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Case Number & Name: PC 2023-1: 1501 South Harrison Rezone 

Petitioner’s Name: Tom Davis and Bill Poland 
Owner’s Name: Barbara Smith 

Petitioner’s 
Representative: Tom Davis and Poland 

Address of  Property: 1501 South Harrison Street, Shelbyville, Indiana  
Subject Property Zoning 

Classification: 
Current: R1 – Single Family Residential  
Proposed: BG – Business General 

Comprehensive Future 
Land use: Single Family Residential  

  North East South West 
Surrounding Properties’ 
Zoning Classifications: 

R1 – Single-family 
Residential 

BN – Business 
Neighborhood 

R1 – Single-family 
Residential 

R1 – Single-family 
Residential 

Surrounding Properties’ 
Comprehensive Future 

Land Use 

Single-family 
Residential 

Single-family 
Residential 

Single-family 
Residential 

Single-family 
Residential 

History: 

The petitioner is proposing to rezone a R1 – Single-family Residential property to BG – 
Business General. The property sits on the corner of  South Harrison Street and McKinley 
Street. On the east side of  Harrison Street is a small business neighborhood node. The 
property has previously been used for commercial purposes and the petitioner intends to 
renovate the space and return it to commercial use.  

Vicinity Map: 

 
Action Requested: A formal request to rezone from R1 – Single-family Residential to the BG – Business General district.  
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1. The petition request involves rezoning the 0.29-acre property at 1501 South Harrison Street from 
R1 – Single-family Residential to BG – Business General. The property is an old home that has most 
recently been used as a commercial space. As follow up to a successful rezoning, the petitioners 
intend to renovate the building and use it as their offices.   

2. The BG – Business General district is intended to provide an area for a variety of general 
commercial uses. Shelbyville should strive to use this district to provide a variety of goods and 
services that are accessible to the City’s neighborhoods and complimentary to its other types of 
business districts. The BG – Business General districts allows for office uses as well as all three types 
of retail.  

3. 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: “Per the City of Shelbyville 
tax records the property has been used as retail/commercial as well as tax for retail and commercial 
for the last several years and we would like to update the zoning to match the use. It has been used 
as a retail/commercial facility for the last 25 years.” 
 
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. 
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: “The current use of te 
property is retail and has been for 25 years.” 

The planning staff has determined the proposed zoning classification of BG – Business General is 
consistent with the current conditions. The subject parcel is part of a commercial node in the 
southern gateway to the city that includes BN – Business Neighborhood and BG – Business General. 
The building was built to serve a commercial purpose; however, years of neglect have left the 
building in need of updates and renovations. The rezone will provide the petitioner the needed 
security to reinvest and renovate the building.  
 

c. Desired Use: 
The applicant provided the following response to the 3rd decision criteria: “Office would be desired 
use for this property.” 
 
The planning staff has determined the proposed zoning classification of BG – Business General is 
consistent with the desired use of the subject parcel. While the subject parcel is surrounded by R1 – 
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Single-family Residential and BN – Business Neighborhood, the BN – Business Neighborhood  
district does not provide for office use in its permitted uses.  
 

d. Property Values: 
The applicant provided the following response to the 4th decision criteria: “We plan to update the 
outside of the building, replace windows, remove trees, roof, soffits and gutter to bring the building 
up to date. This will increase the value of not only this building but help the homes around.” 
 
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. Renovating the structure will increase property values and return the property 
to a higher generating tax bracket. 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: “Office building at this 
location and updating of the building would improve this corner on a main road.” 
 
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 conversion to business general.  

 
STAFF RECOMMENDATION: Favorable recommendation on the proposed 

rezoning from R1 – Single-family Residential to BG – Business General 
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Rezone (Zoning Map Amendment): PC 2023-1: 1501 South Harrison 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 R1 – Single-family Residential 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/Presiding Officer              Adam M. Rude, Secretary 
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