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Petitioner’s Name: Tom and Noelle Krughoff 
Owner’s Name: Tom and Noelle Krughoff 

Petitioner’s 
Representative: H. Curtis Johnson, Brown, DePrez & Johnson  

Address of  Property: 32 East Broadway Street, Shelbyville, Indiana  
Subject Property Zoning 

Classification: 
Current: BG – Business General  
Proposed: BC – Business Central 

Comprehensive Future 
Land use: Gateway/ Mixed Use 

  North East South West 

Surrounding Properties’ 
Zoning Classifications: BC – Business Central BG – Business 

General 

BG – Business 
General & BC – 
Business Central 

BC – Business 
Central   

Surrounding Properties’ 
Comprehensive Future 

Land Use 
Gateway/Mixed Use Gateway/Mixed Use Gateway/Mixed Use Gateway/Mixed Use 

History: 

The petitioner is proposing to rezone a BG – Business General property to BC – Business 
Central property. The subject property sits on the border of  the transition from Business 
Central to Business General. The proposed rezone is in alignment with the goals of  the 
Comprehensive Plan for this area to be a gateway-mixed use area in the central business 
district.   

Vicinity Map: 

 

Action Requested: A formal request to rezone a BG – Business General property to a BC – Business Central property.  
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1. The petition request involves rezoning the 0.08 acre property at 32 East Broadway Street from BG – 
Business General to BC – Business Central. The first floor of the subject property is currently leased 
and being used as a business. The second floor of the subject property is currently being used for 
storage but had previously been used as an apartment. The petitioner would like to return the 
second-floor use to an apartment. The subject property is surrounded by BC – Business Central 
properties to the north, west, and south-west. The subject property is on the transition border 
between BC – Business Central and BG – Business General. The BG – Business General district does 
not allow for and single or multiple family residential on upper floors, but the BC – Business Central 
district does allow residential on upper floors.  
 

2. The Unified Development Ordinance (Section 9.10 (K)) requires the Plan Commission pay 
reasonable regard to the following decision criteria: 
 

a. Relation to the Comprehensive Plan:  
The applicant provided the following response to the 1st decision criteria: “The 
Comprehensive Plan calls for this real estate to be in the Central business District which 
wholly aligns with rezoning this parcel to Business Central, as requested.” 
 
The planning staff has determined that the proposed zoning classification of BG – Business 
General is consistent with the City’s Comprehensive Plan and reflected in the following 
Objectives and Action Steps: 
Built Environment: 
Objective 2: Guide healthy development patterns using the Future Land Use Map. 

Action 3: Target mixed-use flexibility for gateway development. 
Objective 3: Transform Shelbyville’s current housing stock and neighborhoods. 
Objective 5: Promote development and redevelopment of existing sites and buildings.  
Commerce and Economy: 
Objective 5: Support local business retention and creation. 
  

b. Current Conditions: 
The applicant provided the following response to the 2nd decision criteria: “This building at 
present houses a home-healthcare office on the first floor and the second floor is currently 
used for storage but had been used as an apartment in the recent past.  No modifications 
will need to be made to the structure to modify the use of the second floor to an apartment.  
The proposed use is consistent with other similar structures in the area.” 

The planning staff has determined the proposed zoning classification of BC – Business 
Central is consistent with the current conditions. Many of the properties in the surrounding 
BC – Business Central district are commercial buildings that have residences in the upper 
floors. The subject property is separated from the existing BC – Business Central district by 
an alley. The property was originally intended to have a commercial storefront on the first 
floor and residences on the upper floor. The planning staff feels that the proposed zoning 
classification would not have an adverse impact on the character of the surrounding area, 
due to the fact there is currently a healthy combination of commercial, residential, civic, and 
retail uses.   
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c. Desired Use: 
The applicant provided the following response to the 3rd decision criteria: “The most 
desirable use is just the sort of use that is proposed, which is confirmed by its prior use for 
the same.  Allowing property owners to fully utilize their buildings, as is proposed here, helps 
create a vibrant downtown and generate additional income for the property owners and the 
other merchants who benefit from increased foot traffic which will result from allowing a 
short-term rental on the second floor.” 
 
The planning staff has determined the proposed zoning classification of BC – Business 
Central is consistent with the desired use of the subject parcel. The subject parcel is 
surrounded by a much larger BC – Business Central zoning district that is a combination of 
retail, commercial and residential. In addition, the City’s Comprehensive Plan details 
transforming the central business district to a mixed-use district supported by residential 
development at a variety of different densities. This allows the residential development to 
support the retail and commercial activity in the central business district. The subject 
property was designed to meet these needs.   
 

d. Property Values: 
The applicant provided the following response to the 4th decision criteria: “Given that there 
is no proposed change in use as to the first floor of the building and the proposed change in 
use for the second floor is actually a return to a prior use, there should be a de minimus 
impact on property values resulting from the proposed rezoning. If anything, allowing a 
fuller utilization of the real estate should enhance the property value of this parcel and other 
downtown merchants.” 
 
The planning staff has determined the proposed zoning classification of BC – Business 
Central will not have an adverse impact on surrounding property values or property values 
in general throughout the City. The surrounding properties in the BC – Business Central 
district are similar in size and use and the reinvestment in the upper floor of the subject 
property will help to stabilize and increase property values.  
 

e. Responsible Growth: 
The applicant provided the following response to the 5th decision criteria: “Truthfully, the 
impact on growth and development will be minimal, for better or for worse. However, the 
Krughoffs believe that while marginal, the impact would be for the better for the parcel in 
question and the Shelbyville community at large.” 
 
The planning staff has determined the proposed zoning classification of BC – Business 
Central allows for responsible growth and development in the area. The subject property is 
already built-out and serviced by roads and utilities. There is no additional public investment 
required to support the existing businesses, new residential or the change in zoning 
classification.  
 

STAFF RECOMMENDATION: Favorable recommendation on the proposed 
rezoning from BG – Business General to BC – Business Central.  
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Rezone (Zoning Map Amendment): PC 2021-26: 32 East Broadway Street; Rezone 
FINDINGS OF FACT BY THE SHELBYVILLE PLAN COMMISSION 

Staff Prepared  

Motion: 
(I) would like to make a motion to forward a favorable recommendation for the rezone petition presented before 
this body, rezoning from BG – Business General to BC – Business Central, pursuant to the planning staff’s 
report and Findings of Fact. 
  
 The Plan Commission has paid reasonable regard to and finds that the proposed rezone 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 rezone is not 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 rezone is complimentary to 
the current conditions and the character of current structures and uses in this zoning district. 
 
 The Plan Commission has paid reasonable regard to and finds that the proposed rezone is not complimentary 
to the current conditions and the character of current structures and uses in this zoning district. 
 
The Plan Commission has paid reasonable regard to and finds that the proposed rezone will allow for the most 
desirable use of the subject land, pursuant to the planning staff’s report. 
 
The Plan Commission has paid reasonable regard to and finds that the proposed rezone will not allow for the 
most desirable use of the subject land, pursuant to the planning staff’s report. 
 
The Plan Commission has paid reasonable regard to and finds that the proposed rezone will not have an 
adverse negative effect on the conservation of property values throughout the City of Shelbyville’s planning 
jurisdiction, pursuant to the planning staff’s report. 
 
The Plan Commission has paid reasonable regard to and finds that the proposed rezone will have an adverse 
negative effect on the conservation of property values throughout the City of Shelbyville’s planning jurisdiction, 
pursuant to the planning staff’s report. 
 
The Plan Commission has paid reasonable regard to and finds that the proposed rezone is a responsible growth 
and development strategy for the City of Shelbyville’s planning jurisdiction, pursuant to the planning staff’s 
report. 
 
The Plan Commission has paid reasonable regard to and finds that the proposed rezone is not a responsible 
growth and development strategy for the City of Shelbyville’s planning jurisdiction, pursuant to the planning 
staff’s report. 
 
Shelbyville Plan Commission 
 
 

By: ________________________________   Attest: ________________________________ 
         

        Chairperson                              Secretary 

1. 

2. 

3. 

4. 

5. 





VICINITY MAP 
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ZONING MAP AMENDMENT (“REZONING”) 
FINDINGS OF FACT 
 
 
 

Petitioner’s Name: ___________________________________________________________  
Location:  __________________________________________________________________ 
Variance for: ________________________________________________________________  
 
The Shelbyville Board of Zoning Appeals must determine that the following criteria have been met in 
order to approve an application for a Development Standard Variance.  Using the lines provided, please 
explain how your request meets each of these criteria. 
 

1. Comprehensive Plan:  The Comprehensive Plan and any other applicable adopted planning 
studies or reports. 
____________________________________________________________________________
____________________________________________________________________________
____________________________________________________________________________
____________________________________________________________________________  

 
2. Current Conditions: The current conditions and the character of current structures and uses in 

each district. 
____________________________________________________________________________
____________________________________________________________________________
____________________________________________________________________________
____________________________________________________________________________  

 
3. Desired Use: The most desirable use for which the land in each district is adapted. 

____________________________________________________________________________
____________________________________________________________________________
____________________________________________________________________________
____________________________________________________________________________  
 

4. Property Values: The conservation of property values throughout the City of Shelbyville’s 
planning jurisdiction. 
____________________________________________________________________________
____________________________________________________________________________
____________________________________________________________________________
____________________________________________________________________________  
 

5. Responsible Growth: Responsible Growth and Development. 
____________________________________________________________________________
____________________________________________________________________________
____________________________________________________________________________
____________________________________________________________________________  

 
 
 

 
 

Thomas W. Krughott and Noell W. Krughoff
32 E. Broadway St., Shelbyville, IN 46176

The Comprehensive Plan calls for this real estate to be in the Central Business District which wholly aligns with rezoning this parcel

to Business Central, as requested.  

This building at present houses a home-heathcare office on the first floor and the second floor is currently used for storage but 

The most desirable use is just the sort of use that is proposed, which is confirmed by its prior use for the same.  Allowing property 

owners to fully utilize their buildings, as is proposed here, helps create a vibrant downtown and generate additional income for 

Given that there is no proposed change in use as to the first floor of the building and the proposed change in use for the second floor

is actually a return to a prior use, there should be a de minimus impact on property values resulting from the proposed rezoning.  If

anything, allowing a fuller utilization of the real estate should enhance the property value of this parcel and other downtown 

merchants.  

had been used as an apartment in the recent past.  No modifications will need to be made to the structure to modify the use of the    

second floor to an apartment.  The proposed use is consistent with other similar structures in the area.  

the property owners and the other merchants who benefit from increased foot traffic which will result from allowing a short-term  

rental on the second floor.

Truthfully, the impact on growth and development will be minimal, for better or for worse.  Howvever, the Krughoffs believe that, 

 while marginal, the impact be for the better for the parcel in question and the Shelbyville community at large.








