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MEETING AGENDA 
 

Shelby County Plan Commission 
July 23, 2019, 7:00 P.M. 

 
 
CALL TO ORDER  
 
ROLL CALL 
 
APPROVAL OF MINUTES 
 

Minutes from the May 28, 2019 meeting. 
 
OLD BUSINESS 

 
None.  
 

NEW BUSINESS 
 

RZ 19-08 – TAYLOR REZONING: A2 (Agricultural) District to the RE (Residential 
Estate) District and waiver request. 
 
RZ 19-09 – CALDWELL DEVELOPMENT, LLC REZONING: A1 (Conservation 
Agricultural) District to the A4 (Agricultural Commercial) District. 
 
RZ 19-10 – NOTICE TEXT AMENDMENT: Amendment to Article 9 to require that 
the Zoning Administrator publish legal notice in a newspaper of general circulation and 
pay the costs associated with such notice for all public hearings. 
 

DISCUSSION 
 

Comprehensive Plan – First Reading  
 
ADJOURNMENT 

 
The next regular meeting of the Shelby County Plan Commission is scheduled for 
Tuesday, August 27, 2019 at 7:00 PM. 
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Summary of Cases 
RZ 19-08 – TAYLOR REZONING 
REQUESTS: 
1. Rezoning of 20.25 acres from the A2 (Agricultural) District to the RE (Residential Estate) District to

replat an existing simple subdivision.
2. Waiver to allow for lack of required road frontage (minimum 160-feet of frontage and minimum 160-

feet of lot width required).

LOCATION: Jackson Township at the address 7400 W SR 252, Edinburgh. 

STAFF RECOMMENDATION: APPROVAL, primarily because: 
• The proposal is consistent with the recommendations for Suburban Residential areas as indicated in

the Comprehensive Plan.
• The proposed subdivision would include lots similar in size to adjacent lots.
• Like the proposed subdivision, other adjacent lots have access though an easement.

RZ 19-09 – CALDWELL DEVELOPMENT, LLC REZONING 
REQUEST:  Rezoning of 109.33 acres from the A1 (Conservation Agricultural) District to the A4 
(Agricultural Commercial) District to allow for a compost operation. 

LOCATION: Van Buren Township on the west side of 200 E, between SR 252 and the County line. 

STAFF RECOMMENDATION: APPROVAL, primarily because: 
• The compost operation must comply with IDEM environmental regulations and therefore should

not significantly impact the soil, water, or air quality.
• The current zoning of all adjoining property not owned by the petitioner only allows for

agricultural uses.  The compost facility and other uses permitted in the A4 District would not
impact the use of adjoining property for agricultural purposes.

• The proposal is consistent with the recommendations for Agriculture areas as indicated in the
Comprehensive Plan.

RZ 19-10 – NOTICE TEXT AMENDMENT 
Amendment to Article 9 to require that the Zoning Administrator publish legal notice in a 
newspaper of general circulation and pay the costs associated with such notice for all public 
hearings. 

PURPOSE OF AMENDMENT: Allows the Plan Commission Office to publish legal notice at the 
government rate, thereby eliminating costly publication fees for the petitioner. 
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SHELBY COUNTY PLAN COMMISSION STAFF REPORT 
SHELBY COUNTY, INDIANA 19-08 
25 W POLK STREET JULY 23, 2019 
SHELBYVILLE, IN 46176 PAGE 1 OF 3 

Staff Report 
CASE NUMBER: RZ 19-08 
CASE NAME:  TAYLOR REZONING – A2 (AGRICULTURAL) TO RE (RESIDENTIAL 

ESTATE)  

CASE SUMMARY 

REQUESTS: 
1. Rezoning of 20.25 acres from the A2 (Agricultural) District to the RE (Residential Estate) District to

replat an existing simple subdivision.
2. Waiver to allow for lack of required road frontage (minimum 160-feet of frontage and minimum 160-

feet of lot width required).

LOCATION: Jackson Township at the address 7400 W SR 252, Edinburgh. 

STAFF RECOMMENDATION: APPROVAL, primarily because: 
• The proposal is consistent with the recommendations for Suburban Residential areas as indicated in

the Comprehensive Plan.
• The proposed subdivision would include lots similar in size to adjacent lots.
• Like the proposed subdivision, other adjacent lots have access though an easement.

PROPERTY DESCRIPTION  

Property Size: 20.25 acres. 

Property Improvements: Vacant. 

Surrounding Development: Single-Family residences at a density of approximately one residence per 7-
acres, cropland, and wooded areas. 

Current Zoning District: A2 (Agricultural) – Per the UDO, the district is established for general 
agricultural areas and buildings associated with agricultural production. 

Proposed Zoning Districts:  
RE (Estate Residential) – Per the UDO, the district is established for single-family detached dwellings in 
a rural or county setting. 

• The district should be used for residential estates, hobby farming, and low density single-family
detached dwellings on large lots.

• The district should be applied to existing development, new development and small area zoning.
• The Plan Commission should use this zoning district for existing developments and carefully for

new residential development.  Large subdivisions on well and septic systems are not favored.
• The Plan Commission should use this zoning district for existing developments and carefully for

new residential development.

Comprehensive Plan Future Land Use: Suburban Residential 
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• Suburban residential primarily includes single-family detached residences in neighborhoods.
Neighborhoods are characterized by a range of densities and may include neighborhood parks
and community facilities such as churches and schools.

• Open space may be provided by clustering homes to preserve special natural features such as in a
Conservation subdivision.

CASE DESCRIPTION 

• In October of 2015 the Plan Commission and County Commissioners approved a rezoning of the
subject property from A1 (Conservation Agricultural) to A2 (Agricultural) to allow for a Simple
Subdivision, most likely with a waiver to allow a Simple Subdivision in the A2 District (the UDO
does not permit a Simple Subdivision of property having the A2 zoning designation).  Approval of the
rezoning would eliminate the need for this waiver.

• Approval of the rezoning would also allow for lots smaller than five acres.

• Approval of the waiver would allow Lot 2 and Lot 3 to have less than the required road frontage.

Current Subdivision Configuration Proposed Subdivision Configuration 

*black dashed lines approximate 50-foot easement
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SHELBY COUNTY PLAN COMMISSION  STAFF REPORT 
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Proposed Subdivision Summary 

 
 Lot 1 Lot 2 Lot 3 

Proposed Use 
Petitioner’s New 

Residence 
Petitioner’s Current 

Residence 
Petitioner’s Son’s 

Current Residence 
Area About 2.5 acres  About 13.38 acres 4.37 acres 

Road Frontage 121.10 ft 50 ft (waiver required) 
None (waiver 

required) 

Access 
Access through 50-foot 

easement on Lot 2 
Direct access 

Access though 50-foot 
easement on Lot 2 

 
• The subdivision would utilize one driveway for all three lots.  The driveway would lie on Lot 2 and 

include a 50-foot access easement. 
 

• The petitioner has chosen to reconfigure the subdivision because they would like to have less yard to 
maintain with their new house. 

 
STAFF ANALYSIS OF FINDING OF FACTS - REZONING 

1. The Comprehensive Plan 
• Approval would allow for the development of single-family residences as recommended for 

Suburban Residential areas by the Comprehensive Plan. 
 

2. Current Conditions and the Character of Current Structures and Uses in Each District 
• The size of the proposed lots would be consistent with the size of residential lots in the area 

and several lots in the area have also have access by easement. 
 

3. The Most Desirable Use for Which the Land in Each District Is Adapted 
• Development of the property would not eliminate any farm ground in active production and 

would likely increase the value of the property. 
 

4. The Conservation of Property Values throughout the Jurisdiction 
• Development of the property in a similar manner as surrounding properties would have no 

apparent negative effect on property values. 
 

5. Responsible Development and Growth 
• Development of the property consistent with the recommendations of the Comprehensive 

Plan and in a similar manner as surrounding properties represents responsible development 
and growth.   
 

APPLICANT/OWNER INFORMATION 

Applicant:  Paul Taylor  Owner:  Paul & Vickie Taylor 
7406 W SR 252      

  Edinburgh, IN 46124 
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Staff Report 
CASE NUMBER: RZ 19-09 
CASE NAME:  CALDWELL DEVELOPMENT, LLC REZONING – A1 (CONSERVATION 

AGRICULTURAL) TO A4 (AGRICULTURAL COMMERICAL)  

CASE SUMMARY 

REQUEST:  Rezoning of 109.33 acres from the A1 (Conservation Agricultural) District to the A4 
(Agricultural Commercial) District to allow for a compost operation. 

LOCATION: Van Buren Township on the west side of 200 E, between SR 252 and the County line. 

STAFF RECOMMENDATION: APPROVAL, primarily because: 
• The compost operation must comply with IDEM environmental regulations and therefore should not

significantly impact the soil, water, or air quality.
• The current zoning of all adjoining property not owned by the petitioner only allows for agricultural

uses.  The compost facility and other uses permitted in the A4 District would not impact the use of
adjoining property for agricultural purposes.

• The proposal is consistent with the recommendations for Agriculture areas as indicated in the
Comprehensive Plan.

PROPERTY DESCRIPTION  

Property Size: 109.33 acres. 

Property Improvements: Vacant cropland and woodland. 

Surrounding Development: Cropland and one single-family residence not owned by the petitioner. 

Current Zoning District: A1 (Agricultural) – Per the UDO, the district is established for the protection of 
agricultural areas and buildings associated with agriculture. 

Proposed Zoning District: A4 (Agricultural Commercial) – Per the UDO, the district is established for 
commercial and industrial uses directly related to agriculture and compatible with rural/agricultural 
areas. 

• Should include commercial and industrial uses directly related to agricultural operations and
compatible with the character of the area.

• Should be applied to existing or new development adjacent to agricultural land.
• The Plan Commission should use this zoning district for agricultural uses and other commercial

and industrial uses that are supportive of agricultural operations.
• The Plan Commission should protect the adjacent agricultural land and operations from uses

that may conflict with their continued operation through the use of appropriate buffers and
setbacks.
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SHELBY COUNTY PLAN COMMISSION STAFF REPORT 
SHELBY COUNTY, INDIANA 19-09 
25 W POLK STREET JULY 23, 2019 
SHELBYVILLE, IN 46176 PAGE 2 OF 4 

A4 District Permitted Uses 

Agricultural Uses Commercial Uses Industrial Uses 

agricultural crop production farm implement sales bio-diesel production ≤ 5,000 
gallons per year 

equestrian exercise facility farmers market food processing 

equestrian training facility equestrian trailer sales heavy equipment repair 

grain elevator plant nursery liquid fertilizer 
storage/distribution 

processing of agricultural 
products 

research laboratory outdoor storage 

raising of farm animals stable storage tanks (nonhazardous) 

sale of agricultural products tack shop welding 

stable (private) testing laboratory 

storage of agricultural 
products 

tools/equipment sales/rental 

agricultural tourism 
(accessory)  

veterinarian clinic/hospital 

veterinarian supply 

kennel (special exception) 

Comprehensive Plan Future Land Use: Agriculture 
• Traditional farming practices as well as accessory residential and other agriculture related uses

occur within this designation. Crop production, livestock (grazing and confined animal feeding
operations), timber production, agricultural production and storage centers (such as grain
elevators); agricultural research; stables, wineries, and other natural and food production related
activities are suitable for this designation.

• Agricultural uses with adequate setbacks and buffers can be compatible with new development.

CASE DESCRIPTION 

• Description of Operation
o Composting of food processing waste.
o Approximately 25,000 + dry tons of material composted annually.
o Compost unloaded onto clay pad and materials then complied into windrows (long line of

compost material).  Windrows turned over periodically for about a month.  A constructed
pond with compacted clay lined bottom will contain all liquid materials generated by
compost.  Liquids will be reintroduced back into the composting material.

• The petitioner stated that they intent to use only the area of the property shown below for the
composting operation, however may expand the operation to other portions of the 109.33-acre
property in the future.
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SHELBY COUNTY PLAN COMMISSION  STAFF REPORT 
SHELBY COUNTY, INDIANA  19-09 
25 W POLK STREET  JULY 23, 2019 
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           Overall property     Project Site 

      
 
• The compost material would include pre food scraps (such as stems and leaves of harvested plans), 

raw food scraps (such as overstock and expired food products), and post food scraps (such as 
leftover organic materials from food processing) primarily provided by local and non-local grocery 
stores. 
 

• The petitioner plans to use the processed compost as fertilizer for their farm and plans to sell the 
fertilizer to other local farms. 

 
• Composting operations typically require Indiana Department of Environmental Management 

(IDEM) Office of Land Quality approval.  The petitioner applied for an Industrial Waste Product 
permit on June 20th, 2019.  The permit requires notice of application to adjoining landowners, the 
Board of County Commissioners, and in the Shelbyville Newspaper.  IDEM has policies in place to 
monitor the site during operation. 

 
• Staff recommended that the petitioner apply for a rezoning to the A4 District because the district 

permits processing and storage of agricultural products, food processing, and outdoor storage. 
 
STAFF ANALYSIS OF FINDING OF FACTS  

1. The Comprehensive Plan 
• The Plan recommends traditional farming practices as well as accessory residential and other 

agriculture related uses, as well as agricultural production and storage centers for properties 
designated for future agricultural uses.  The proposed use involves the processing and storage 
of an agricultural product (food) for use for agricultural purposes (fertilizer).  

• The proposed operation would be located at least 300 feet from property lines and existing 
forested areas would provide a buffer between the use and adjoining properties. 
 

2. Current Conditions and the Character of Current Structures and Uses in Each District 
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SHELBY COUNTY PLAN COMMISSION  STAFF REPORT 
SHELBY COUNTY, INDIANA  19-09 
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• The current zoning of all adjoining property not owned by the petitioner only allows for 
agricultural uses.  The compost facility and other uses permitted in the A4 District would 
not impact the use of adjoining property for agricultural purposes. 
 

3. The Most Desirable Use for Which the Land in Each District Is Adapted 
• The Comprehensive Plan recommends agricultural uses for the subject property.  The 

proposed use involves the processing and storage of an agricultural product (food) for use for 
agricultural purposes (fertilizer).  
 

4. The Conservation of Property Values throughout the Jurisdiction 
• The compost operation must comply with IDEM environmental regulations and therefore 

would not impact the value of adjacent properties. 
 

5. Responsible Development and Growth 
• The proposed zoning district is consistent with the recommendations of the Comprehensive 

Plan. 
 

APPLICANT/OWNER INFORMATION 

Applicant:  Caldwell Development LLC 
   10064 N 300 E 
   Morristown, IN 46161 
 
Applicant’s Attorney:  McNeely Stephenson, J. Lee McNeely 

2150 Intelliplex Drive, Suite 100    
   Shelbyville, IN 46176 
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ORDINANCE NO. 2019 -

AN ORDINANCE OF THE BOARD OF COMMISSIONERS OF SHELBY 
COUNTY, INDIANA, AMENDING THE SHELBY COUNTY UNIFIED 

DEVELOPMENT ORDINANCE - SPECIFICALY ARTICLE 9: PROCESSES

This Ordinance shall be in full force and effect upon its passage, approval, and publication 

pursuant to Indiana law. 

WHEREAS, the Board of Commissioners of Shelby County, Indiana recognize the need 

for orderly growth and development within Shelby County and those areas within its planning 
jurisdiction; 

WHEREAS, Shelby County has an existing Unified Development Ordinance that 
regulates development within its jurisdictional areas; 

WHEREAS, Shelby County desires to update its development regulations to meet current 
economic conditions, current trends, and to promote quality growth; 

WHEREAS, Public Notice was given for at least one public hearing as required by 

Indiana Code 36-7-4-604; and 

WHEREAS, the Shelby County Plan Commission has approved the amendment to the 
Unified Development Ordinance as required by Indiana Code 36-7-4-605. 

NOW, THEREFORE, BE IT ORDAINED, by the Board of Commissioners of Shelby 
County, Indiana as follows:

1. That Article 9, Sections 9.08-D-3, 9.10-E-3, 9.11-E-3, 9.13-E-3, 9.14-E-3, 9.17-
E-3, and 9.18-E-3, of the Shelby County Unified Development Ordinance are amended are 
amended as follows:

Public Notice: The following public notice standards apply:

a. The applicant shall notify all interested parties of the public hearing by regular US Postal
Service mail a minimum of ten (10) days before the public hearing.  All costs associated
with providing notice to interested parties shall be borne by the applicant.

b. The Zoning Administrator shall publish legal notice in a newspaper of general
circulation a minimum of ten (10) days before the public hearing.  All costs associated with
providing legal notice in a newspaper of general circulation shall be borne by the Plan
Commission.

c. The Zoning Administrator shall be responsible for providing proof of published notice to
the Plan Commission and including proof in the case file.
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