:  The use and value of the area adjacent to the property included in the variance will not be 
affected in a substantially adverse manner. 
 
Staff Analysis: The current animal sanctuary is well-kept and animal containment areas include vegetative pastures 
rather than bare ground.  Appropriate setbacks from property lines and timely disposal of animal waste should not 
pose odor or environmental impacts.  The neighborhood includes several properties with hobby farming uses and 
the keeping of farm animals.  Therefore, approval of the variances would not conflict with the rural character of the 
neighborhood or degrade the aesthetic quality of the area. 

3. State Requirement:  The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in use of the property. 
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Staff Analysis: A strict application of the ordinance would not allow for expansion of a well-kept animal sanctuary 
consistent with the rural area. 

Staff Recommendation 

APPROVAL primarily because the current animal sanctuary is well-kept and animal containment areas include vegetative 
pastures rather than bare ground.  Therefore, approval of the variances would not conflict with the rural character of 
the neighborhood or degrade the aesthetic quality of the area. 

Staff recommends the following stipulations: 

1. All outdoor animal containment areas shall be maintained with 90% vegetative cover. 

2. Animal waste storage areas shall be setback at least 100-feet from all property lines. 

3. Animal waste shall not be allowed to accumulate on each property for more than two weeks, and at no time 
shall the total quantity on each property exceed thirty (30) cubic yards. 

 
Applicant/Owner Information 
Applicant:  Stacy Jenkins  Owner:  Stacy & David Jenkins 
  8188 S PR 435 W     

Edinburgh, IN 46124 
 

View of North Lot – Looking East 

 
Staff Photograph – August, 2022 
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Animal Containment Areas on South Lot 

 
 

 
Staff Photographs – August, 2022 
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Staff Report 
Case Number:       BZA 22-31 
Case Name:           Panjab Group, Inc. – Use & Development 
                                Standards Variances 
 

Request 

Variance of Use to allow for outdoor storage of trucks and trailers in the 
I1 (Low Intensity Industrial) District. 

Variances of Development Standards to allow: 

1. Use of an existing barn encroaching over the 30-foot front 
setback line; 

2. Use of an existing gravel driveway and installation of a new 
partially graveled driveway; 

3. Less than 45-foot separation between driveways; 

4. Use of existing gravel parking area for employee parking. 

Code Requirement 

UDO Section 2.33 I1 District Intent, Permitted Uses, and Special 
Exception Uses 

UDO Section 2.34 – Minimum Front Yard Setback: 30-feet 

UDO Section 5.20 C – Materials: All driveways shall consist of asphalt, 
concrete or other non-porous material approved by the Zoning 
Administrator. 

UDO Section 5.20 A 2 b – Multiple Entrance: Two or more driveways shall 
not be permitted to be installed: Within forty-five (45) feet of one another 
if access is along a local street. 

UDO Section 5.60 A – Surface: All ingress/egress onto a driveway or 
parking area and required parking lots shall utilize a paved surface of 
concrete, asphalt, brick pavers, or the like. Gravel, stone, rock, dirt, sand, 
or grass shall not be permitted as parking surfaces, except the A4 zoning 
district which may use gravel. Parking of vehicles shall not be permitted 
on lawns or other pervious-surfaced areas of a lot. 

 

Location: 6925 S Carroll Rd, 
Indianapolis, Moral Township. 
 

Property Size: 6.36-acres. 
 

Current Land Use: Residential 
Estate. 
 

Zoning Classification 
I1 (Low Intensity Industrial) 
This district is established for low 
intensity industrial uses, light 
manufacturing facilities and business 
parks. 
 

Future Land Use per Comp Plan  
Industrial 
The purpose of this category is to 
provide for a full range of light and 
heavy industrial uses. Types of uses 
include manufacturing, processing, 
distribution and storage. The 
designation should accommodate a 
variety of industrial establishments 
which: 
 
• Employ high environmental quality 

standards 
• May function as an integral part of 

an overall development area 
• Require large tracts of land 

because of their nature and 
function 

• Have minimal impacts on adjacent 
uses 

 
Focus Area #1- Northwest Corner 
1. Cooperate with Indy MPO for 

project inclusion and future 
funding  applications. 

2. Build County partnerships for 
future development potential- 
focus on residential and 
commercial opportunities. 
 

 
Continued next page... 
 

Property Details 
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Purpose of Requirements: Front setback requirements allow for open space, ensure visibility along roadways, and 
reduce traffic hazards along roadways.  Paving of driveways and parking areas limits potential nuisances such as dust 
and noise caused by the movement of vehicles on gravel or dirt surfaces, limits seepage of oils and other automobile 
fluids directly into the ground, and maintains the character of industrial areas.  Paved parking areas can also have 
defined parking spaces and drive aisles, thereby allowing for safe and efficient movement of vehicles.  The driveway 
separation requirement limits conflicts between vehicles simultaneously accessing driveways in close proximity. 

Property Map 
 

 

2. Target residential, commercial, and industrial development near existing interchanges. 
3. Take advantage of the gateway opportunity into Shelby County; utilize this portion of the county as a highly 

visible marketing opportunity for Shelby County and its communities. 
4. Encourage the extension of public water & sewer facilities to this area. 
5. Take advantage of the opportunities associated with the floodplain and encourage floodplain mitigation in areas 

targeted for development. 
 

Surrounding Development 
 Zoning Land Use 
North NA I-74 
South  I1 Warehouse 
East  NA I-74 
West DA (Dwelling Ag.)  Cropland 

 

Property Details 
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Case Description 
 

• The petitioner intends to use the property for office space and outdoor storage of trucks and trailers related to the 
petitioner’s trucking company.  The petitioner’s Statement of Intent includes the following information: 

 
o Days & Hours of Operation: Monday through Friday, 8AM – 4PM 
o Fifteen trucks arriving and departing from the site per day 
o Bussiness sign along I-74 in compliance with ordinance requirements 

 
• The UDO only permits outdoor storage as a primary use in the A4 (Agricultural Commercial) District and I2 (High 

Intensity Industrial) District.  The UDO defines Outdoor Storage as the outdoor accumulation of goods, junk, motor 
vehicles, equipment, products or materials for permanent or temporary holding.  The I1 District does permit the 
office space component of the use as Flex Space.  
 

• Existing on-site development includes a 2,500 sq. ft. single-family residence, 864 sq. ft. pole barn, 700 sq. ft. pole 
barn, detention pond, septic system, gravel driveway and parking area, and several sheds and open-sided structures.   

 
o The petitioner intends to use the single-family residence as office space and the existing driveway and 

parking area for employee parking.   
 
o The petitioner intends to use the pole barns for storage of bussiness materials and to maintain the gravel  

access area to these barns from Carroll Rd. 
 
o The petitioner intends to expand the detention pond. 
 
o The petitioner intends to utilize the existing septic system. 
 

• Proposed development includes a fifteen (15) space gravel truck storage area behind the existing residential 
structure and gravel driveway providing access to the truck storage area.  The petitioner indicated that they intend 
to pave the entrance of the driveway. 
 

• Property Access 
 
o Shelby County widened Carroll Rd. between McGregor Rd. and the east entrance of the Five Below 

warehouse in the Spring of 2022.   
 

o Carroll Rd. remains a one-lane paved road along the remainder of the Five Below site and transitions to 
gravel where it adjoins the subject property.   
 

o Proposed development of the adjacent property on the west side of Carroll Rd. for industrial purposes 
would require upgrades to the remaining portion of Carroll Rd. to accommodate commercial truck traffic.  
The developer of this property currently has a pending rezoning petition in Marion County. 
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o The UDO requires completion of a traffic study to determine if existing public streets can effectively and 
safely convey traffic generated by a development if the proposed use will generate more than ten (10) semi-
tractor trailer trips to and from the site per day. 
 

• On April 26, 2022 the Plan Commission granted a favorable recommendation to rezone the property from RE 
(Residential Estate) to I1 (Low Intensity Industrial) to allow for sale of the property for low-intensity industrial use.  
The County Commissioners approved this rezoning on May 16, 2022.  The rezoning included two stipulations: 

 
o Development Plan Approval as required by section 9.08 Development Plan of the Unified Development 

Ordinance shall be required prior to issuance of an Improvement Location Permit for any non-residential 
permanent construction, installation, addition, alteration, or relocation of a new structure, and/or 
permanent alteration to the land. 
 

o The property shall not be used for a paintball facility or governmental operations. 
 

• Per Section 5.01 of the UDO, all land use changes established after the effective date of the ordinance are subject to 
all development standards of the applicable zoning district.  Therefore, the petitioner must upgrade the site to 
comply with the standards of the I1 District prior to transition of the property from the current residential use to 
industrial use, or obtain applicable variances. 
 

• The Plan Commission and Technical Review Committee would not review a development plan for the proposed use 
unless the State requires alteration of the structure for use as commercial office space. 
 

• Development of the property for a larger-scale industrial use, such as light manufacturing or a research facility, 
would generate higher tax revenue and have a greater potential for job creation than the proposed use.  However, 
use of the property for truck and trailer parking would not restrict future development of the site for permanent 
structural development when economically feasible.  

Staff Analysis of Findings of Fact 

Use Variance 

1. State Requirement:  The approval will not be injurious to the public health, safety, morals, and general welfare of 
the community. 

Staff Analysis: Outdoor storage of a relatively low number of trucks and trailers over 300-feet from the interstate 
and screened by a fence and landscaping would not impact the aesthetics of the gateway into Shelby County along I-
74.  The County has upgraded McGregor Rd. to accommodate commercial truck traffic and surrounding roads will be 
upgraded as development progresses in the area.  The property does not lie in a floodplain or include unique 
environmental features. 

2. State Requirement:  The use and value of the area adjacent to the property included in the variance will not be 
affected in a substantially adverse manner. 

Staff Analysis: Outdoor storage of trucks and trailers would not conflict with the character of existing and proposed 
surrounding industrial development.  
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3. State Requirement:  The need for the variance arises from some condition peculiar to the property involved. 

Staff Analysis: The property does not include enough area to accommodate typical uses permitted in the I1 District.  

4. State Requirement:  The strict application of the terms of the Zoning Ordinance will constitute an unnecessary 
hardship if applied to the property for which variance is sought. 

Staff Analysis: A strict application of the ordinance would not allow for a trucking use currently demanded in the 
region. 

5. State Requirement:  The approval does not interfere substantially with the Comprehensive Plan. 

Staff Analysis: Truck and trailer parking supports industrial development related to shipment of goods and would not 
conflict with industrial development in the area.  Outdoor storage of a relatively low number of trucks and trailers 
over 300-feet from the interstate and screened by a fence and landscaping would not impact the aesthetics of the 
gateway into Shelby County along I-74.   

Development Standards Variances 

1. State Requirement:  The approval will not be injurious to the public health, safety, morals, and general welfare of 
the community. 

Staff Analysis: The reduction in driveway separation and reduced front setback would only impact traffic accessing 
the property due to the location of the property at the end of a dead-end road.  Installation of driveway aprons 
would limit the migration of dust onto the public road.  Unpaved parking and maneuvering areas would sit over 300-
feet from the interstate and at the end of a dead-end road, therefore would not impact the aesthetic quality of the 
area. The employee parking area would accommodate a relatively low number of vehicles, therefore lack of defined 
aisles and parking spaces would not significantly impact traffic safety. 

2. State Requirement:  The use and value of the area adjacent to the property included in the variance will not be 
affected in a substantially adverse manner. 
 
Staff Analysis: The reduction in driveway separation and reduced front setback would only impact traffic accessing 
the property due to the location of the property at the end of a dead-end road.  Unpaved parking and maneuvering 
areas would sit at the end of a dead-end road, therefore would not impact the aesthetic quality of the area. 

3. State Requirement:  The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in use of the property. 

Staff Analysis: A strict application of the ordinance would not allow for use of existing facilities for a relatively low-
intensity industrial use. 

Staff Recommendation 

Staff recommends APPROVAL primarily because approval would allow for a trucking use needed in the region 
subsequent to upgrades to Carroll Rd, would not impact the character of the area with installation of landscape buffers, 
and would not restrict future development of the site for permanent structural development when economically 
feasible. 
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Staff recommends the following stipulations: 
 

1. Trucks and trailers shall not be parked or stored on-site until full completion of upgrades to Carroll Rd. to 
accommodate commercial truck traffic in accordance with Marion County’s construction standards.  
 

2. Outdoor storage of goods, junk, motor vehicles, equipment, products or materials for permanent or temporary 
holding shall be limited to the proposed trailer parking and maneuvering area indicated on the Site Plan as 
amended by Staff. 
 

3. No more than a total of ten (10) trucks and trailers shall be parked or stored on-site at any one time. 
 

4. A concrete or asphalt driveway apron shall be installed at the end of both driveways upon completion of 
upgrades to Carroll Rd. 

 
5. The proposed trailer parking and maneuvering area indicated on the Site Plan as amended by Staff shall be 

screened on all sides with a minimum eight (8) foot privacy fence, at least ten (10) feet from the property line.  
The ten (10) foot area immediately outside the fence shall be landscaped with trees (one per fifty (50) lineal feet 
of fence) and shrubs (one per thirty (30) lineal feet of fence).  The fence and landscaping shall be installed prior 
to use of the trailer parking and maneuvering area for outdoor storage. 

 
6. A State Design Release, or written verification from the State that a State Design Release is not required, for the 

existing building and any applicable remodel permits shall be obtained prior to use of the existing building as 
office space. 

 
7. State and County Septic System Permits, or written verification from the State that septic system upgrades are 

not required, shall be obtained prior to use of the existing building as office space. 
 

8. Change in use of the property and/or addition of a structure over 2,500 sq. ft. shall render the use & 
development standards variances void. 

 
Applicant/Owner Information 
Applicant:  Panjab Group, Inc.  Owner:  Same 
  2173 Sungold Court   

Greenwood, IN 46143 
 
Attorney: Eric M. Glasco 
  2150 Intelliplex Dr., Ste. 200 
  Shelbyville, IN 46176 
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Entrance to Property from Carroll Rd. 

 

 
Google Street View  – June, 2019 
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	Property Size: 0.6-acres.
	Current Land Use: Single-Family Residential.
	Zoning Classification:
	Future Land Use per Comp Plan
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