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Case Number & Name: PC 2021-29: 533-535 East Hendricks Street; Rezone 

Petitioner’s Name: Terry and Debbie Esters 
Owner’s Name: Terry and Debbie Esters  

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

Address of  Property: 533-535 East Hendricks Street, Shelbyville, Indiana  
Subject Property 

Zoning Classification: 
Current: IL – Light Industrial  
Proposed: BG – Business General 

Comprehensive Future 
Land use: Gateway/ Mixed Use 

  North East South West 
Surrounding Properties’ 
Zoning Classifications: 

BG – Business 
General 

BG – Business 
General 

MP – Manufactured 
Home Park IL – Light Industrial 

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 IL – Light Industrial property to BG – Business 
General property. The subject property sits on the border of  the transition from IL – Light 
Industrial 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 IL – Light Industrial property to BG – Business General property. 
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1. The petition request involves rezoning the 1.45-acre property at 433-435 East Hendricks Street from 
IL – Light Industrial to BG – Business General. There are currently two (2) businesses operating on the 
subject parcel, a mechanic shop, and mini-barn sales. As follow up to a successful rezoning, the 
petitioner intends to subdivide the property into two parcels to allow the two separate businesses to 
continue to operate on their own individual parcels. However, the petitioner would not be able to 
meet the required setbacks if the property was still zoned Il – light Industrial. Both type of previously 
referenced businesses are permitted uses in the BG – Business General district.  
 

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 area to be Gateway Mixed-Use, which provides for 
significant flexibility in potential uses.  Its present use dovetails nicely with the area, consisting 
of retail automotive parts sales, retail landscaping services and mini barn sales (apart from 
Esters’).” 
 
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 future land use mapping. 

Action 3: Target mixed-use flexibility for gateway development. 
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: “The proposed 
rezoning is wholly consistent with the current conditions and the character of the current 
structures and uses of the subject property.  No change would be made as to these existing 
aspects of the subject parcel.” 

The planning staff has determined the proposed zoning classification of BG – Business General 
is consistent with the current conditions. The subject parcel is surrounded by BG – Business 
General properties on the north and east side and is only separated by another BG – Business 
General zoning district to the west by three (3) IL – Light Industrial properties that maintained 
a Light Industrial zoning classification in order to allow the existing businesses to operate. An 
automotive repair facility and a min-barn sales facility are permitted uses in the BG – Business 
General zoning district.  
 

c. Desired Use: 
The applicant provided the following response to the 3rd decision criteria: “As seen with both 
its existing use and the uses of the adjoining property, the subject parcel is well-suited for its 
existing use.  The existing zoning of Light Industrial appears to be a relic from a former factory 
located to the west of the existing parcel.” 
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The planning staff has determined the proposed zoning classification of BG – Business General 
is consistent with the desired use of the subject parcel. The subject parcel is surrounded by a 
much larger BG – Business General zoning district and the desired uses of the property are 
permitted uses in the BG – Business General district, the change in zoning will not alter the 
desired use in this part of the City.  
 

d. Property Values: 
The applicant provided the following response to the 4th decision criteria: “Given that there 
will be no change in use, there should be no negative impact on property values.  Esters believe 
that the proposed subdivision will, in fact, increase the value of the property in question, with 
no adverse impact on adjoining property.” 
 
The planning staff has determined the proposed zoning classification of BG – Business General 
will not have an adverse impact on surrounding property values or property values in general 
throughout the City. The proposed uses of the property will not change, and the two (2) 
existing businesses will continue to operate has they always have. This will have the effect of 
stabilizing property values in the area. 
 

e. Responsible Growth: 
The applicant provided the following response to the 5th decision criteria: “The proposed 
rezoning and subdivision would essentially continue the status quo as to the property.  
Allowing the rezoning, and ergo making the proposed subdivision permissible, will unlock 
value of the parcel by allowing differentiated ownership based upon differentiated uses.” 
 
The planning staff has determined the proposed zoning classification of BG – Business General 
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 or the change in zoning classification.  
 

STAFF RECOMMENDATION: Favorable recommendation on the proposed 
rezoning from IL – Light Industrial to BG – Business General.  
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Rezone (Zoning Map Amendment): PC 2021-29: 533-535 East Hendricks 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 IL – Light Industrial to BG – Business General, 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 

 

 







ZONING MAP AMENDMENT (“REZONING”) 
FINDINGS OF FACT 

 
Petitioners’ Name: Terry L. Esters & Debbie L. Esters  
Location: 533-535 E. Hendricks St., Shelbyville, IN 46176 
Request: Rezoning from Light Industrial to Business General 
 
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.  
 
 The Comprehensive Plan calls for this area to be Gateway Mixed-Use, which provides for 
significant flexibility in potential uses.  Its present use dovetails nicely with the area, consisting of 
retail automotive parts sales, retail landscaping services and mini barn sales (apart from Esters’).   
 
2. Current Conditions: The current conditions and the character of current structures and uses in 
each district.  
 
 The proposed rezoning is wholly consistent with the current conditions and the character 
of the current structures and uses of the subject property.  No change would be made as to these 
existing aspects of the subject parcel. 
 
3. Desired Use: The most desirable use for which the land in each district is adapted.  
 
 As seen with both its existing use and the uses of the adjoining property, the subject parcel 
is well-suited for its existing use.  The existing zoning of Light Industrial appears to be a relic from 
a former factory located to the west of the existing parcel.   
 
4. Property Values: The conservation of property values throughout the City of Shelbyville’s 
planning jurisdiction.  
 
 Given that there will be no change in use, there should be no negative impact on property 
values.  Esters believe that the proposed subdivision will, in fact, increase the value of the property 
in question, with no adverse impact on adjoining property. 
 
5. Responsible Growth: Responsible Growth and Development.  
 
 The proposed rezoning and subdivision would essentially continue the status quo as to the 
property.  Allowing the rezoning, and ergo making the proposed subdivision permissible, will 
unlock value of the parcel by allowing differentiated ownership based upon differentiated uses.   
 
 










