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MEETING DATE:  8/26/2019 
Case Number & Name: PC 2019-12; Hubler Self  Storage Facility, Site Development Plan 
Petitioner’s Name: Tony Nicholson, Site and Spaces 
Owner’s Name: Brad Hubler 
Petitioner’s 
Representative: Tony Nicholson/John Haines 

Address of  Property: 1414 E State Road 44, Shelbyville, IN 46176 
Subject Property 
Zoning Classification: 

IL, Light Industrial (With written commitments from the Common Council that require 
the property to be held to the BH – Business Highway development standards) 

Comprehensive Future 
Land use: Gateway Mixed Use  

  North East South West 
Surrounding 
Properties’ Zoning 
Classifications: 

BH – Business 
Highway 

BH – Business 
Highway 

BH – Business 
Highway 

BH – Business 
Highway 

Surrounding 
Properties’ 
Comprehensive Future 
Land Use 

Gateway Mixed Use Gateway Mixed Use Gateway Mixed Use Parks and Recreation 

History: 

The petitioner has been working with the Plan Commission on the subject property. The 
subject property was rezoned and subdivided by cases PC 2018-18 and PC 2018-19 
respectively. The property was rezoned from business highway to light industrial by the 
petitioners with the intent of building storage facilities on the site. The rezone was granted with 
commitments that any development of the property adhere to business highway development 
standards. The project has also been through the Technical Review Committee on June 25, 
2019. 

Vicinity Map: 

 
Action Requested: Site Development Plan approval for a self-storage facility. 
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1. The property owner is petitioning to construct a self storage facility of up to six (6) buildings and up 
to three hundred (300) units.  
 

2. The Unified Development Ordinance (Section 9.05 (F) (5)) requires the Plan Commission make 
Findings of Fact for the Site Development Plan: 

a. Is consistent with the City of Shelbyville Comprehensive Plan; 
The planning staff has determined the subject petition is consistent with the City’s 
Comprehensive Plan because State Road 44 is a commercial corridor in the City of 
Shelbyville. Additionally, while the subject property is zoned light industrial, the 
development is being held to business highway standards, due to the fact that all of the 
surrounding properties are zoned business highway, and the Shelbyville Common Council 
attached this requirement with the recent rezoning of this property.  
 

b. Meets the Technical Review Committee’s expectations for best practices and quality 
design; 
The Technical Review Committee reviewed the site development plan against their 
applicable standards and the members were satisfied with the plan.  All members in 
attendance at the Technical Review Committee meeting on June 25, 2019 provided guidance 
on ensuring the site plan and building would meet all applicable requirements. Comments 
were addressed and comment sheets have been attached for reference. 
 

c. Satisfies the applicable requirements of Article 2: Zoning Districts; 
The IL – Light Industrial zoning district allows for ‘mini-storage facilities’ as a permitted use 
with the maximum number of structures per lot at 5. While the proposed development is 
meeting the standards of the light industrial zoning district it is also meeting the standards 
of the BH - business highway district – a condition of the property rezoning approval from 
City Council on February 18, 2019, Ordinance 18-2846. 
 

d.  Satisfies the applicable requirements of Article 5: Development Standards; 
 
UDO 5.08 Architectural Standards 
UDO 5.08 requires a primary structure's facade to include a repeating pattern with no less 
than three (3) elements including: color change, texture change, material modular change, 
or architectural/structural change in plane. At least one (1) of these elements need to 
repeat horizontally.  All elements shall repeat at intervals of no more than thirty (30) feet 
either horizontally or vertically. The petition property received a development standards 
variance for facades that are primarily overhead garage doors to be exempt from the 
standards. Case No: BZA 2019-10; July 09, 2019.  
 
UDO 5.08 requires roofs to have no less than two (2) of the following features: parapets 
concealing flat roofs and rooftop equipment, sloping roofs that do not exceed the average 
height of the supporting walls with an average slope greater than or equal to one (1) foot of 
vertical rise for every three (3) feet of horizontal run or three (3) or more roof slope planes. 
The petitioner received a development standards variance to work with the planning staff 
to include a gabled parapet roofline on all south facing facades.   
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UDO 5.08 requires entryways to provide design elements, orientation, and aesthetically 
pleasing character to buildings. In addition, each principal building on a site shall have 
clearly defined, highly visible customer entrances featuring no less than three (3) of the 
following: Canopies or porticos,  overhangs, recesses or projections,  arcades, raised 
corniced parapets over the door, or arches. 
 
The subject property is meeting all of the architectural standards. A variance was received 
from the Board of Zoning Appeals on July 09, 2019 (Case # BZA 2019-10) to allow facades 
that are primarily overhead garage doors to be exempt from the architectural standards 
and to allow a gabled parapet roofline only on southern facing facades. 
 
UDO 5.09 Commercial Standards 
UDO 5.09 requires parking areas to provide safe, convenient, and efficient access.  They 
should be distributed around large primary structures in order to shorten the distance to 
other buildings and public sidewalks and to reduce the overall scale of the paved surface. 
Additionally, a sidewalk is required to be installed when a new primary structure is 
constructed and sidewalks are also required to be installed in front of any lot created after 
the effective date of the Unified Development Ordinance. The subject property has 
provided access to the entrance of the facility from the parking lot, but is not providing a 
sidewalk for access from the public street or a sidewalk along the entire length of the 
eastern property boundary. Plans should be resubmitted showing the necessary sidewalks 
are being provided. 

UDO 5.11 Density and Intensity Standards 
UDO 5.11 sets the maximum number of primary structures on a lot. While the subject 
property is being held to the BH – Business Highway District standards which only allow one 
(1) primary structure, the property is zoned IL – Light Industrial which allows up to five (5) 
primary structures. The subject property received a variance from the Board of Zoning 
Appeals on July 09, 2019 (Case # BZA 2019-10) to construct up to six (6) primary structures.  
 
UDO 5.19 Fence, Hedge, and Wall Standards 
UDO 5.19 sets the maximum height for fences, hedges, and walls at eight (8) feet in any side 
or rear yard and establishes that they not extend past the front facade of the primary 
structure. The subject property fence is not extending beyond the front façade of the 
primary structure, but the height of the fence has not been indicated on the site plan 
drawings. In addition, plans indicate the fence will be separated every fifty (50) feet with 
brick columns on the south side of the property, but no detail for this has been provided.   
Plans should be resubmitted showing details pertaining to the height of the fence and the 
brick columns on the south side.  
 
UDO 5.32 Landscaping Standards 
UDO 5.32 requires foundation and yard plantings. Facades of primary structure that face a 
street and are over eighty (80) lineal feet, shall plant one (1) shrub or ornamental tree for 
every twenty (20) lineal feet of facade frontage on a street.  This provision applies to all 
facades that face a street.  Additionally, one (1) shrub or ornamental tree per forty (40) feet 
shall be planted along side and rear facades.  Additionally, lots over 20,000 square feet shall 
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plant two (2) canopy trees, plus one (1) canopy tree for every additional 25,000 square feet 
of lot size above 40,000 square feet.  Under no circumstances shall more than ten (10) trees 
be required for this provision. Based on these standards the subject property is required to 
provide ten (15) shrubs and five (5) trees. The subject property is meeting these standards; 
they have provided six (7) trees and thirty-one (31) shrubs. Please ensure that planters do 
not block pedestrian access.   
 
UDO 5.38 Lighting Standards 
UDO 5.38 requires security lighting be at a ninety degree (90º) cut-off fixtures directed 
downward at the parking lot surface, loading docks, or doorways. All security lighting in 
non-residential areas shall be shielded and specifically aimed so that illumination is directed 
only to the intended area.  The light source for any security lighting shall include shields that 
prevent their light source or lens from being visible from adjacent properties and/or streets.  
The use of general floodlighting fixtures shall be prohibited.  Security lighting fixtures may 
be mounted on poles located no farther than ten (10) feet from the perimeter of the area 
intended to be illuminated. Any security lighting shall only illuminate vertical surfaces 
(walls, doors, etc.) up to a height of eight (8) feet from either grade level or the bottom of 
any illuminated door or entryway, whichever is greater. The maximum allowable light at a 
property line shall be five (5) lux, with the following exception: when the subject property is 
located adjacent to a commercial zoning district or an industrial zoning district, then the 
allowable light at the property line shall be twenty (20) lux, but only along the property lines 
that are adjacent to the specified zoning districts (i.e. BN, BC, BG, BH, IL, IG, and HI). The 
subject property is meeting these standards with all lighting attached to buildings with a 
ninety (90) degree cut-off and three (3) light poles on the southern side of the side. Plans 
should be resubmitted with a photometric plan ensuring light is not protruding onto 
adjacent sites.    
 
UDO 5.52 Parking Standards 
UDO 5.52 requires off-street parking to be provided for all uses at a rate based upon the 
intensity of the use. For storage units the rate is one (1) parking spot for every twenty (20) 
units. The proposed site plan shows an estimated two-hundred forty-one (241) units. This 
requires a minimum of twelve (12) parking spaces. The subject property has provided three 
(3) standard parking spaces and one (1) accessible parking space. The subject property 
received a variance from the Board of Zoning Appeals on July 09, 2019 (Case # BZA 2019-10) 
to reduce the number of parking spaces to the four (4) proposed.  
 
UDO 5.55 Setback Standards 
UDO 5.55 establishes minimum front yard, rear yard and side yard setback standards for 
each zoning district. The setback standards established for the BH- Business Highway district 
are: 

• Front-yard setback: twenty (20) feet 
• Rear-yard setback: twenty (20) feet 
• Side-yard Setback: ten (10) feet 

The subject property is meeting all of the setback requirements.    
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UDO 5.58 Sign Standards  
All signs have a separate permitting process, however please verify the signs are meeting 
the setback requirements and are out of the "vision clearance triangle" when those permits 
are submitted for.  
 

e. Satisfies the applicable requirements of Article 6: Design Standards 
Article 6: Design Standards provides the standards for all subdivisions and generally apply to 
the construction of residential planned unit developments with public improvements. 
Article 6: Design Standards do not apply to this specific project.  
 

f. Satisfies any other applicable provisions of the Unified Development Ordinance. 
At this time, all other applicable provisions of the Unified Development Ordinance appear to 
be satisfied by the submitted site plans. 

 
STAFF RECOMMENDATION:  Approval with the following conditions: 

1. Resubmit plans showing the sidewalks that are required under the UDO 5.09 Commercial 
Standards 

2. Resubmit plans illustrating the height of the fence and a detail showing the design of the 
fence on the south side of the property as required by UDO 5.19 Fence, Hedge and Wall 
Standards.   

3. Submit a photometric plan showing compliance with the UDO 5.38 Lighting Standards.  
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Site Development Plan: PC 2019-12; Hubler Self Storage Facility, Site Development Plan 

Staff Prepared  

Motion: 
(I) would like to make a motion to approve the site development plan as presented to this body, with the 
conditions outlined in the planning staff’s report, pursuant to the planning staff’s report and Findings of Fact.  
  
The site development plan is consistent with the City of Shelbyville Comprehensive Plan as outlined in the 
planning staff’s report. 
The site development plan is not consistent with the City of Shelbyville Comprehensive Plan, as outlined in the 
planning staff’s report. 
The site development plan meets the Technical Review Committee’s expectations for best practices and quality 
design, as outlined in the planning staff’s report, as outlined in the planning staff’s report. 
The site development plan does not meet the Technical Review Committee’s expectations for best practices 
and quality design, as outlined in the planning staff’s report, as outlined in the planning staff’s report 
The site development plan satisfies the applicable requirements of Article 2: Zoning Districts, as outlined in the 
planning staff’s report. 
The site development plan does not satisfy the applicable requirements of Article 2:.Zoning Districts, as outlined 
in the planning staff’s report. 
The site development plan satisfies the applicable requirements of Article 5: Development Standards, as 
outlined in the planning staff’s report.  
The site development plan does not satisfy the applicable requirements of Article 5:.Development Standards, as 
outlined in the planning staff’s report. 
The site development plan satisfies the applicable requirements of Article 6: Design Standards, as outlined in 
the planning staff’s report. 
The site development plan does not satisfy the applicable requirements of Article 6: Design Standards, as 
outlined by the planning staff’s report.   
 This site development plan satisfies all other applicable provision of the Unified Development Ordinance, as 
outlined by the planning staff’s report. 
The site development plan does not satisfy all other applicable provision of the Unified Development Ordinance, 
as outlined in the planning staff’s report.  

 

Additional Conditions Imposed by the Shelbyville Plan Commission: 

1.  

2.  

Shelbyville Plan Commission 

 

By: ________________________________   Attest: ________________________________ 
         

        Chairperson                   Secretary 

1. 

2. 

3. 

4. 

5. 
 

6. 


























