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MEETING DATE:  6/12/2023 
Case Number & Name: PC 2023-14: 837 & 875 Webster Street; Rezone 

Petitioner’s Name: TWG Development 
Owner’s Name: Chad Christian  

Petitioner’s 
Representative: Marisa Conaster  

Address of  Property: 837- 875 Webster Street, Shelbyville, Indiana  
Subject Property 

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

Comprehensive Future 
Land use: Commercial 

  North East South West 

Surrounding Properties’ 
Zoning Classifications: IL – Light Industrial  BG – Business 

General 

IL – Light Industrial/ MP 
– Manufactured Home 

Park 

IL – Light 
Industrial 

Surrounding Properties’ 
Comprehensive Future 

Land Use 
Commercial Commercial Commercial Commercial  

History: 

The property has a long history of  industrial and commercial uses. The original industrial 
building is c. 1890 when it was used as a furniture manufacturer to eventually being used as a 
storage and moving company. Approximately 3-4 years ago the property was subject to arson 
and has sat vacant since.  

Vicinity Map: 

 
Action Requested: A formal request to rezone from Il – Light Industrial to BG – Business General.  
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1. The petition request is to rezone +/- 7 acres located at 837 and 875 Webster Street from IL – Light 

Industrial to BG – Business General. The neighborhood is currently a mix of single-family residential, 
a manufactured home park, business general and light industrial. McKay Road and Miller Avenue 
were a focus area of the 2019 Comprehensive Plan with the intent on returning the corridor into a 
major gateway into the City. As A follow up to a successful rezone, the petitioners are looking to 
construct apartments on the site. 
 

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 district also allows for RM – Multi-family Residential as a permitted use under 
residential.  
 

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: “The proposed use 
aligns with the future land use map as it identifies the site as commercial, surrounded by 
single- and multi-family residential. The Comprehensive Plan reported that the community 
wants to attract new housing opportunities that offer more choice for location, lifestyle, type, 
and price points. The proposed development does just that by providing attainable housing 
for individuals and families.” 
 
The planning staff has determined that the proposed zoning classification of BG – Business 
General is consistent with the City’s Comprehensive Plan as the future land use map identifies 
the area as commercial which is reflected in the following Objectives and Action Steps: 
Built Environment: 
Objective 2: Guide healthy development patterns using future land use mapping. 

Action 2: Utilize the Future Land Use Map as a living, breathing document to guide future 
development decisions.  
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.  
 
 

b. Current Conditions: 
The applicant provided the following response to the 2nd decision criteria: “The current site 
sits vacant with just a shed and blighted wooden skeleton of what looks to be the corner of a 
former building. The fencing around the property is worn and the property in its entirety is in 
need of reinvestment. The surrounding area has a lot to offer in terms of services, 
restaurants, schools, and shopping, but the site in its current state is underutilized.” 

The planning staff has determined the proposed zoning classification of BG – Business General 
is consistent with the current conditions of the surrounding neighborhood. The neighborhood 
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is currently comprised of a mix of uses – single family residential, business general, 
manufactured home park, and light industrial. The requested BG – Business General zoning is 
an appropriate zoning classification for the subject property to blend with the surrounding 
uses. The location off Miller Avenue is a great location to increase density to help with 
reinvestment along the corridor.  
 

c. Desired Use: 
The applicant provided the following response to the 3rd decision criteria: “The BG district has 
many permitted uses and is intended to provide an area for a variety of commercial uses -
including multi-family residential. This compliments the surrounding area as the neighboring 
properties to the east and south are comprised of single- and multi-family residential. 
Commercial and industrial uses are to the southwest and north. The proposed development 
will align with the surrounding area.” 
 
The planning staff has determined the proposed zoning classification of BG – Business General 
is consistent with the desired use of the subject parcel and surrounding area. The change in 
zoning will not alter the desired use in this part of the city, but instead enhance it and align 
with the Comprehensive Plan. The City’s Comprehensive Plan has identified this area for 
commercial growth. The proposed multi-family residential project will also have a positive 
impact on commercial growth as more residents in the area will create demand for more 
commercial services. The requested rezone is also consistent with residential growth within 
the surrounding neighborhood. After reviewing the City's Comprehensive Plan and 
considering the existing site constraints, the most desirable use would be achieved through 
this proposed rezone. 
 

d. Property Values: 
The applicant provided the following response to the 4th decision criteria: “The proposed 
development will have a positive impact on property values. This development is currently 
assuming approximately $30,000,000 in total development costs and will provide a great asset 
to these underutilized parcels. A study by Stanford reported that surrounding property values 
increase an average of 6.5% when a development utilizing this program is constructed in 
similar areas.” 
 
The planning staff has determined the proposed zoning classification of BG – Business General 
should not have an adverse impact on surrounding property values or property values in 
general throughout the City. The property has sat vacant for the last 3-4 years. Returning the 
property to productive use will return the property to the tax rolls and be the highest and best 
use of the property. This will have the effect of stabilizing property values in the area as 
improvements are made to the property.  
 

e. Responsible Growth: 
The applicant provided the following response to the 5th decision criteria: “TWG Development 
prides itself on creating high-quality, safe, and attainable housing. We are committed to 
seeing this development through a successful development and will maintain ownership for a 
minimum of 15 years. We will undergo all 3rd party reports to ensure feasibility and do our 
due diligence to create a development of the highest quality.” 
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The planning staff has determined the proposed zoning classification of BG – Business General 
allows for responsible growth and development in the area. Part of the access roads and all 
utilities are all in place to service the proposed multi-family development. A second proposed 
entrance from Hale Road is being discussed and will be required if the unit count is more than 
49 units or the subject building is more than 3-stories tall. Higher density projects and infill 
projects are more sustainable ways to develop because they use the land more efficiently and 
require little to no improvements to the public infrastructure when compared to new 
development on a vacant site that might require extensions of infrastructure and utilities.  
There is no additional public infrastructure required to support the change in zoning 
classification or the properties in the area. 
 

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 2023-14: 837 & 875 Webster 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/Presiding Officer              Adam M. Rude, Secretary 
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