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MEETING DATE:  6/28/2021 
Case Number & Name: PC 2021-08: Isabelle Farms PUD; Detail Plan 

Petitioner’s Name: Arbor Homes 
Owner’s Name: Gordon Farms, LLC 

Petitioner’s 
Representative: Caitlin Dopher  

Address of  Property: North Michigan Road/ North Riley Highway  
Subject Property Zoning 

Classification: 
Current: A2 – Agricultural  
Proposed: Planned Unit Development   

Comprehensive Future 
Land use: Single Family Residential   

  North East South West 
Surrounding Properties’ 
Zoning Classifications: 

R1 – Single Family 
Residential IG – General Industrial BH – Business Highway  IG – General Industrial  

Surrounding Properties’ 
Future Land Use Single Family Residential  Gateway/Mixed Use Commercial  Heavy/Medium 

Industrial  

History: 

The property encompasses approximately 83+ acres of  farmland that is currently being farmed. The 
submitted application would establish a Planned Unit Development (PUD) district zoning classification for 
the subject site.  The proposed PUD is to build a single-family housing development. Proposed road 
infrastructure would incorporate both public right-of-way with primary access from North Riley Highway and 
Michigan Road. This request is for detailed plan approval.  

Vicinity Map: 

 
Action Requested: A formal recommendation to City Council on the PUD Detail Plan for the development of Isabelle Farms. 
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In reviewing the Planned Development Detailed Plan petition, the Plan Commission and Common Council 
shall pay reasonable regard to the following, consistent with IC 36-7-4-603: 

a. Requirements and Intent:  The extent to which the proposal fulfills the requirements and intent of 
Section 9.06: Planned Development, and the subdivision control regulation in the Unified 
Development Ordinance. 

 
There are three steps for a Planned Development approval. These steps include: 

1. Conceptual Plan approval – the applicant shall submit a Conceptual Plan review application and 
supporting documentation. These application materials are then reviewed by the Technical Review 
Committee. Any revisions to the application materials shall either be addressed during the review 
meeting or through revised application materials submitted prior to the Plan Commission hearing. The 
Plan Commission will, in a public hearing, review the application and supporting documentation. The 
Technical Review Committee meeting was held April 27, 2021. The public hearing with the Plan 
Commission was held January 27, 2020. 

2. Detailed Plan and Rezone approval – the applicant shall submit a Detailed Plan review application. 
These application materials are then reviewed by the Technical Review Committee. Any revisions to 
the application materials shall either be addressed during the review meeting or through revised 
application materials submitted prior to the second Plan Commission hearing. The Plan Commission 
will, in a public hearing, review the application and supporting documentation. The second Technical 
Review Committee meeting was held April 27, 2021. The second public hearing for the Plan 
Commission is scheduled for June 28, 2021. The first reading of the ordinance by City Council was on 
June 7, 2021, and a second reading by the City Council will be held following a “formal 
recommendation” by the Plan Commission.  

3. Preliminary Plat and Final Plat approval – the applicant shall submit a Preliminary Plat application for 
review by the Zoning Administrator. The Zoning Administrator shall place the application for 
Preliminary Plat review on the agenda of the Technical Review Committee. The Technical Review 
Committee shall make a recommendation to forward the application to the Plan Commission and the 
Plan Commission shall vote to “approve, continue or deny” the application. After Preliminary Plat 
approval, the petitioner shall prepare a Final Plat Drawing and the Zoning Administrator shall provide 
the application to the Technical Review Committee for approval.  

 
In addition, the following elements of the Unified Development Ordinance are required for approval, the 
Isabelle Farms PUD needs to meet the standards set forth in Article 6: Design Standards. These standards 
ensure the development: 

1. Promotes the proper arrangement of streets and other infrastructure. 
2. Secures adequate public spaces. 
3. Provides adequate public improvements. 

 
6.08 Block Standards: block length and width are being met. Arbor Homes is providing easements to 
“break-up” longer blocks.  
6.06 Easement Standards: easements for utilities, drainage, and sanitary are being provided.  
6.09 Lot Standards: orientation of the homes is towards and abut a public street. Side lot lines are at 
right angles to the streets.   
6.14 Sidewalk and Pedestrian Path Standards: sidewalks are being provided along all public streets to 
maintain connectivity and connect with other pedestrian ways. 
6.20 Street Lighting Standards: new streetlights are being shown on the plans throughout the 
subdivision. 
6.21 Street Tree Standards: street trees are being proposed along all of the streets and existing, mature 
stand of trees located on the site is being maintained.    
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Planned Development shall be required to comply with the subdivision control regulations within the 
Unified development Ordinance. In no instance shall the approval of a Planned Development be 
interpreted as waiving or modifying any subdivision control regulations requirements or processes. The 
project will go through the Subdivision and Platting process. This will require a Technical Review 
Committee meeting followed by another Plan Commission meeting and a subsequent Technical Review 
Committee meeting. The Planning Staff has determined that the required process and the applicable 
standards have been satisfied by the proposed Planned Development Detail Plan. 

 
b. Planning Documents:  The Comprehensive Plan and any other applicable, adopted planning studies or 

reports: 
The 2019 Comprehensive Plan Update supports the Isabelle Farms PUD development by: 

1. The focused goal of the plan in the Built Environment section to “transform the City’s 
current Housing Stock and Neighborhoods” (Page – 89). The city needs a good mix of 
housing types, architectural styles, and price points to make sure they can supply the needs 
of a broader cross section of residents. Action steps for this focus goal include: 
• Invest in critical infrastructure for build ready sites. 
• Market areas of the city prime for desired residential development. (Page – 150) 
 

1. The focused goal of the plan in the Built Environment section to “guide healthy development 
patterns using the future land use mapping” (Page – 89). The Future Land Use in the 
Comprehensive Plan shows this area as being single family residential. 

 
The Planning Staff has determined that the proposed PUD Detail Plan is in conformance with the 
adopted planning documents of the City of Shelbyville. 
 
c. Characteristics:  The current conditions and the character of current structures and uses in each 

zoning district: 
The proposed project site is a “greenfield site” south of the Fountain Lake and Rolling Ridge 
neighborhoods. The Rolling Ridge subdivision has three stubbed streets on Crest Drive, Edgehill 
Road and Rolling Ridge Road. The intent of stubbing the streets at the end of construction in Rolling 
Ridge was that development would continue to the south and the neighborhoods would be 
interconnected.  The surrounding uses to the north and east are primarily single-family residential. 
The of the Planned Development streets have sidewalks and are lined with trees. The lots vary in 
size from 6,400 square feet to 13,000 square feet. This will allow a variety of home styles, sizes, and 
price point. However, the Planned Development will have increase architectural character 
requirements. The proposed project will continue this character. 
 

The Planning Staff has determined that the proposed PUD Detailed Plan is taking into consideration and 
promoting the existing character of the area. 
 
d. Desired Use:  The most desirable use of which the land in each district is adapted: 

The proposed project is single family residential in what is a primarily residential neighborhood. 
After much public input and outreach for the drafting of the 2019 update to the Comprehensive 
Plan, it was determined that this area would be best served as residential that compliments the 
architectural character that already exists in the surrounding historic neighborhoods. 

 
The Planning Staff has determined that the proposed PUD Detail Plan is furthering the desired use of 
this area, by adding single family residences to an area of the City in need of housing that is 
complimentary to the existing urban context and architectural character of the area. 
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e. Property Values:  While developing the standards that make up this Planned Development Detail 
Plan, maintaining and even improving the property values of the area was a top priority. Most of the 
homes in the area incorporate architectural details that give them a unique character, which is the 
main reason they have maintained their property value so well over time. The development 
standards being proposed in this detail plan have tried to replicate some of the design elements that 
are present throughout the adjacent residential areas. And based on the UDO 6.08 Intensity Bonus 
Standards and increased architectural and anti-monotony standards will be required in the Planned 
Development. For example, requiring 40% masonry on the front façade and anti-monotony 
standards that do not allow a single dwelling elevation to be repeated unless separated by at least 
three (3) different elevations.  

 
The Planning Staff has determined that the proposed PUD detail plan is conserving the collective 
property values throughout the City of Shelbyville. 

 
f.  Growth Management:  Responsible growth and development: 

Do to the fact existing development (including residential) development surrounds the proposed 
site, all utilities are in place to service the proposed planned unit development. The adjacent roads 
to the proposed development are also large enough to handle the increase in traffic to the area. The 
Petitioner has also commissioned a traffic impact study for the next phase of their approval.  

 
The Planning Staff has determined that the proposed PUD Detail Plan is a responsible growth and 
development strategy that allows the community to continue to grow while minimizing the need for 
additional infrastructure or utility facilities.   

 
STAFF RECOMMENDATION: Approval 
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PUD Conceptual Plan: PC 2021-08: Isabelle Farms PUD; Detail Plan 

FINDINGS OF FACT BY THE SHELBYVILLE PLAN COMMISSION 

Staff Prepared  

Motion: 
(I) would like to make a motion to make a favorable recommendation on the Isabelle Farms PUD Detail Plan as 
presented to this body pursuant to the planning staff’s report and Findings of Fact.  
  
 The Plan Commission has paid reasonable regard to and finds that the proposed PUD Conceptual Plan does 
ensure a development that exceeds the quality that would have resulted from the traditional application of the 
Unified Development Ordinance.  
 
The Plan Commission has paid reasonable regard to and finds that the proposed PUD Conceptual Plan does 
not ensure a development that exceeds the quality that would have resulted from the traditional application of 
the Unified Development Ordinance. 
  
The Plan Commission has paid reasonable regard to and finds that the proposed PUD Conceptual Plan is 
necessary for the development of the land. 
 
The Plan Commission has paid reasonable regard to and finds that the proposed PUD Conceptual Plan is not 
necessary for the development of the land. 
 
 The Plan Commission has paid reasonable regard to and finds that the proposed PUD Conceptual Plan is 
consistent with The City of Shelbyville Comprehensive Plan and all other applicable, adopted planning studies 
or reports. 
 
The Plan Commission has paid reasonable regard to, and finds that the proposed PUD Conceptual Plan is not 
consistent with The City of Shelbyville Comprehensive Plan and all other applicable, adopted planning studies 
or reports. 
 

 

Additional Conditions Imposed by the Shelbyville Plan Commission: 

1.  

 

2.  

 
3.  

 
 

 
Shelbyville Plan Commission 

 
 

By: ________________________________   Attest: _____________________________      
 Chairperson                  Secretary 

1. 

2. 

3. 

































BUILDING GREAT NEIGHBORHOODS AND HOMES FOR 
PEOPLE TO CELEBRATE LIFE



TRADITIONAL ARBOR



BRADFORD CRAFTSMAN



CHESTNUT TRADITIONAL



COOPER ELEVATION B



COTTONWOOD CRAFTSMAN



EMPRESS ELEVATION B



NORWAY TUDOR



SPRUCE TRADITIONAL



EXTERIOR MATERIALS & 
COLOR OPTIONS 



Profile	 Double	4”	Horizontal
Length/Pc	 12’6”	 3.81	m
Width/Pc	 8”	 20.32	cm
Panels/Ctn	 24	 24
Coverage/Ctn			 200	sq.	ft.	 18.58	m2

Nom.	Thickness		 .044”	 1.12	mm
Windload	Data	 180	mph	 290	km/h

Double	4.5”	Dutchlap
12’1”	 3.68	m
9”	 22.86	cm
22	 22
200	sq.	ft.	 18.58	m2

.044”	 1.12	mm
180	mph	 290	km/h

Board	&	Batten
10’	 3.04	m
7”	 17.78	cm
17	 17
100	sq.	ft.	9.29	m2

.045”	 1.14	mm	 Standard

.050”	 1.27	mm	 Designer/Premium

Sentry® features:
•	Roll-over	nail	rail
•	Thicker	.044”	panel
•	Wind	resistance	up	to	180	mph
•	Available	in	all	36	Mitten	colors	in	
all	three	profiles
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Aviator Green

Frost

Burnt Orange

Rain Forest

Sandcastle

Richmond Red

Bone

Olive Green

Spring Moss

Saffron

Coffee Bean

Ivory

Eggplant

Venetian Gold

Lite Maple

Satin Grey

Amber

Prairie Gold

Caribou Brown

Sage

Sahara Brown

Cypress

Annapolis Blue

Chestnut Brown

Arizona Tan

Stratus

Khaki Brown

Flagstone

Rockaway Grey

Brownstone
Clay

Grenadier Green

Hearthstone

Muskoka Green

Sandalwood
Ash








