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MEETING AGENDA

Shelby County Plan Commission
July 28, 2026

CALL TO ORDER
ROLL CALL
APPROVAL OF MINUTES
Minutes from the June 23, 2026, meeting.

NEW BUSINESS

SD 26-11 — COFFMAN SIMPLE SUBDIVISION: Simple Subdivision of a 5-acre, single-family building lot
from a 11.77-acre parent tract and waiver of subdivision standards. Located at 8570 N 25 W,
Fountaintown, Van Buren Township.

RZ 26-13 — KOVA FERTILIZER, INC. REZONING: Rezoning of 12-acres from the Al (Conservation
Agricultural) District to the A4 (Agricultural Commerical) District to allow for development

of a fertilizer and agricultural supply distribution facility. Located at 4571 E Michigan Rd,
Shelbyville, Liberty Township.

SD 26-12 — REED SIMPLE SUBDIVISION: Simple Subdivision of a 12-acre agricultural commercial lot
from a 30.20-acre parent tract and waiver of subdivision standards. Located at 4571 E Michigan Rd,
Shelbyville, Liberty Township.

OLD BUSINESS

RZ 26-11 — DATA CENTER OVERLAY DISTRICT TEXT AMENDMENT: Unified Development Ordinance
Text Amendment of Article 2, to add Data Center Overlay District and Standards. Applies to
unincorporated Shelby County.

RZ 26-12 — TEXT AMENDMENT TO COMPLY WITH NEW STATE LAW & ORDINANCE MAINTENANCE:
Unified Development Ordinance Text Amendment of Article 2, Article 5, Article 9, and Article 11.
Applies to unincorporated Shelby County.

DISCUSSION
None.
ADJOURNMENT
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A special meeting the Shelby County Plan Commission is scheduled for Wednesday, August 12, 2026,
at 7:00 PM.

The next regular meeting of the Shelby County Plan Commission is scheduled for Tuesday, June 23,
2026, at 7:00 PM.

Meeting Information

Location: Conference Room 208A of the Shelby County Courthouse Annex Building, 25 West Polk Street, Shelbyville, Indiana

Time: 7PM
Zoom Link: https://us06web.zoom.us/;j/85757270347?pwd=G3w3kdNgT{rlvdaxmsOfzIYU440thV.1

Password: Shelby

Board Members & Staff

Kevin Carson, President: Appointed by County Commissioners, Term 1/1/25-1/1/29

Jason Abel, Vice President: Commissioners Representative

Megan Hart, Secretary: Appointed by County Commissioners, Term 1/1/23 —1/1/27

Jeremy Ruble, Member: Council Representative

Jeff Powell, Member: County Surveyor

Jenna Martin, Member: Appointed by County Commissioners, Term 1/1/26 — January 1/1/30
Alicia Barr, Member: Appointed by County Commissioners, Term 1/1/25-1/1/29

Andrew Newkirk, Member: Appointed by County Commissioners, Term 1/1/25-1/1/29
Desiree Calderella, Planning Director

Jody Butts, Board Attorney

In accordance with the Americans with Disabilities Act, if anyone wishes to attend the public meeting on the above referenced
matter and is in need of reasonable accommodations in order to attend, hear, or present evidence at the public meeting on this
matter, for accommodations contact the Shelby County Plan Commission 25 W Polk St, Shelbyville, IN 46176 317-392-6338
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SD 26-11
July 28, 2026
PAGE 1 0F 2

Shelby County Plan Commission
25 W Polk Street
Shelbyville, IN 46175

Property Details

Location: 8570 N 25 W,
Fountaintown, Van Buren
Township.

Property Size: 5-acres.

Current Land Use: Estate
Residential

Current Zoning Classification

RE (Residential Estate)

This district is established for single-
family detached dwellings in a rural or
country setting.

Future Land Use per Comp Plan

Agriculture

The purpose of this category is to
provide for traditional agricultural
practices (such as crop production and
livestock grazing) and modern
agricultural practices (such as
agricultural research facilities and
CAFOs). Rural home sites may also
occur within this category; however,
the emphasis should remain on
agriculture. New residential
subdivisions that remove prime
farmland from production should be
discouraged. The residential density of
this category should be one lot for
every five acres.

Surrounding Development

Zoning  Land Use
North RE Woodland
South RE Estate Residential
East RE Woodland
West Al Cropland

Staff Report

SD 26-11
Coffman Simple Subdivision

Case Number:
Case Name:

Request

Simple Subdivision of a 5-acre, single-family building lot from a 11.77-
acre parent tract.

Waiver of Simple Subdivision design standards to allow a side lot line not
within a 15-degree angle to the right-of-way.

Purpose of Subdivision Code Requirement

The side lot line angle requirement discourages the creation of irregularly
shaped lots.

Property Map

Case Description

e Approval of the request would allow for development of one, 5-acre
single-family residential building lot.

e The parent tract includes an existing single-family residence. The
existing perimeter drain for the septic system would outlet into a
50’ x 50’ easement on the new building lot shown on the plat.
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Shelby County Plan Commission SD 26-11
25 W Polk Street July 28, 2026
Shelbyville, IN 46175 PAGE 2 OF 2

e Asrequired by ordinance, the plat includes a note that the proposed 50-foot square perimeter drain tile easement is
to allow access by the lot owners, County Surveyor, and County Drainage Board for the purpose of widening,
deepening, sloping, improving, maintaining, replacing, or protecting the drain tile.

e The property is relatively isolated from other residential development.
e The Technical Advisory Committee (TAC) / Site Plan Review Committee would review a detailed site plan including
structure layout, elevation of development, drainage infrastructure, and septic system design for compliance with

County codes prior to issuance of permits for the new single-family residence.

Staff Analysis Findings of Fact

Staff has reviewed the proposed plat and has determined:
1. The subdivision of land is consistent with the Shelby County Comprehensive Plan.
2. The subdivision of land satisfies the development requirements of Article 06: Subdivision Types.

3. The subdivision of land satisfies the standards of Article 07: Design Standards, pending approval of a waiver to allow
a side lot line not within a 15-degree angle to the right-of-way.

a. The parent tract currently includes the lot line not within a 15-degree angle to the right-of-way.
4. The subdivision of land satisfies any other applicable provisions of the Unified Development Ordinance.

5. The subdivision of land satisfies the construction requirements of Shelby County's Construction Standards.

Staff Recommendation

Per State Code, the Plan Commission must approve any subdivision of property that complies with local subdivision
code. The proposed subdivision complies with local subdivision code other than having a lot line not within a 15-degree
angle to the right-of-way. The parent tract currently includes this lot line.

Staff recommends APPORVAL

Applicant/Owner Information

Applicant: Blake Coffman Surveyor: Scott T Sumerford
5236 Camden St. 3149 N Riley Hwy.
Indianapolis, IN 46227 Shelbyville, IN 46176
Owner: Scott & Bridgett Corey
8570 N 25 W

Fountaintown, IN 46130
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FINAL PLAT FOR

COFFMAN SIMPLE SUBDIVISION
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1/2" Rebar found 0.25' below asphalt in the
centerline of the road at field divisions. A rebar
was set by the County Surveyor's Office in 1981
in the centerline, at fence occupation north and
south. A dig search was made in 1981, but no
stone was found. Originally in 1887, a boulder
was set and withessed by Deputy Surveyor
Norris. This boulder at the road surface and its
witness boulder was found by William Isley in
1912. In 1991, Taylor Sumerford had to set a
new rebar from the 1981 corner ties.
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NORTH QUARTER CORNER OF SECTION 19-14-7 Rallroont soie o 6.3 bt et AT 7 |
(NORTHWEST CORNER, NORTHEAST QUARTER) . ;

approximately 1' west of CR25W centerline and 7
1' south of CR900ON centerline. It measures

about 0.15' east of a calculated split between 7
quarter corners, but it is unknown to who set the ¥ 7

spike. The only ancient record for this corner Q
was a beech tree in 1846 by County Surveyor o
Rock before the road was built. -

NW CORNER, SE1/4, NE1/4 OF SECTION 19-14-7
Was identified as a PK nail found by Pace
Engineering on the 1992 survey of the parent
tract. The nail could not be recovered. This nail
was in line with occupation on either side of the

WEST 1/16th NE1/4 OF SECTION 19-14-7 road, but the straight east-west line across the 7
Corner not determined for the purposes of this quarter, would lie 10.9 feet south as depicted on 7
survey. A long stone was identified by County this drawing. There is no entry for this corner in | 7
Surveyor Crawford in 1900. the old stone records.

|
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INDIANA STATE PLANE GRID
(EAST ZONE 1301)
SCALE: 1 INCH =200 FEET
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N:1604879.86
E: 295501.24

/
NORTHEAST CORNER OF SECTION 19-14-7
Previously located Shelby County Surveyor
Monument found at grade on the northerly
side of a 6" hedge post. This monument was
set in 2002 by the County Surveyor's Office
based upon a 1991 survey by Taylor
Sumerford, holding the north side said post.
There are no prior records for early
establishment in the old stone books.

EAST 1/16th NE1/4 OF SECTION 19-14-7
Corner not determined for the purposes
of this survey. A boulder was identified by
County Surveyor Finley in 1889. Corner
most likely overtaken by the creek.
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CENTER OF SECTION 19-14-7

6" x7" Tapering limestone found 0.5' below

grade in an east-west farm fence, onthenorth — — — — —
0ld 10" round wooden corner post side of a unique, older wood post. The top of the
with remnants running east, west stone appears sheared off and lies off to the

and north. Measures 3' west of line.

recovered by William Isley in 1912.
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413.77’ pipe to pipe
[No distance in deed]
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south. This stone is about 2.5 feet west of a SW CORNER, E1/2, NE1/4 OF SECTION 19-14-7 |
newer post and brace post put in for livestock — — — 3"xI5" Limestone found 0.2' below grade 3 ,
control. At about 34.5 feet east lies a large roughly 25 feet west of the road pavement. The H__ / ,,
corner post with fence east, west and south. On stone is aligned lengthwise north to south and 1
the southeast side of the post is a traffic sign lines up well with CR25W looking on north. A f /
post 0.8' above grade that was set on a 1972 limestone was set in 1886 by County Surveyor 7
Taylor Sumerford survey. It was set to represent Norris. Later on by County Surveyor Finley in 7
only a property corner for multiple parcels to the 1888, a boulder was set 53 links east which

southeast, but unfortunately has been utilized would be in the road. It was also witnessed by a

by Gibson Surveyors and possibly others as the another stone 15-1/2 links on east. The withess

center of section. The newly found stone was not found and the road stone was not dug

measures 1.2 feet west of a line connecting the for. There is a railroad spike detected and shown

north and south quarter corners of the section. on Gibson surveys that lies 33.1 feet east on the

The stone was set in 1887 by County Deputy quarter line, near the centerline, and apparently

Norris and labeled "hard white stone". It was set on the 1972 Taylor Sumerford survey.

,,,l,,ll/ 5/8" Rebar found 0.1' below grade, Found 1.0' above grade, 0.9'
1.5' south of 12" oriental tree. Set on north of a 6" round wood post in
1992 Pace survey as a 16.5' offset. east-west fence remnants. Held

o

@
Found 1.5' above grade on

south side of 4" wood post,

almost detached from ground.
for east line of parent tract. Measures 1.0' west of line.

EAST QUARTER CORNER OF SECTION 19-14-7
Approximately calculated from a 2012 Gibson survey
for Jonathan Bielefeld. The data was from an earliar
2008 Gibson survey showing the intersection of fences
running east, west and south. This has since been
replaced by newer fencing in a different arrangement.
This point is about 5 feet west of a theoretical midpoint
between section corners. There was no former history
or establishment found for this corner.

PK nail Point of Commencement
from 1992 Pace Engineering
survey, at occupation, not found.

Field division on west side.
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Traffic sign "U" post found Surveying" found 0.3' below grade and 3'

0.8' above grade, leaning north of east-west fencing. It is about

south at occupation. 40.0' east of the calculated corner as

i depicted on the 2012 survey.
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LEGAL DESCRIPTION OF PARENT TRACT

Warranty Deed
Deed Book 311 Page 497, Recorded November 4, 1992
John F. Young and Eleanor V. Young
to
J. Scott Corey and Bridgett E. Corey

A part of the Southeast Quarter of the Northeast Quarter of Section 19, Township 14 North, Range 7 East in Van
Buren Township, Shelby County, Indiana and more particularly described as follows:

Commencing at the northeast corner of said quarter quarter marked by an existing P.K. nail in the center of County
Road 25 West; thence South 00°00'00” West (bearing assumed) 50.00 feet, along the west line of said quarter
quarter and along the center of said road, to a railroad spike and the point of beginning, said spike marking the
southwest corner of a 11.77 sale-off tract from the Young property as described in Deed Record 310 page 299;
thence South 71°09'51” East 947.90 feet, along the southeast line of said sale-off tract, to a 5/8” capped rebar at
the base of a fence corner post marking a corner of said sale-off tract; thence South 00°36'01” East 417.40 feet,
along an existing fence line marking the west line of said sale-off tract, to an existing iron pipe marking the
southwest corner of said sale-off tract; thence South 89°44'34” West 875.72 feet, along an existing fence line, to
a P.K. nail in the center of aforementioned road; thence North 13°12'59” West 63.48 feet, along the center of said
road, to a P.K. nail; thence North 07°06'10” West 69.84 feet, along the center of said road, to a P.K. nail; thence
North 02°10'10” West 70.15 feet, along the center of said road, to a P.K. nail in the west line of aforementioned
quarter quarter; thence North 00°00'00” East 526.14 feet, along said west line and along the center of said road,

to the point of beginning, containing 11.77 acres, subject to right-of-way for County Road 25 West and all other
legal easements of record.

LEGAL DESCRIPTION LOT 1

Part of the southeast quarter of the northeast quarter of Section Nineteen (19), Township Fourteen (14) North,
Range Seven (7) East, Van Buren Township, Shelby County, Indiana, being the northern portion of a 11.77 acre
tract as described in Deed Book 311 Page 497, recorded November 4, 1992 in the Office of the Shelby County
Recorder and being part of survey Job #14N7E19-26-038 by Scott T. Sumerford, RLS#29800017, certified July 28,
2026 and being more particularly described as follows:

Commencing at the northwest corner of the northeast quarter of said section 19-14-7, said point being marked by
a rebar; thence along the north line of said quarter, North 88°54'30” East (basis of bearings being Indiana State
Plane East Zone) 1319.69 feet to the northwest corner of the east half of said northeast quarter, said point being
marked by a railroad spike; thence along the west line of said east half, South 00°59'46” East 1359.03 feet to the
northwest corner of said 11.77 acre tract, said point being marked by a magnail with washer stamped “S.
Sumerford 9800017”, and said point being the point of beginning of the herein described tract;

Thence along the northerly line of said 11.77 acre tract, South 72°10'50” East 948.79 feet to a capped rebar
stamped “ID No 0010” at the northeast corner of said 11.77 acre tract; thence along the east line thereof, South
01°37'49” East 89.47 feet to a capped rebar stamped “S. Sumerford 29800017"; thence South 89°00°14” West
899.08 feet to a magnail with washer stamped “S. Sumerford 9800017” on the west line of said east half; thence
along said west line, North 00°59'46” West 395.47 feet to the point of beginning, containing 5.000 acres.

ALSO subject to an easement for an existing septic absorption field perimeter drain tile outlet being a fifty (50) foot
square on the south line of the above described 5.000 acre tract and being located one-hundred (100.00) feet east
from the southwest corner of said tract and as depicted upon the Final Plat for the Coffman Simple Subdivision.
Said easement being a permanent easement for repair and future maintenance of the drain to the benefit of the
dwelling located in the south portion of the above referenced 11.77 acre parent tract.

Subject to all easements, restrictions and right-of-ways of record.

SURVEY CERTIFICATION

I hereby certify that this survey was performed under my direct supervision and to the best of my knowledge and
belief was executed to minimum standards of practice as contained in Rule 12, of Title 865, Article 1 of the
Indiana Administrative Code.

DATE: July 28, 2026

Signed:

Scott T. Sumerford Registration Number: 9800017

LEGEND

INDIANA STATE PLANE
N1576521.40 | GRID COORDINATE VALUE
E 282523.07 | SCALE FACTOR = 0.9999327
DATUM: NAD83(2011)

m_mo._._ozoomz_mm_umm_um._.c>._.m_uozocmmmz._.
A SHELBY COUNTY SURVEYOR TIE SHEETS

A SECTION CORNER PER OLDER COUNTY SURVEYOR
RECORD BOOKS OR BEST AVAILABLE EVIDENCE

® MAGNAIL AND WASHER STAMPED "S. SUMERFORD
LS9800017" RECESSED IN ROAD SURFACE

5/8" REBAR WITH PLASTIC CAP STAMPED
@ "S. SUMERFORD LS29800017" SET AT GRADE,
UNLESS NOTED OTHERWISE

® CAPPED REBAR FOUND AS NOTED

© 3/4"IRON PIPE FOUND AS NOTED

[..] INDICATES RECORD DIMENSION

PLAN COMMISSION APPROVAL

Approved by the Shelby County Plan Commission in accordance with all applicable Subdivision
Regulations.

By: Date
President, Jon Kevin Carson

By: Date
Secretary, Megan Hart

NOTES

- The parent tract is currently zoned RE (Residential Estate) with an address of 8570 N 25 W, Fountaintown.
- A waiver is being requested for having a side lot line running over a 15° maximum to the road frontage.

- At least five deciduous trees with a caliper measurement over 4-in shall be preserved on the lot.

FLOOD STATEMENT

Lot 1 does not lie within a special flood hazard area per effective FEMA Flood Insurance Rate Map, Panel
Number 18145C0050C, effective date of November 5, 2014. Lot 1 does not lie within a flood zone according
to the 2024 Indiana Best Available Floodplain layer. The 100 year flood elevation per the Indiana DNR
Floodplain portal is somewhere around 807.5 feet. The contributing stream is Brandywine Creek.

OWNERSHIP CERTIFICATE

We, J. Scott Corey and Bridgett E. Corey of Shelby County, Indiana, do hereby certify that we are the owners of
the property described in the above captioned and that as such owners have caused the property to be
surveyed and subdivided as shown on the hereon drawn plat, as our own free and voluntary act and deed.

(Seal)

Owner, J. Scott Corey

(Seal)

Owner, Bridgett E. Corey
State of Indiana )

)
County of Shelby )

1, , a Notary Public in and for said County and State, do hereby
certify that

personally known to me to be the same persons whose name is subscribed to the above certificate appeared
before me this day in person and acknowledge that they signed the above certificate as their own free and
voluntary act and deed for the uses and purposes therein set forth.

Given under my hand and notarial seal this day of

(Seal)

Notary Public

SURVEYOR'S REPORT

The client is acquiring 5 acres of ground from family to build a new home at the northern end of their existing
parent tract. It was surveyed and deeded back in 1992,

In accordance with Title 865, Article 1, Chapter 12, Section 12, of the Indiana Administrative Code, the
following report explains the theory of location applied in retracing the lines and corners of the surveyed

property and discusses the surveyor's opinion of the cause and amount of uncertainty in those lines and
corners because of the following:

A) Availability and condition of reference monuments.

- The 11.77 acre parent tract was split per a Pace Engineering survey on file in the Auditor's Office being
done for John Young, Job No7881-92, certified August 24, 1992. Survey nails (PK) that had been set in the
road, could not be recovered. The south right-of-way rebar was still in place. The north corner and offset
monument are probably missing due to a corrugated metal pipe culvert under the road and right on the
north line, possibly installed after the survey. The rear parent tract monuments were found and located.
The Pace monuments as found are being held in position. They are controlling in the record description.
The geometry from the 1992 survey is fitting these monuments to within a quarter of a foot (0.25).

- The one noted discrepancy is the west line of the parent tract. The call is for the half quarter line dividing
the northeast quarter into the east and west halves. The very north end railroad spike in the intersection
appears to be the same as it is shown on the 1992 survey as found. The theory of location for a south end
control point is not explained, shown or determinable. An educated guess might be that the center of road
pavement was utilized. With the discovered limestone corner at the south sixteenth corner this current

survey, the Pace half quarter line is roughly 0.6 to 0.9 feet east of the line determined. This results in a
slightly larger parent tract.

- Two iron pipes are called for in the descriptions and represent the south line of the adjacent Bielefeld
parcel to the east of the subject. The origin of these pipes is unknown and their distance between does not
match the 416.2 foot measurement made by Gibson Surveying in 2012. From the Gibson surveyor's
report, the easterly pipe was used to project a line from the northeast section corner through it, south to
the non-monumented east quarter corner. In reality, however, this south iron pipe is measuring about a
foot west of the geometric east quarter corner they provided at the former fence intersection.

- This above survey was performed by Gibson Surveying out of Greenfield, certified January 5, 2012 for
Jonathan Bielefeld in the southeast quarter of section 19. Said survey was retraced for verification of the
east half section. The survey in general was matching to within 0.5 feet around the perimeter. The biggest
difference involved the center of section. See the adjacent drawing for a full explanation for section corner
history, retracement and analysis.

B) Occupation or possession lines

- The north line of the parent tract and Lot 1 is essentially indistinguishable though the wooded area on
both sides of the line. The south line of Lot 1 was made perpendicular to the west line and set right at 5

acres. The east line of the parent tract is also very hard to pick out. According to the 1992 Pace survey, it
was once marked with fencing.

- The subject property is defined as being part of a quarter quarter section. The center of the northeast
quarter appears to have a 10 foot deflection in the occupation lines going out west and east. There are no
historical county surveyor records for this center of the quarter. On this drawing a line is drawn straight
across as how the corner is normally defined, though in reality, the boundary line would probably resolve
to the long standing occupation. The record parent tract description did commence from this center

quarter point, but with this uncertainty, Lot 1 was written from the north section line for a better reference
tie.

C) Clarity or ambiguity of record descriptions

- Wiritten title lines are in agreement with the surrounding Bielefeld parcels. There may be some
inconsistencies near the southwest corner of the Corey parent tract because of the road curve, but this
does not affect Lot 1.

- Bearing basis for the 1992 Pace survey assumed due north and south on the half quarter line. State Plane
basis was selected on this survey to better preserve and provide future retracement.

D) Relative positional accuracy of measurements

- The lines and corners retraced or established by this survey have been executed meeting Title 865,
Indiana Administrative Code 1-12-7 and falls under a Suburban Survey Classification with a relative
positional accuracy of 0.13 feet + 100 ppm.

This document is only considered an original copy if an inked seal and

original signature is affixed.

SCOTT T. SUMERFORD
LAND SURVEYING

3149 NORTH RILEY HIGHWAY
SHELBYVILLE, IN 46176-9462
BUSINESS PHONE (317) 401-6050
Indiana Registered Surveyor No. 29800017

Copyright © 2026 by Scott T Sumerford

July 20, 2026
July 28, 2026

Scott T. Sumerford

| AFFIRM, UNDER THE PENALTIES FOR PERJURY,

THAT | HAVE TAKEN REASONABLE CARE TO

REDACT EACH SOCIAL SECURITY NUMBER IN
THIS DOCUMENT, UNLESS REQUIRED BY LAW.

NAME:
Prepared By:

LAST DATE OF FIELDWORK
CERTIFICATION DATE
NOTES/REVISIONS
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Blake Coffman
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Shelby County Plan Commission
25 W Polk Street
Shelbyville, IN 46175

Property Details

Location: 4571 E Michigan Rd,
Shelbyville, Liberty Township.

Property Size: 12-acres.

Current Land Use: Agriculture /
Cropland.

Current Zoning Classification

A1l (Conservation Agricultural)
This district is established for the
protection of agricultural areas and
buildings associated with agricultural
production.

Proposed Zoning Classification

A4 (Agricultural Commerical)

This district is established for commercial
and industrial uses directly related to
agriculture and compatible with
rural/agricultural areas.

*see attached district intent, permitted uses,
special exception uses, and development
standards.

Future Land Use per Comp Plan

Estate Residential

The purpose of this category is to provide
for new rural residential housing
opportunities in rural areas not well suited
for agriculture. New residential
development should have reasonable
access to roads and utilities and should
not significantly disrupt agricultural
activities. The residential density of this
category should not exceed one lot for
every two acres.

Surrounding Development
Zoning  Land Use

North Al Cropland
South Al/ Cropland / Cellular
A2 Communications
Facility / Single-
Family Residential
East A2 Cropland / I-74
West Al Cropland

RZ 26-13/SD 26-12
July 28, 2026
PAGE10OF5

Staff Report

Case Number: RZ 26-13 /SD 26-12

Case Name: Kova Fertilizer, Inc. Rezoning — Al
(Conservation Agricultural) to A4
(Agricultural Commerical) & Reed Simple
Subdivision

Requests

Rezoning of 12-acres from the Al (Conservation Agricultural) District
to the A4 (Agricultural Commerical) District to allow for development
of a fertilizer and agricultural supply distribution facility.

Simple Subdivision of a 12-acre agricultural commercial lot from a
30.20-acre parent tract.

Waiver of Simple Subdivision design standards to allow side lot lines
not within a 15-degree angle to the right-of-way.

Future Land Use Map

| | Legend

| £ shelby county

| &= o1 Focus Area One
n..t FocusArea Two

|| & Focus Area Three

|| I Incorporated Areas

| Conservation Areas
| 2018 Land Uses
Agriculture
| Commercial
|| | Estate Residential
| I Industrial
| Il Other

Suburban Residential

Agriculture
| Commercial
{ I Heavy Commercial
I industrial
I institutional
| Multi-Unit Residential
 Open Space and Parks

Single-Unit Detached
Residential

Utilities

PC July 28, 2026
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Shelby County Plan Commission RZ 26-13/SD 26-12

25 W Polk Street July 28, 2026
Shelbyville, IN 46175 PAGE2 OF 5
Property Map

Case Description

e Kova Fertilizer currently has the subject property under contract for purchase and intends to develop the property
for a fertilizer and agricultural supply distribution facility.

e Kova Fertilzer has provided agricultural services throughout the Midwest for several decades.

¢ Proposed development includes an office building, chemical facility and warehouse, fertilizer storage building, shop,
septic system, detention area, paved driveway and parking area, and gravel yard. The petitioner indicated that the
submitted site plan represents a conceptional plan for development which may change prior to application for
permits.

¢ Notable development standards which would apply to the development include:
o Enclosed structures must have similar finish and fagade materials and be similar in color.
o Landscape Buffer “A” required along the property lines: One (1) canopy tree and one (1) ornamental or
evergreen tree shall be planted for every seventy (70) feet of contiguous boundary with the adjacent lot.

Each tree shall be planted within twenty (20) feet of the property line, but no closer than five (5) feet to the
property line.

PC July 28, 2026
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Shelby County Plan Commission RZ 26-13/SD 26-12
25 W Polk Street July 28, 2026
Shelbyville, IN 46175 PAGE 3 0F 5

o Allsite lighting must be full cut-off fixtures.

¢ The development would utilize a commerical septic system. The State Department of Health reviews plans for
commerical septic systems.

e The property is located less than a mile from the I-74 / SR 244 interchange. The property has access to the
interchange from Michigan Rd. INDOT classifies Michigan Rd. as a Major Collector, which can typically
accommodate heavy traffic.

e The property adjoins cropland, a cellular communications facility, and 1-74. Five single-family residential homesites
are located within 1/3-mile of the property.

e Potential impacts of fertilizer/chemical storage and distribution to adjacent properties include increased truck
traffic, noise and dust generated by truck traffic and on-site activities, chemical odor, air particulate, chemical spills,
and safety concerns associated with storage of hazardous materials.

¢ The plat shows the Rosenfield Legal Drain tile easement terminating at the east property line and the drain tile
running into the property. The legal description for the tile indicates that the tile runs across the property parallel to
Michigan Rd. The County Surveyor will need to determine the actual tile location prior to development of the site.

e The plat references two easements that affect the property, an easement for underground utilities and incidental
purposes in favor of Shelby County Rural Electric Membership Corporation and a Consent and Non-Disturbance
agreement between previous property owners and Farm Credit Services of Mid-America, FLCA. Kova Fertilizer
should determine if or how these easements would affect development of the site.

e The UDO only permits the proposed use in the A4 District. Only the A4 District allows for all uses which pertain to a
fertilizer and agricultural supply distribution, including processing of agricultural products, sale of agricultural
products, storage of agricultural products, and liquid fertilizer storage and distribution.

e The Site Plan/Technical Advisory Committee, which consists of the Planning Director, Health Department
Environmental Technician, and a representative from the County Commissioners would review a detailed site plan
prior to issuing construction permits. USI Consultants, Inc would review the drainage plans to ensure that the
project complies with the County’s Drainage & Sediment Control Ordinance.

Staff Analysis Findings of Fact

In accordance with IC 36-7-4-603 and the UDO, when considering a rezoning, the Plan Commission shall pay
reasonable regard to:

1. Current Conditions and the Character of Current Structures and Uses in Each District

e The proposed zoning and development would not conflict with existing agricultural uses and development
within the area.

e The property does not directly adjoin any residential properties.

PC July 28, 2026
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Shelby County Plan Commission RZ 26-13/SD 26-12
25 W Polk Street July 28, 2026
Shelbyville, IN 46175 PAGE 4 OF 5

e The UDO designates the adjacent Al (Conservation Agricultural) and A2 (Agricultural) Districts as compatible
districts with the A4 District.

e The UDO recommends use of the A4 District for new commercial and industrial development directly related to
agricultural operations, compatible with the character of the area and adjacent to existing agricultural land.

2. The Most Desirable Use for Which the Land in Each District Is Adapted

e The property has access to the |-74 / SR 244 interchange by Collector Roads which can accommodate heavy
traffic, which renders the property desirable for commerical distribution development.

e Approval of the rezoning would allow for development of a fertilizer and agricultural supply distribution facility
to serve local farms.

3. The Conservation of Property Values throughout the Jurisdiction

e Agricultural commerical use of the property would not conflict with existing agricultural uses and development
within the area.

e The current Al District allows for agricultural uses that could pose similar impacts to nearby residential
properties, including small confined feeding operations, storage of agricultural products, and bio-diesel
production. The area currently experiences heavy traffic due to proximity to Michigan Rd, SR 244, and |-74.
Therefore, commerical agricultural use of the property should not have a significant impact on surrounding
residential property values.

4. Responsible Development and Growth

e The property has access to the |-74 / SR 244 interchange by Collector Roads which can accommodate heavy
traffic.

e The proposed development must undergo County Site Plan/Technical Advisory Committee review and approval
prior to construction.

5. The Comprehensive Plan

e The Comprehensive Plan identifies a key plan theme as ‘enhance agribusiness expansion while protecting
existing agricultural entities.” Approval of the rezoning would allow for agribusiness development, which
provides a needed service to local agricultural entities promoting the growth and prosperity of local agriculture.

Simple Subdivision: Staff has reviewed the proposed plat and has determined:

1. The subdivision of land is consistent with the Shelby County Comprehensive Plan.
2. The subdivision of land satisfies the development requirements of Article 06: Subdivision Types.
3. The subdivision of land satisfies the standards of Article 07: Design Standards, pending:
a. Approval of a waiver to allow side lot lines not within a 15-degree angle to the right-of-way.
i. The angle of the lot lines match the angle of the lots lines of nearby properties fronting upon

Michigan Rd.

PC July 28, 2026
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Shelby County Plan Commission RZ 26-13/SD 26-12
25 W Polk Street July 28, 2026
Shelbyville, IN 46175 PAGE 5 OF 5

b. Accurate identification of the Rosenfield Legal Drain tile easement.
4. The subdivision of land satisfies any other applicable provisions of the Unified Development Ordinance.

5. The subdivision of land satisfies the construction requirements of Shelby County's Construction Standards.

Staff Recommendation

Staff recommends APPROVAL of the Rezoning, Simple Subdivision, and Waiver primarily because approval would allow
for development of agribusiness serving the local agricultural community which would have convenient access to the I-
74 / SR 244 interchange along a road which can accommodate heavy truck traffic.

Staff recommends the following stipulation:

1. Development of the site shall be consistent with the Site Plan submitted with the rezoning application. The
Zoning Administrator shall have the discretion to require Plan Commission approval of any modification to the
site plan.

2. The Rosenfield Legal Drain tile easement shall be accurately identified and documented on the plat. Any site
work that may impact the easement or drain tile as determined by the County Surveyor shall require County
Drainage Board review and approval.

Applicant/Owner Information

Applicant: Kova Fertilzier, Inc. Owner: Raymond Todd Runnebohm
1330 N Anderson Street 4571 E Michigan Rd.
Greensburg, IN 47240 Shelbyville, IN 46176

Surveyor: Christopher M. Cooper Attorney: Jacob Brattain, McNeely Law LLP
COOR Consulting & Land Services Corporation 2177 Intelliplex Drive, Ste. 251
303 West Main Street Shelbyville, IN 46176

Knightstown, IN 46148
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Agricultural Commercial (A4) District

2.09 A4 District Intent, Permitted Uses, and Special Exception Uses

District Intent

Permitted Uses

Special Exception Uses

The A4 (Agricultural Commercial)
District is intended to be used as
follows:

Use, Type and Intensity

* Commercial and industrial uses directly
related to agricultural operations and
compatible with the character of the
area

Application of District

* Existing or new development

* Spot zoning adjacent to existing
agricultural land

Development Standards

* Enact development standards to
minimize the impacts on adjacent
properties while encouraging
economic vitality within the Agricultural
Commercial District

Appropriate Adjacent Districts
*OP, A1, A2, A3, A4, RE, and IS
Plan Commission
* Use this zoning district for agricultural
uses and other commercial and
industrial uses that are supportive of
agricultural operations

* Protect the adjacent agricultural land
and operations from uses that may
conflict with their continued operation
through the use of appropriate buffers
and setbacks

Board of Zoning Appeals

* Protect the adjacent land and uses by
through the use of appropriate buffers
and setbacks

* Be sensitive to the potential for water
pollution and other negative impacts
to nearby agricultural, residential, and
commercial land

Accessory Permitted Uses

« agricultural tourism
Agricultural Permitted Uses

« agricultural crop production

equestrian exercise facility

* equestrian training facility

e grain elevator

* processing of agricultural products

*raising of farm animals

«sale of agricultural products

« stable (private)

« storage of agricultural products
Commercial Permitted Uses

«farm implement sales

farmers market

* equestrian trailer sales

e plant nursery

research laboritory

stable

tack shop

« testing laboritory

« tools/equipment sales/rental

« veterinarian clinic/hospital

s veterinarian supply
Industrial Permitted Uses

* bio-diesel production < 5,000 gallons
per year

«food processing

* heavy equipment repair

«liquid fertilizer storage/distribution

outdoor storage

« storage tanks (nonhazardous)

*welding

Commercial Special Exception Uses
*kennel

2-10| Shelby County Unified Development Ordinance
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I ' I M N I L Jacob S. Brattain
Direct Dial: 317-825-5183
\‘ C e e y a W LLP JBrattain@mcneelylaw.com

July 8, 2026

Shelby County Plan Commission
25 W Poly Street, Room 201
Shelbyville, IN 46176

Re:  Rezone Request for Shelby County Parcel # 73-11-13-200-002.000-011
Dear Plan Commission Members:

This letter serves as a letter of intent for the proposed zoning map amendment for
approximately 12.00 acres of Parcel Number: 73-11-13-200-002.000-011, as shown on the site plan
submitted as part of the rezone application (the “Property”). McNeelyLaw LLP represents the
prospective purchaser of the Property, Kova Fertilizer, Inc. (“Kova™). Kova is currently under
contract to acquire the Property and wishes to rezone only the Property from the A1 to the A4 zoning
district.

The Property is currently being used primarily for agricultural and farming uses and is zoned
A-1. Kova desires to have the Property rezoned to A4, Agricultural Commercial, to accommodate
modifications in the use of the Property. If approved, Kova will construct a fertilizer and agricultural
supply distribution location.

To facilitate this proposed use of the Property, Kova believes a rezone from the current zoning
classifications to A-4 would be most appropriate, because the A-4 district allows for “commercial and
industrial uses directly related to agriculture and compatible with rural and agricultural areas.”
Specifically, the A-4 district permits uses for the “sale of agricultural products,” “storage of
agricultural products,” and “liquid fertilizer storage and distribution.” The proposed use is appropriate
for the Property because it is in a largely rural area, adjacent to the interstate, and the proposed uses
will be directly related to agriculture.

Kova is primarily located in Decatur County, Indiana and has been serving local farmers for
more than seven decades. The proposed location would serve Shelby County farmers already being
supplied by Kova, in a more convenient location that provides a direct benefit to Shelby County.

At this time, Kova is seeking a favorable recommendation to rezone the Property from its
current Al zoning to A4. The proposed A4 zoning designation is the most appropriate zoning
designation for the Property and its proposed future uses.

Very truly yours,

McNeelyLaw LLP

facob S. Brattain

Jacob S. Brattain

2177 Intelliplex Drive, Suite 251 | Shelbyville, IN 46176

317.825.5110 F]’QMNW.MCMIyLaw.com
Page 14 of 44



APPLICATION FOR REZONING
FINDINGS OF FACT

The applicant (or thelr representative) must fill out the findings of fact on the foltowing pages. The Plan Commission may
review the applicant’s findings of fact to assist with their decision-making process. Please see below for general guidance
related to completing the findings of fact.

Applicant: Kova Fertilizer, Inc. by Jacob S. Brattain, McNeelyLaw LLP

Case #
Location: 4571 E Michigan Road, Shelbyville, IN 46176

The Shelby County Gomprehensive Plan

1. The request is consistent with the Shelby County Comprehensive Plan because;
states that agriculture will continue to have an important role in the county and that the county should find positive

ways to support the nead for measured growth while also enabling continued agricullural eparations as an impertant naed for the future of the county.

2. The request is conslstent with the current conditions and the character of structures and uses in each district because:
The proposed operations will be operated in agricultural-style buildings, consistent with

those used to support other agricultural operations in the vicinity and throughout the County.

3. The request is consistent with the most desirable use for which the land in each district is adapted because; — " *"

recognizes that agriculture is an important part of our history and future, and this rezone will allow

the Property to continue to be used for agricultural purposes and to support many local farmers.
Adjacent property

4. The request Is consistent with the conservation of property values throughout the Jurlsdiction because:
values will not be diminished by the proposed use as it will continue to be agricultural in nature

and because the surrounding area is primarily agricultural, the rezone will be consistent with adjacent uses.

5. The request is consistent with responsible growth and development because: The rezone will ensure that the
agricultural nature of the Property is preserved and that no additonal development inconsistent

with agricultural districts occurs at the Property.

General Guldance - Rezoning {not to be consldered legal advice):

Finding 1: How is the proposed new zoning designation consistent with the future jand use of the property identified in
the Comprehensive Plan? If you do not know the futurs land use of the property, please ask the Planning Director,

Finding 2: How Is the proposed use, andfor other possible future uses permitted in the proposed zoning district, similar to
surrounding structures and uses of land?

Finding 3: Why [s the proposed use, and/or other possible future uses permitted in the proposed zoning district, the most
desirable uses for the land?

Finding 4: Explain why the proposed use, and/or other possible future uses parmitted in the proposed zoning district,
wolld not negatively impact property values.

Finding 5: Why is the change in zoning designation consistent with responsible growth and development?

Rezone Application Packet Page 6 of 7

Amended 8/7/23
PC July 28, 2026
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Surveyor's Report

General

In accordance with Title 865, Article 1, Chapter 12 of the Indiana Administrative Code ("Rule 127), the following observations
and opinions are submitted regarding the various uncertainties in the locations of the lines and corners established this survey
as a result of uncertainties in reference monumentation; in record descriptions and plats; in lines of occupation; and as
introduced by random errors in measurement ("Relative Positional Accuracy”). There may be unwritten rights associated with
these uncertainties. The client should assume there is an amount of uncertainty along any line equal in magnitude to the
discrepancy in the location of the lines and possession from the surveyed lines.

There may be differences of deed dimensions versus measured dimensions along the boundary lines shown hereon and, likewise,
there may be found survey markers near, but not precisely at, some boundary corners. In cases where the magnitude of
these differences are less than the Relative Positional Accuracy stated below and less than the uncertainty identified for the
reference monumentation (discussed below), the differences may be considered insignificant and are shown only for purposes of
mathematical closure. Such differences that are greater than the Relative Positional Accuracy and the uncertainty in reference
monumentation should be considered worthy of notice and are therefore further discussed below.

This survey and report are based in part upon opinions formed in accordance with an Indiana Land Surveyor's responsibility to
conduct a survey in accordance with "federal laws, state and local laws, and court precedent” (865) IAC 1-12—11(5), Rules of
the Indiana State Board of Registration for Land Surveyors). Since Indiana has no statutes addressing how to resolve boundary

lines, a solution based on principles derived from common law precedent must be relied upon as the basis for a boundary
resolution.

Unless otherwise noted or depicted hereon, there is no evidence of occupation along the perimeter lines of the subject tract.
All survey monuments set or found this survey are flush with existing grade unless otherwise noted.

The Relative Positional Accuracy (due to random errors in measurement) of this survey is within the specifications for an Urban
Class Survey (0.07 feet plus 50 ppm) as defined in IAC 865.

Purpose

The purpose of this survey is to perform an ALTA/NSPS Land Title Survey on a 12 acre tract of land being subdivided from a
parent tract described in Instrument Number 2019004505 in the Office of the Recorder of Shelby County, Indiana. The subject
tract is located in the Southwest Quarter of the Northeast Quarter of Section 13, Township 12 North, Range 7 East, in Liberty
Township, Shelby County, Indiana.

The following are plats or prior surveys made reference to in this survey:

An ALTA/ACSM Land Title Survey for Crown Castle, prepared by First Group Engineering Inc., dated March 13, 2006, last revised
March 21, 2006, referenced in a Grant of Easement document recorded in Instrument Number 2006004099.

Basis of Bearings
Bearings for this survey are based on the Indiana State Plane Coordinate System, East Zone, NAD 83. The parent deed of
record is based on assumed bearing systems.

Theory of Location
Controlling Monumentation — Seciton Corners

Southwest corner of the Northeast Quarter of Section 13 — No monument found. A hole was found in the pavement and was
utilized this survey. There is, in my opinion, up to 1 foot of uncertainty associated with the position of this corner.

Northwest corner of the Northeast Quarter of Section 13
uncertainty associated with the position of this corner.

No monument found. There is, in my opinion, up to 1 foot of

Southeast corner of the Northeast Quarter of Section 13 No monument found.

uncertainty associated with the position of this comer.

There is, in my opinion, up to 1 foot of

Controlling Monumentation — Monumentation

A rebar was found (unknown origin) marking the intersection of the West line of said Northeast Quarter and the South
right—of—way of Interstate 74 as shown hereon. There is, in my opinion, up to 0.3 feet of uncertainty associated with the
position of this corner.

"Mag” nails and 5/8 inch capped rebars marked "C2LS FIRM #0035" were set at the corners of the subject tract as shown
hereon.

There is, in my opinion, up to 1 foot of uncertainty with regards to monumentation.

Record Descriptions

Lines and corners of the Subject Tract were established based upon record deed bearings and distances, said record plats,
controlling elements, and descriptions contained within the record descriptions as more particularly described below:

The perimeter lines of the subject tract were established as follows:

The West line is along the West line of the Northeast Quarter as established between the aforementioned Southwest corner of
said Northeast Quarter and the rebar found at the intersection of said West line and the South right—of—way of Interstate 74.
The North line is along the North line of the Southwest Quarter of said Northeast Quarter as established per existing posts as
referenced hereon. The East line is along the Southwest right—of—way of Interstate 74 as established per an existing
right—of—way fence. The Southwesterly line was established per the physical centerline of Michigan Road as located this survey.
The remaining courses were established per the clients request and direction to create a 12 acre tract.

There is, in my opinion, negligible uncertainty with regards to record descriptions.

Occupation
A concrete post was found 3 feet East of the Northwest corner of the Southwest Quarter of said Northeast Quarter (Northwest
corner of subject tract) as shown hereon.

An existing fence was found to be generally along the Southwesterly right—of—way of Interstate 74 as shown hereon.

An existing fence was found to be generally along the East line of the Southwest Quarter of said Northeast Quarter (East line
of subject tract) as shown hereon.

An overhead utility line was found along the East line of the subject tract and along the Northeasterly right—of—way of
Michigan Road as shown hereon.

There is, in my opinion, up to 3 feet of uncertainty with regards to occupation.

Ownership information indicated hereon is as identified in County or Township records or on title work provided by others.

Flood Note

The accuracy of any flood hazard data shown on this report is subject to map scale uncertainty and to any other uncertainties
in location or elevation on the referenced Flood Insurance Rate Map. The within described tracts of land lie within Flood Hazard
Zone "X" (unshaded) as said tracts plot by scale on Map Number 18145C0205D of the Flood Insurance Rate Maps for Shelby
County, Indiana (maps dated June 20, 2024).

Utility Note

This survey reflects above ground indications of utilities and information available from utility companies. The surveyor makes
no guarantee that the underground utilities shown comprise all such utilities in the area, either in service or abandoned. The
surveyor further does not warrant that the underground utilities shown are in the exact location indicated, although he does
certify that they are located as accurately as possible from the information available. The surveyor has not physically located
the underground utilities.

Summary of Table "A” ltems
6a) No information provided at the date of this survey.
11a) Reference Utility Note.

16) No evidence of current earth moving work, building construction or building additions was observed on the subject tract
at the date of this survey.

17) No evidence of changes in street right—of—way lines was observed at the date of this survey.

S.E. CORNER

NE 1/4
S13-T12N-R7E

S 89°14'09" E

Summary of Items per Schedule B, Part || Exceptions of the Title Commitment

ion of th

13.  Any limitation on access to and from the Land across the limited access right of the way SR 421 abutting the Land as
set forth in Right—of—Way 031 to the mﬁoﬁm of Indiana as Project No. 05— u Sec 26 Eooama March 21, 1959 in Deed
Record 221, Page 346.

hereon.

14. Terms and provisions of Lease and Right—of—Way Agreement by and between Raymond J. Runnebohm, lessor, and
_:a_o:oco__w F_mv:o:m Company, _mmmmm aoﬁma July 10, 1992, Bmaoazaca thereof, recorded July 30, 1992 in Miscellaneous

15. Site Designation Supplement and Memorandum of Sublease by and between Westel—-Indianapolis Company, as successor to

Indianapolis Telephone ooBEE a\v\o Cellular One and oﬂos: Castle South _:o. dated ,E:m 2, 1999, and Sooama May 3,
Thi

16. Terms and provisions of Grant of Easement by and between Raymond J. Runnebohm and Crown Castle South LLC dated

z_o< 12, 2006, and recorded June 12, 2006 as Instrument No. 2006004099. Grant of ment is | h of th

U r hown hereon.

17. Easement for underground utilities and incidental purposes in favor of Shelby County Rural Electric Membership Corporation,
its successors and assigns, recorded October 21, 1992 in Deed Record 311, Page 344. Affects the subject tract, however, is

19. Terms and provisions of Consent and Non—Disturbance agreement by and between Raymond J. Runnebohm and Sandra S.
Runnebohm, husband and wife and Farm Credit mmz_omm of Mid—America, _.._.o> dated May 8, 2006, and recorded June 12,
however, le_hereon.

2006 as Instrument No. 2006004100. Aff h

Title_ Commitment

Evidence of source of title for the subject tract was provided in the form of a Commitment For Title Insurance issued by
Chicago Title Insurance Company, Near North Title Group, as issuing agent, Commitment Number IN2517070, dated October 15,
2025 at 12:00 AM. Some of the items disclosed in Schedule BIl thereof may have been depicted on the survey and are
identified by their recording data. Should any additional items need to be depicted on the survey please advise and provide
the appropriate documents.

Certificate of Survey

To the best of my knowledge and belief, the within survey represents a survey made under my supervision in accordance with
Title 865, Article 1, Chapter 12 of the Indiana Administrative Code. The fieldwork was completed on December 31, 2025 using
standard surveying techniques.

ALTA/NSPS Land Title Surve

Insuran mpany:

This is to certify that this map or plat and the survey on which it is based were made in accordance with the 2021 Minimum
Standard Detail Requirements for ALTA/NSPS Land Title Surveys, jointly established and adopted by ALTA and NSPS, and includes
ltems 1, 2, 3, 4, 6(a), 8, 11(a), 13, 16 and 17 of Table A thereof. The fieldwork was completed on December 31, 2025.

Date of Plat or Map: July 13, 2026

Christopher M. Cooper
Professional Surveyor #21800010
E—Mail: ccooper@coorconsulting.com

Redaction Statement
| affirm, under the penalties for perjury, that | have taken reasonable care to redact each Social Security number in this
document, unless required by law. Christopher M. Cooper

This instrument was prepared by Christopher M. Cooper.

OWNERSHIP CERTIFICATE

We, of Shelby County, Indiana, do hereby certify that we are the owners of the property

described in the above captioned and that as such owners have caused the property to be surveyed and subdivided as shown

on the hereon drawn plat, as our own free and voluntary act and deed.

(Seal)
Owner, Name
(Seal)
Owner, Name
State of Indiana )
)
County of ___ )

, a Notary Public in and for said County and State, do hereby certify that

personally known to me to be the same persons whose name is subscribed to the above certificate appeared before me this

day in person and acknowledge that they signed the above certificate as their own free and voluntary act and deed for the
uses and purposes therein set forth.

Given under my hand and notarial seal this

(Seal)
Notary Public

NOTES
Lot One is being rezoned to A4 (Agricultural Commercial) from A1 (Conservation Agricultural) zoning.

The rezoning was approved on
County.

per Ordinance No.

A waiver is being requested to allow lot lines not within a 15—degree angle to the right—of—way.

PLAN COMMISSION APPROVAL

Approved by the Shelby County Commission in accordance with all applicable Subdivision Regulations.

By: Date:
President, Jon Kevin Carson

By: Date:
Secretary, Megan Hart

REVISIONS

DATE | DESCRIPTION BY

by the Commissioners of Shelby

corporation

765-345-5943 www.coorconsulting.com

consulting & land services
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4571 EAST MICHIGAN ROAD, SHELBYVILLE, IN 46176

A PART OF THE S.W. 1/4 OF THE N.E. 1/4 OF
SECTION 13, TOWNSHIP 12 NORTH, RANGE 7 EAST
LIBERTY TOWNSHIP, SHELBY COUNTY, INDIANA

ORIGINAL BOUNDARY SURVEY
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This drawing along with the
concepts, ideas, and designs
are the exclusive intellectual
property of Coor Consulting &
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Any use or reproduction in
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of Coor Consulting & Land
Services, Corporation®©.
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Surveyor's Report General In accordance with Title 865, Article 1, Chapter 12 of the Indiana Administrative Code ("Rule 12"), the following observations and opinions are submitted regarding the various uncertainties in the locations of the lines and corners established this survey as a result of uncertainties in reference monumentation; in record descriptions and plats; in lines of occupation; and as introduced by random errors in measurement ("Relative Positional Accuracy"). There may be unwritten rights associated with these uncertainties. The client should assume there is an amount of uncertainty along any line equal in magnitude to the discrepancy in the location of the lines and possession from the surveyed lines. There may be differences of deed dimensions versus measured dimensions along the boundary lines shown hereon and, likewise, there may be found survey markers near, but not precisely at, some boundary corners.  In cases where the magnitude of these differences are less than the Relative Positional Accuracy stated below and less than the uncertainty identified for the reference monumentation (discussed below), the differences may be considered insignificant and are shown only for purposes of mathematical closure. Such differences that are greater than the Relative Positional Accuracy and the uncertainty in reference monumentation should be considered worthy of notice and are therefore further discussed below. This survey and report are based in part upon opinions formed in accordance with an Indiana Land Surveyor's responsibility to conduct a survey in accordance with "federal laws, state and local laws, and court precedent" (865) IAC 1-12-11(5), Rules of the Indiana State Board of Registration for Land Surveyors). Since Indiana has no statutes addressing how to resolve boundary lines, a solution based on principles derived from common law precedent must be relied upon as the basis for a boundary resolution. Unless otherwise noted or depicted hereon, there is no evidence of occupation along the perimeter lines of the subject tract. All survey monuments set or found this survey are flush with existing grade unless otherwise noted. The Relative Positional Accuracy (due to random errors in measurement) of this survey is within the specifications for an Urban Class Survey (0.07 feet plus 50 ppm) as defined in IAC 865. Purpose The purpose of this survey is to perform an ALTA/NSPS Land Title Survey on a 12 acre tract of land being subdivided from a parent tract described in Instrument Number 2019004505 in the Office of the Recorder of Shelby County, Indiana.  The subject tract is located in the Southwest Quarter of the Northeast Quarter of Section 13, Township 12 North, Range 7 East, in Liberty Township, Shelby County, Indiana. The following are plats or prior surveys made reference to in this survey: An ALTA/ACSM Land Title Survey for Crown Castle, prepared by First Group Engineering Inc., dated March 13, 2006, last revised March 21, 2006, referenced in a Grant of Easement document recorded in Instrument Number 2006004099. Basis of Bearings Bearings for this survey are based on the Indiana State Plane Coordinate System, East Zone, NAD 83.  The parent deed of record is based on assumed bearing systems. Theory of Location Controlling Monumentation - Seciton Corners Southwest corner of the Northeast Quarter of Section 13 - No monument found.  A hole was found in the pavement and was  - No monument found.  A hole was found in the pavement and was utilized this survey. There is, in my opinion, up to 1 foot of uncertainty associated with the position of this corner. Northwest corner of the Northeast Quarter of Section 13 - No monument found.  There is, in my opinion, up to 1 foot of  - No monument found.  There is, in my opinion, up to 1 foot of uncertainty associated with the position of this corner. Southeast corner of the Northeast Quarter of Section 13 - No monument found.  There is, in my opinion, up to 1 foot of  - No monument found.  There is, in my opinion, up to 1 foot of uncertainty associated with the position of this corner. Controlling Monumentation - Monumentation A rebar was found (unknown origin) marking the intersection of the West line of said Northeast Quarter and the South right-of-way of Interstate 74 as shown hereon.  There is, in my opinion, up to 0.3 feet of uncertainty associated with the position of this corner. "Mag" nails and 5/8 inch capped rebars marked "C2LS FIRM #0035" were set at the corners of the subject tract as shown hereon.  There is, in my opinion, up to 1 foot of uncertainty with regards to monumentation. Record Descriptions Lines and corners of the Subject Tract were established based upon record deed bearings and distances, said record plats, controlling elements, and descriptions contained within the record descriptions as more particularly described below: The perimeter lines of the subject tract were established as follows: The West line is along the West line of the Northeast Quarter as established between the aforementioned Southwest corner of said Northeast Quarter and the rebar found at the intersection of said West line and the South right-of-way of Interstate 74.  The North line is along the North line of the Southwest Quarter of said Northeast Quarter as established per existing posts as referenced hereon.  The East line is along the Southwest right-of-way of Interstate 74 as established per an existing right-of-way fence.  The Southwesterly line was established per the physical centerline of Michigan Road as located this survey.  The remaining courses were established per the clients request and direction to create a 12 acre tract. There is, in my opinion, negligible uncertainty with regards to record descriptions. Occupation A concrete post was found 3 feet East of the Northwest corner of the Southwest Quarter of said Northeast Quarter (Northwest corner of subject tract) as shown hereon. An existing fence was found to be generally along the Southwesterly right-of-way of Interstate 74 as shown hereon. An existing fence was found to be generally along the East line of the Southwest Quarter of said Northeast Quarter (East line of subject tract) as shown hereon. An overhead utility line was found along the East line of the subject tract and along the Northeasterly right-of-way of Michigan Road as shown hereon. There is, in my opinion, up to 3 feet of uncertainty with regards to occupation. Ownership information indicated hereon is as identified in County or Township records or on title work provided by others. Flood Note The accuracy of any flood hazard data shown on this report is subject to map scale uncertainty and to any other uncertainties in location or elevation on the referenced Flood Insurance Rate Map. The within described tracts of land lie within Flood Hazard Zone "X" (unshaded) as said tracts plot by scale on Map Number 18145C0205D of the Flood Insurance Rate Maps for Shelby County, Indiana (maps dated June 20, 2024). Utility Note This survey reflects above ground indications of utilities and information available from utility companies.  The surveyor makes no guarantee that the underground utilities shown comprise all such utilities in the area, either in service or abandoned.  The surveyor further does not warrant that the underground utilities shown are in the exact location indicated, although he does certify that they are located as accurately as possible from the information available. The surveyor has not physically located the underground utilities. Summary of Table "A" Items 6a)  No information provided at the date of this survey. 11a)  Reference Utility Note. 16)  No evidence of current earth moving work, building construction or building additions was observed on the subject tract at the date of this survey. 17)  No evidence of changes in street right-of-way lines was observed at the date of this survey. Summary of Items per Schedule B, Part II - Exceptions of the Title Commitment Items 1-9, 11, 12 and 18 may affect the subject tract, however, are not plottable hereon. 10.  Rights of the public, the State of Indiana, and County of Shelby and the municipality in and to that part of the Land taken or used for Michigan Road and County Road 250 South.  Right-of-way for Michigan Road affects the Southwesterly Right-of-way for Michigan Road affects the Southwesterly portion of the subject tract as shown hereon. 13.  Any limitation on access to and from the Land across the limited access right of the way SR 421 abutting the Land as set forth in Right-of-Way Grant to the State of Indiana as Project No. 05-3, Sec 26 recorded March 21, 1959 in Deed Record 221, Page 346.  Limited Access right-of-way affects the Easterly side of the subject tract as shown and referenced Limited Access right-of-way affects the Easterly side of the subject tract as shown and referenced hereon. 14.  Terms and provisions of Lease and Right-of-Way Agreement by and between Raymond J. Runnebohm, lessor, and Indianapolis Telephone Company, lessee, dated July 10, 1992, memorandum thereof, recorded July 30, 1992 in Miscellaneous Record 83, Page 254.  Lease Premises is located South of the subject tract as shown hereon.  The term of the Agreement Lease Premises is located South of the subject tract as shown hereon.  The term of the Agreement began September 1, 1992 and ends 5 years thereafter, unless extended for up to 4 additional 5-year periods.  This agreement may have expired based on the aforementioned dates. 15.  Site Designation Supplement and Memorandum of Sublease by and between Westel-Indianapolis Company, as successor to Indianapolis Telephone Company d/b/a Cellular One and Crown Castle South Inc. dated June 2, 1999, and recorded May 3, 2000 as Instrument No. 0003050, and the terms and provisions thereof.  This is a Sublease of the aforementioned Lease and This is a Sublease of the aforementioned Lease and Right-of-Way Agreement as recorded in M.R. 83, Pg. 254 and is subject to the same expiration dates. 16.  Terms and provisions of Grant of Easement by and between Raymond J. Runnebohm and Crown Castle South LLC dated May 12, 2006, and recorded June 12, 2006 as Instrument No. 2006004099.  Grant of Easement is located South of the Grant of Easement is located South of the subject tract as shown hereon. 17.  Easement for underground utilities and incidental purposes in favor of Shelby County Rural Electric Membership Corporation, its successors and assigns, recorded October 21, 1992 in Deed Record 311, Page 344.  Affects the subject tract, however, is Affects the subject tract, however, is not plottable hereon.  (Blanket Easement) 19.  Terms and provisions of Consent and Non-Disturbance agreement by and between Raymond J. Runnebohm and Sandra S. Runnebohm, husband and wife and Farm Credit Services of Mid-America, FLCA dated May 8, 2006, and recorded June 12, 2006 as Instrument No. 2006004100.  Affects the subject tract, however, is not plottable hereon. Affects the subject tract, however, is not plottable hereon. Title Commitment Evidence of source of title for the subject tract was provided in the form of a Commitment For Title Insurance issued by Chicago Title Insurance Company, Near North Title Group, as issuing agent, Commitment Number IN2517070, dated October 15, 2025 at 12:00 AM.  Some of the items disclosed in Schedule BII thereof may have been depicted on the survey and are identified by their recording data.  Should any additional items need to be depicted on the survey please advise and provide the appropriate documents. Certificate of Survey To the best of my knowledge and belief, the within survey represents a survey made under my supervision in accordance with Title 865, Article 1, Chapter 12 of the Indiana Administrative Code.  The fieldwork was completed on December 31, 2025 using standard surveying techniques. ALTA/NSPS Land Title Survey To Raymond Todd Runnebohm, Kova Fertilizer Inc., an Indiana corporation, Near North Title Group LLC and Chicago Title Raymond Todd Runnebohm, Kova Fertilizer Inc., an Indiana corporation, Near North Title Group LLC and Chicago Title Insurance Company: This is to certify that this map or plat and the survey on which it is based were made in accordance with the 2021 Minimum Standard Detail Requirements for ALTA/NSPS Land Title Surveys, jointly established and adopted by ALTA and NSPS, and includes Items 1, 2, 3, 4, 6(a), 8, 11(a), 13, 16 and 17 of Table A thereof.  The fieldwork was completed on December 31, 2025. Date of Plat or Map:  July 13, 2026 July 13, 2026 ___________________________________ Christopher M. Cooper Professional Surveyor #21800010 E-Mail: ccooper@coorconsulting.com Redaction Statement I affirm, under the penalties for perjury, that I have taken reasonable care to redact each Social Security number in this document, unless required by law.  Christopher M. Cooper This instrument was prepared by Christopher M. Cooper. 
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OWNERSHIP CERTIFICATE We, ____________________, of Shelby County, Indiana, do hereby certify that we are the owners of the property described in the above captioned and that as such owners have caused the property to be surveyed and subdivided as shown on the hereon drawn plat, as our own free and voluntary act and deed. __________________________________________________(Seal) Owner, Name __________________________________________________(Seal) Owner, Name State of Indiana   ) ) ) County of __________  ) ) I, ______________________________, a Notary Public in and for said County and State, do hereby certify that ________________________________________, personally known to me to be the same persons whose name is subscribed to the above certificate appeared before me this day in person and acknowledge that they signed the above certificate as their own free and voluntary act and deed for the uses and purposes therein set forth. Given under my hand and notarial seal this __________ day of _________________________. __________________________________________________(Seal) Notary Public NOTES - Lot One is being rezoned to A4 (Agricultural Commercial) from A1 (Conservation Agricultural) zoning. The rezoning was approved on ____________________ per Ordinance No. __________ by the Commissioners of Shelby County. - A waiver is being requested to allow lot lines not within a 15-degree angle to the right-of-way. PLAN COMMISSION APPROVAL Approved by the Shelby County Commission in accordance with all applicable Subdivision Regulations. By: ___________________________________  Date: ____________________ Date: ____________________ President, Jon Kevin Carson By: ___________________________________  Date: ____________________ Date: ____________________ Secretary, Megan Hart

AutoCAD SHX Text
Land Description Lot One (A part of Instrument Number 2019004505) The following land description was prepared as part of an Original Survey by Christopher M. Cooper, Professional Surveyor #21800010, of Coor Consulting & Land Services Corporation, per Job Number 2025-159, certified January 22, 2026, being a part of the Southwest Quarter of the Northeast Quarter of Section 13, Township 12 North, Range 7 East, in Liberty Township, Shelby County, Indiana, being more particularly described as follows: COMMENCING at the Southwest corner of said Northeast Quarter Section; thence North 00 degrees 01 minutes 26 seconds East (bearings based on the Indiana State Plane Coordinate System, East Zone, NAD 83) along the West line thereof a distance of 951.76 feet to the physical centerline of Michigan Road and being the POINT OF BEGINNING of this description; thence continuing North 00 degrees 01 minutes 26 seconds East along the West line thereof a distance of 397.73 feet to the Northwest corner of the Southwest Quarter of said Northeast Quarter; thence South 88 degrees 39 minutes 06 seconds East along the North line thereof a distance of 1142.86 feet to the Southwesterly right-of-way line of Interstate 74; thence South 42 degrees 53 minutes 43 seconds East along said right-of-way line a distance of 342.98 feet to the East line of the Southwest Quarter of said Northeast Quarter; thence South 00 degrees 04 minutes 54 seconds West along the East line thereof a distance of 154.43 feet; thence North 88 degrees 39 minutes 06 seconds West a distance of 803.95 feet; thence North 01 degrees 20 minutes 54 seconds East a distance of 43.06 feet; thence North 88 degrees 39 minutes 06 seconds West a distance of 292.41 feet; thence South 43 degrees 18 minutes 06 seconds West a distance of 217.39 feet to the physical centerline of said Michigan Road; thence North 46 degrees 41 minutes 54 seconds West along said physical centerline a distance of 181.11 feet to the POINT OF BEGINNING.  Containing 12.000 acres, more or less.


Shelby County Plan
Commission

Memo

To: Shelby County Plan Commission

From: Desiree Calderella, Planning Director

RZ 26-11 Data Center Overlay District.

On June 23, 2026, the Plan Commission reviewed and heard public comment on the first draft of a
proposed Data Center Overlay District ordinance. This Staff Memo summarizes the questions and
comments posed by the public and members of the Board, provides Staff response to those comments
(in red), and outlines Board action items (in green). This Memo also outlines the ordinance approval
process. The revised draft ordinance which incorporates many of the comments is included in the
Meeting Packet.

Public Questions & Staff Response

e In Section 3.21, further clarification on flood restrictions, does it just apply to the 100-year
floodplain®?
A data center campus could include areas within the 100-year floodplain. However, structures
and facilities cannot affect the capacity of the floodplain or be placed in a manner likely to
increase flood frequency, velocity, or heights. Section 3.24 allows the County to hire a qualified
consultant to determine if this would occur at the cost of the data center developer.

e Do onsite energy storage systems include BESS storage? Do any regulations apply?
| misspoke at the meeting regarding this regulation. Section 3.22 C5 does allow BESS without
any additional zoning approval and does not impose any specific regulations. However, the
County plans to adopt a BESS ordinance later this year that would regulate these facilities.

e (Can generations be tested constantly between 12 PM and 5PM?

25 W Polk St, Shelbyville, IN 46176
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Section 3.22 C5 d of the revised draft limits generator testing to 1 hr during this timeframe.

Is there an application fee?
The commerical land use and development fees in the established department fee ordinance

would apply. We will need to update these at the end of the year to reflect new State law.

Should there be a definition for karst terrain?
This definition has been included in revised draft.

What constitutes a residential area?
All references to ‘residential” in the ordinance either qualify residential as ‘residential zoning
district’ or ‘sensitive use’. The UDO designates residential zoning districts, and the ordinance

includes a definition for sensitive use.

Does required sound testing include both dBA and dBC?
Yes. See section3.22C6e3b.

Public Comments & Staff Response

Section 3.22 5D is empty.
This section has been removed in revised draft.

Typo in $25 million.

This has been corrected in revised draft.

Typo in creaks

This has been corrected in revised draft.

Incorrect IC citation in the definition of Data Center Energy System.
This has been corrected in revised draft.

The County should review its enforcement procedures and fines as a $7,500 fine would not
prove a deterrent given the financial resources of a data center. Require a separate
enforcement and penalties ordinance that applies specifically to data centers.

Section 3.17 D of the revised draft cross references the enforcement and penalties section
included in the UDO. | plan to work with Jody to update this portion of the UDO later this year.

The amendment can address fines for larger projects such as data centers.

2
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Further limit maximum noise levels. Specifically, reduce maximum noise level to 40 dBC.
Section 3.22 C 6 a of the revised draft caps noise at 40 dBA or 60 dBC during all times. Debroah
suggests that further limits would prevent reasonable operation of a data center facility. Board
members to review sound studies to determine any further amendment of this section if

necessary.

Revise maximum height for luminaires from 20-feet to 15-feet.
Luminaires in large-scale commerical parking lots typically have a minimum height of 20 feet. No
change made to draft. Can be amended at the discretion of the Board.

Remove section 3.22 A 7 5 (voluntary setback waiver).

Debroah and | do not recommend removing this section. The ordinance should not prevent a
private agreement between the data center and adjacent property owner to reduce the setback.
Also, larger setbacks result in a larger project size with underutilized land. The solar ordinance
has similar language which allows for setback waivers. Can be removed at the discretion of the
Board.

Hire a consultant to enforce the terms of the ordinance.
Section 3.24 allows the County to hire a qualified consultant to enforce the terms of the

ordinance.

Change the words ‘encourage’ to ‘required” and ‘should’ to ‘must.’
This has been amended in revised draft.

Require quarterly well testing.
Section 3.22 C 6 f of the revised draft includes required quarterly well testing and Section 3.22 C
10 g includes quarterly water monitoring.

Increase the setback from a residential use to a half mile.

| do not recommend increasing the setback. Larger setbacks result in a larger project size with
underutilized land. The ordinance review committee established the 1,300-foot setback to
match the CAFO standard. Can be amended at the discretion of the Board.

Include a more precise definition for prime farmland.
This definition has been clarified in revised draft.
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e Prohibit natural gas well drilling.
Section 3.22 A 7 a 3 of the revised draft includes a 2,640-foot setback from natural gas wells.

e Require that developers disclose intended end-users or if they intend to develop the data center
for speculative purposes.
Legally, zoning decisions should be based on use rather than user. Not legally defensible and not

included in revised draft.

Plan Commission Questions & Staff Response

e Clarify definition for residential use.
All references to ‘residential” in the ordinance either qualify residential as ‘residential zoning
district’ or ‘sensitive use’. The UDO designates residential zoning districts, and the ordinance

includes a definition for sensitive use.

e The maximum building size does not compare to the size of larger industrial buildings.
Correct. However, the ordinance does not prevent construction of multiple buildings on the

data center campus. Can be amended at the discretion of the Board.

e The ordinance should address impacts on natural gas wells.
Section 3.22 A 7 a 3 of the revised draft includes a 2,640-foot setback from natural gas wells.

e (Can adata center establish its own public utility?

| assume so if allowed by the IURC.

e Require more specific information regarding maximum water and power usage.
Section 3.22 A9 h & i have been updated. Megan to verify that this addresses her concern.

e Concern that the ordinance does not include any regulations for back-up BESS.
| misspoke at the meeting regarding this regulation. Section 3.22 C5 does allow BESS without
any additional zoning approval and does not impose any specific regulations. However, the

County plans to adopt a BESS ordinance later this year that would regulate these facilities.

e Consider prohibiting nuclear reactors as a form of on-site power generation.
County likely does not have jurisdiction to determine power sources due to State and Federal
regulations.
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e Incorrect wording for SCR in Section 3.22C5
Megan to provide correct wording.

Approval Process

Per State Law, approval of a County zoning ordinance amendment requires a public hearing before the
Plan Commission and an approval, denial, or approval with conditions recommendation of the
document by the Plan Commission to the County Commissioners. The County Commissioners may then
adopt the final ordinance, deny the final ordinance, or send the ordinance back to the Plan Commission
with amendments for consideration.

July 28, 2026, Plan Commission Meeting

The Plan Commission will review the revised ordinance draft at this meeting and suggest any revisions.
The Planning Director will make any revisions requested by the Plan Commission before final vote on the
ordinance at the August 12, 2026, Plan Commission meeting.

This is a public hearing, and any member of the public will have the opportunity to comment on the
ordinance draft. Rules for public comment:

e Comment will be strictly limited to 3 minutes per person. At the discretion of the Planning
Department, members of the public may combine their 3-minutes and designate a
spokesperson.

e Members of the public are encouraged to submit comments to the Planning Department prior to
the meeting.

e Comments should be limited to revisions to the ordinance draft.

August 12, 2026, Plan Commission Meeting (special meeting)

The Plan Commission will vote on the final draft of the ordinance. This is also a public hearing.

August 17, 2026, County Commissioners Meeting

The County Commissioners will adopt the final ordinance, deny the final ordinance, or send the
ordinance back to the Plan Commission with amendments for consideration. This meeting is open to the
public.
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Data Center Overlay District and Standards

Establishment of the Data Center Overlay District (DCO)

In Article 1, amend Section 1.17: Establishment of Overlay Districts to add the new overlay district:

DCO

Data Center | This district is established to allow Data Centers provided they meet the standards established in
Overlay Section 5.4 of this UDO

In Article 3, add the new Data Center Overlay (DCO) District. Standards start with new Section 3.17##

347

A.

DCO District Intent, Effect on Uses, and Effect on Standards

District Intent. The Data Center Overlay District is intended to facilitate appropriate location, development,
construction, installation, and decommissioning of Data Centers in a predictable manner that promotes and
protects the safety, health, and welfare of the community.

The standards and requirements established herein are intended to define and regulate Data Centers in order

to:

e minimize the impact on adjacent and surrounding properties;

e ensure compatibility with other adjacent and surrounding land uses;

e protect environmental resources and to assure that the correlative rights of landowners and lessors owning
or leasing and hosting Data Centers are balanced with those of neighboring land and communities; and

e assure that the location, construction, operation, and decommissioning of Data Centers are undertaken in
a manner that integrates the use into the surrounding built and natural environment.

The requirements of this section are intended to be supplemental to any safety, health, or environmental
requirements of federal, state, or local laws, and regulations.

Effect on Uses. All permitted uses in the base zoning district are permitted in the DCO District in addition to the
ones below. All special exception uses permitted in the base zoning district are allowed as such in the DCO
District.

e Data Center

. Effect on Standards. The development standards from the base zoning district shall apply to the DCO District

&D.

in addition to the development standards described in Section ##: DCO District Development Standards.

Non-compliance, Non-compliance with any provisions of this ordinance shall constitute a violation

3.18

3.19

and be subject to Article 10: Enforcement and Penalties of this UDO.

DCO District Applicability.

The following requirements apply to all land within the DCO District as defined in Section ## DCO: District
Boundary. Under no circumstances shall a planned development or rezoning of property change the
applicability of the DCO District’s land use restrictions and additional development standards.

DCO District Boundary
The boundaries for the DCO District shall be as shown on the Official Zoning Map as a hatched or textured
pattern and noted on the map legend as the DCO District.

Shelby County Data Center Ordinance: PC DRAFT 2026-06-24
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3.20

3.21

3.22

Prerequisites for Establishment of a Data Center

Base Zoning. The base zoning for this overlay district to be applied to a lot shall be limited to only the High
Intensity Industrial (12) District or the High Impact (HI) District.

. Development Plan Required. A Data Center shall only be allowed in the DCO District after Development Plan

approval has been granted per Section 3.23##: Development Plan Requirements and Procedures of this
ordinance.

General Requirements Relating to Location of a Data Center
No Data Center shall be located:

l.
2.

3.

A

On lands with slopes over 20% or which are prone to flooding, soil, or geologic instability.

Where the disposal or release of any hazardous substance, pollutant, or contaminant from a Data Center
could affect karst terrain.

Where the structure or facility will restrict the flow of a 100-year flood, reduce the temporary storage
capacity of the floodplain, or be placed in a manner likely to increase flood frequency, velocity, or heights
$0 as to pose a risk or hazard to human health, property, wildlife, or land or water resources.

In wetlands or within 50 feet of the boundary of any wetland.

Within 2 miles of Protected Wildlife.

On Prime Farmland, or Farmland of Statewide Importance.

Where such facilities may cause or contribute to the taking of a threatened or endangered species or
adversely affect critical habitat.

Standards Applicable to Data Centers

Site Design Standards. Unless otherwise specified below, the District Development Standards for the
underlying zoning district shall apply.

1.

Buffering/Screening/Landscaping

a. The setback area required under Section 3.22.A.6##: Setbacks shall serve as a buffer zone between the
Data Center and the outer property boundary.

b. No Data Center structures or facilities, except for fencing and signage, may be constructed within the
setback areas, provided that within the first hundred feet of the setback area measured from the outer
perimeter of the Data Center at the beginning of the setback area, parking areas may be constructed
and interior surface roads may be located.

c. Any parking or roads constructed within the setback areas shall be bermed and vegetated to shield
off-site areas from glare and other visual impacts associated with the interior vehicular travel and
parking. Any landscape buffer shall include an earthen berm with a minimum height of 8 feet and a
grade no steeper than 2:1.

d. Except as provided in subsections b and ¢ above, no impervious surface is permitted within any
landscape buffer except for access roads and sidewalks.

e. All Data Center Accessory Use(s)/Structure(s) and Data Center Energy Systems shall be fully
screened on all sides from all existing and planned public roads as well as adjoining properties,
utilizing a mixture of screening materials, berms, and landscaping. Screening can be accomplished
using any combination of existing vegetation, a newly planted vegetative screen, fence, screen wall,
panel, parapet wall, or other opaque screen. Screening is not required where the principal building
itself serves to effectively screen an accessory structure or building or energy system from adjacent
roads and properties. A species of trees or shrubs shall be used that ensures visibility through the
screening is blocked by at least 80% throughout the entire year. The effective screening height of the
trees or shrubs shall be at least Sfeet in height at the time of planting. The landscape buffer shall be a
minimum of 25 feet in width and may be part of the minimum setback area.

Shelby County Data Center Ordinance: PC DRAFT 2026-06-24
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f. Plantings sheuld-shall be provided in the setback area, as screening, at the main entrance of any Data
Center primary building, in parking lots, and along the fagade of the proposed Data Center.

g. The owner and operator of any Data Center shall have an affirmative and continuing duty to ensure that
all buffering/screening standards and requirements are maintained on an ongoing basis.

Erosion Control. The site design shall incorporate applicable erosion control/stormwater management

practices for the site.

Fencing for Perimeter Security. Fencing may be considered for security purposes but is not needed for

land use compatibility if appropriate and effective screening, buffering, and landscaping are provided.

a. Fences shall not exceed 10 feet in height above ground.

b. Chain-link, slatted-insert, and barbed or razor wire fencing are not allowed along public streets or
external perimeter property lines.

c. Permitted fence materials include aluminum and iron.

d. Video and/or audio surveillance shall be restricted to within external perimeter property lines and
public right-of-way adjacent to or abutting the Data Center property.

Impervious Surface and Lot Coverage. Impervious surface and lot coverage shall be defined by the

standards applicable to the Industrial zoning classifications..

Parking and Access

a. Provide safe and convenient vehicular access to the site, including sufficient on-site queuing areas at
security gates and delivery, loading/unloading, and staging areas.

b. Accommodate adequate parking at a minimum of 1 space per employee on the largest shift and 3
visitor spaces.

Lighting

a. For the lighting of horizontal surfaces, such as, but not limited to, parking areas, roadways, vehicular
and pedestrian passage areas, loading docks, building entrances, sidewalks, bicycle paths, and site
entrances, luminaires shall be aimed down, and shall meet Illuminating Engineering Society of North
America (IESNA) full cut-off/fully shielded criteria.

b. For the lighting of non-horizontal surfaces, such as, but not limited to, facades, landscaping, and signs,
luminaires shall be shielded, and shall be installed, and aimed to not project their output into the
windows of neighboring residences, adjacent uses, past the object being illuminated, skyward, or onto
a public roadway.

c. The illumination measured line-of-sight and from any point on any external perimeter property line
shall at no time exceed 0.1 footcandle.

d. Vegetation screens shall not be employed to serve as the primary means for controlling glare. Rather,
glare control shall be achieved primarily using such means as cutoff luminaires, shields and baffles,
and appropriate application of luminaire mounting height, wattage, aiming angle, and luminaire
placement.

e. Luminaires shall not be mounted more than 20 feet above the finished grade of the surface being
illuminated. No pole-mounted lighting on the roof shall be permitted.

f. Lighting for parking areas and vehicular traffic ways shall be automatically extinguished nightly
within %2 hour of the close of the facility. When after-hours site safety/security lighting is proposed,
such lighting shall not exceed 25% of the number of fixtures required or permitted for illumination
during regular business hours. Where there is reduced but continued onsite activity throughout the
night that requires site-wide even illumination, the use of dimming circuitry to lower illumination
levels by at least 50% after 10:00 p.m. or after regular business hours, whichever is earlier, or the use
of motion sensor control, shall be permitted.

Setbacks.

a. Data Center Principal Use(s)/Structure(s), Data Center Accessory Use(s)/Structure(s), and Data
Center Energy Systems structures or facilities, other than transmission and distribution powerlines,
pipelines delivering electricity or natural gas to the property, signage, and ingress/egress for road and
rail traffic, shall be located:

Shelby County Data Center Ordinance: PC DRAFT 2026-06-24
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(1) Atleast 1,300 feet from a Sensitive Use or the boundary of any Residential Zoning District.

(2) At least 500 feet from all outer perimeter property lines of the Data Center regardless of the
zoning classification of the adjacent property. These setbacks shall not apply to property lines that
are interior to a Data Center site.

233) At least 2.640 feet from a private natural gas well to mitigate risks from blowouts, fires, or

groundwater contamination pathways, _ — — | Commented [DL1]: Setback distances for unconventional

3)(4) _Any emission point or exhaust stack from a Data Center Energy System whether for primary oil and gas development: Delphi study results - PMC The
or backup power, shall be required to be at least 1,000 feet from the property boundary of any Vo-mile setback was pulled from the Recommended Setback

adjacent property and 2,000 feet from any Sensitive Use or the boundary of any Residential, Distancesitablc}

Commercial or Agricultural District.

(5) Where necessary to comply with the noise limits provided in Section 3.22.C.6##: Noise of this
ordinance at the exterior perimeter property boundary, due to site configuration, topography, and
projected equipment noise, the Administrator may require greater setback distance.

5)(6) Voluntary Setback Reduction Waiver. The required setback distance may be reduced by up to
50% only if all of the following conditions are met:

(a) All property owners within 500 feet of the specified perimeter property line agree to a
determined setback reduction(s).

(b) The developer installs fencing, landscaping, or other buffering at the property line where the
setback is reduced to ensure Noise Levels are not exceeded at the property boundary.

(c) The agreed upon setback reduction is made in writing and recorded with the Shelby County
Recorder. At a minimum, the recorded agreement shall include:
1. The agreed upon setback reduction(s);
2. A property map showing all property lines and agreed upon setback lines;
3. A legal description of each of the properties included in the agreement; and
4. That the setback reduction agreement runs with the property in perpetuity with the life of

the DCO District,

- { Commented [DL2]: My opinion is that this should stay. }

b. Data Center Principal Use(s)/Structure(s), Data Center Accessory Use(s)/Structure(s), and Data
Center Energy Systems, other than transmission and distribution powerlines, shall be at least 2X the
distance from any existing power line right-of-way line.

Lot Area. The maximum lot area for a DCO District shall be 200 acres.

Utility and Infrastructure. An application for Development Plan shall contain a Utility and Infrastructure

Plan, which shall include:

a. A Site Plan showing all structures and facilities to be used or constructed to support the Data Center
operations, including all water, wastewater, electric, natural gas, and other infrastructure, and public
utility service facilities. Use of private water and wastewater facilities shall not be permitted.

b. Identification and description of any existing or proposed transmission lines and other facilities that
would be required in order to connect the proposed facilities to the grid, and any permits or other
approvals needed to support such construction.

c. Identification of any existing or proposed pipelines or gas transmission lines and other facilities that
would be required in order to deliver natural gas or other gas or liquids to the facilities for use in
heating or power generation.

d. A description of any power sources proposed to be constructed or sited and operated, including

emissions profile, noise, copies of applications for any required state or federal air permits. Any

energy generation system designed or used to supply power directly to a Data Center during normal
operations, including solar, wind, fossil fuel, or other energy generating systems, shall not be
considered part of the Data Center use. Such systems shall be considered a separate use and shall be
approved only in accordance with any zoning regulations that allow and are applicable to such use.

Information concerning any proposed grid interconnection.

f. Documentation, including written verification from the applicable service providers, demonstrating

o { Formatted: Indent: Left: 1.5, No bullets or
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i.

that:

(1) Public utility capacity and related electrical infrastructure sufficient in size and capacity to provide
the maximum power requested by the Data Center use is or will be made available to ensure that
the power requirements of the proposed project can safely be accommodated without adverse
effect on the availability, reliability, quality, cost, or safety of the electric service to other
customers;

(2) How the public utility plans to deliver power to the Data Center use (routing, overhead,
substations, etc.);

(3) Any system designed for cooling and operation of the facility (whether by electricity, water, or
other means) will meet all applicable standards of this ordinance as well as state and federal law;

(4) Water, stormwater, and wastewater management and treatment capacity sufficient in size and
capacity to handle the maximum water usage requested by the Data Center use is or will be made
available to ensure that the requirements of the proposed project can be safely accommodated
without adverse effects on the availability, reliability, quality, cost, or safety of the water,
wastewater, and stormwater management and treatment services to other customers; and

(5) Any enhancements or improvements required in order for such utility services to continue to be
available without adverse effect or additional cost to existing customers will be in place before
operation of the proposed project.

(6) The cost of all needed infrastructure is borne by the Data Center developer.

A description of the processes that will be used for management of all water, wastewater including

equipment cooling, humidity maintenance, process, and sanitary wastewater, and stormwater run-on

and run-off, in accordance with all local state, and federal requirements.

A statement of likely-anticipated annual water usage and maximum daily and annual not-to-exceed

water usage and how measures to reduce water consumption will be incorporated into the system

design.

A statement of likely-anticipated power usage and maximum not-to-exceed power usage.

B. Structure Design Standards. Unless otherwise specified below, the District Development Standards for the

underlying zoning district shall apply.
1. Architectural Standards.

a.

All Data Center Principal Use(s)/Structure(s), Data Center Accessory Use(s)/Structure(s), and Data
Center Energy Systems associated with a Data Center shall be arranged, designed, and constructed to
be harmonious and compatible with the site and with the surrounding properties. In general, Data
Centers that visually approximate commercial office buildings are encouraged. Data Center
Accessory Use(s)/Structure(s) should-shall be located to the side or rear of the Data Center Principal
Use(s)/Structure(s).

Buildings shall be sited and oriented to minimize visual impacts of the bulk of the building when

examined on a line-of-sight basis from adjacent public streets and Sensitive Uses.

All building fagades that face existing and/or planned public roads or face property used or zoned for

residential use shall include these design features:

(1) A change in fagade surface to include building material, pattern, texture, color, accent materials at
least every 150 horizontal linear feet.

(2) Windows, doors, or similar fenestration, i.e., faux windows which shall be distributed both
horizontally and vertically and comprise at least 30% of the facades.

(3) Atleast 1 main entrance that projects or is recessed from the main building plane and is
differentiated from the remainder of the building fagade by a change in building material.

(4) The main entrance of the building shall incorporate plantings a minimum of 50% of the length of
the fagade that must include a mix of evergreens, deciduous shrubs, grasses, or ferns. These
plantings are in addition to any required buffers or landscaping requirements.

(5) All loading and unloading areas, including overhead doors, shall be oriented towards the side or

Shelby County Data Center Ordinance: PC DRAFT 2026-06-24
5

PC July 28, 2026
Page 27 of 44



d.

rear property lines away from public roadways. Loading docks are not permitted in the front or
street side yards and shall not be oriented towards the front property line.
(6) Varied materials, colors, and textures, particularly earthtones, are encouraged-required to create a
high-quality and non-obtrusive design.
All buildings must be constructed to minimize glare or reflection on adjacent properties and roadways
and sheuld-shall use appropriate textured glass, anti-reflective coating, and screening. Data Center
equipment may be ground mounted or roof top mounted.

Building Area Standards. The maximum area of a Data Center Principal Structure shall be 40,000 square
feet.
3. Equipment Location Standards.

a.

Equipment used in any Data Center shall be housed in a metered, electrically grounded, and pre-
engineered metal-encased structure with a fire rating designed to resist an internal electrical fire for at
least 30 minutes. The containment space shall contain baffles that automatically close in the event of
fire, independent of a possible electric system failure.

All ground mounted equipment, including generators, fuel storage tanks, and utility substations, are
prohibited from the front yard. Ground mounted equipment shall be located on a side farthest from
any type of residential zone use and are not permitted adjacent to any property with a Zoning District
permitting residential use, an existing residential development, or residentially used property.

4. Height Standards. Per the underlying zoning district.

C. Operational Performance Standards

1. Cooling Requirements

a.
b.

d.

All liquid cooled equipment must be designed to utilize a closed-loop system.

Water used for liquid cooling systems must come from a public or semi-public water system and not
from any type of private well system.

Water discharge from liquid cooling systems shall only occur after treatment (if required) and only to
a public or semi-public sewage system in accordance with all applicable local, state, and federal water
pretreatment, discharge permit requirements and in conformity with state water quality standards.

In no event may the expelled water for a loop system be evacuated to streams, ereakscreeks, or
ditches that outlet into creeks and/or rivers.

2. Decommissioning. Any Data Center which has discontinued commercial operation for at least six (6)
consecutive months shall be removed at the expense of the Data Center in compliance with a
decommissioning plan approved by the County. The following standards apply:

a.

Decommissioning Plan. A Decommissioning Plan shall be submitted with the Development Plan
application. The plan shall be prepared by a registered professional engineer, and contain the
following:

(1) The estimated decommissioning timeframe and cost of removal of all surface and subsurface
physical improvements including but not limited to structures, foundations, conduit, equipment,
interconnection facilities, roads, and fences;

(2) Restoration of surface grade, soil, surface and subsurface drainage infrastructure, and vegetation
to preconstruction conditions;

(3) Disposal of all equipment and materials in compliance with Federal, State, and Local laws at the
time of decommissioning;

(4) An estimated decommissioning timeframe;

(5) Decommissioning Cost Estimate in accordance with Section 3.15.T.2: ## of this UDO;

(6) Financial Assurance for Decommissioning in accordance with Section 3.15.T.3: ## of this UDO;

Decommissioning Cost Estimate.

(1) The Data Center shall submit a decommissioning cost estimate for the gross estimated cost to
decommission the Data Center in accordance with the decommissioning plan.

(2) The cost estimate shall be prepared by a State licensed professional engineer chosen by the
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County.

(3) The cost estimate shall be submitted in conjunction with the Development Plan application and
updated every three years by a State licensed professional engineer chosen by the County.

(4) The Data Center shall reimburse the County for any analysis by the State licensed engineer and
any other third party of the initial and updated decommissioning cost estimates.

(5) The decommissioning cost estimate shall not include any estimates or offsets for the resale or
salvage values of equipment and materials.

Financial Assurance for Decommissioning.

(1) The applicant shall provide financial assurance for the total estimated cost of decommissioning ,
in accordance with Section 3.15.T.2: ## of this UDO. The cost estimate shall be no less than
$25,000,000.00.

(2) The financial assurance shall be in the form of a performance bond or a surety bond issued by an
AM Best Company having an A or A+ rating reviewed and approved by the Plan Commission
legal counsel.

(3) The bond shall name the Shelby County Commissioners as the beneficiary, and default to the
applicable municipality should the Data Center become annexed.

(4) The bond shall be in place prior to issuance of an ILP and the Data Center shall submit an
updated bond to the County every three years.

Repurposing of a Data Center Facility. Any Data Center which has discontinued commercial

operation may submit a plan for reproposing of the facility within 6 months of discontinuation of

commercial operation. This plan shall be approved by the Plan Commission and shall replace any

Decommissioning Plan which applies to the Data Center.

Partial Decommissioning. If decommissioning is triggered for a portion, but not the entire Data

Center, then the Data Center shall commence and complete decommissioning, in accordance with the

decommissioning plan, for the applicable portion of the Data Center; the remaining portion of the

Data Center shall continue to be subject to the decommissioning plan. The Decommissioning Plan

shall define the circumstances which would trigger partial decommissioning.

Amendments to the Decommissioning Plan. Any amendment to an approved decommissioning plan

shall comply with all standards of this ordinance and shall be approved at the discretion of the

Administrator.

Emergency Contact Information. Each Data Center shall provide 24-hour emergency contact signage
visible at each access entrance. Signs shall include the company name (if applicable), the owner, operator,
and/or representative’s name, the telephone number, and the corresponding local power company’s name
and telephone number.

Energy Efficiency Considerations. Data Centers shall implement low-impact development practices in site
design and energy efficiency, such as, but not limited to, the following:

a.

b.

Site Design. Select sites to:

(1) Minimize land disturbance,

(2) Maximize tree preservation,

(3) Minimize impervious surfaces, and

(4) Minimize potential nuisance impacts (noise, glare, vibration, etc.) on adjacent properties, public
roadways, and the vicinity.

Energy/Resource Efficiency.

(1) Orient buildings to take advantage of passive cooling and daylight opportunities

(2) Utilize alternative energy sources (solar, wind, hydro, etc.) as much as possible

(3) Provide an energy storage system to monitor and regulate usage of alternative energy for usage
during off-peak hours

(4) Utilize reclaimed water for cooling, if available

(5) Encourage systems that limit the use of finite natural resources and their disposal

(6) Incorporate water-efficient landscape materials
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(7) Utilize LED exterior/interior lighting

(8) Implement energy management best practices and carbon reduction techniques such as, but not
limited to, those promoted through the U.S. Department of Energy’s Better Buildings initiative
and U.S. Green Building Council’s LEED Certification system.

Demonstration that for any proposed battery storage or storage of any other device or group of

devices capable of storing energy for supply at a later time, whether the energy is stored for use on-

site or off-site, compliance with National Fire Protection Association (NFPA) Standard 855,

Installation of Stationary Energy Storage Systems, or similar standards, and include fire suppression

systems designed specifically for battery storage. Long duration storage systems shall be utilized (10

hours of storage minimum) and lithium ion batteries creating a fire hazard are not permitted.

5. Generator and Testing Requirements

a.

Backup power generation using, natural gas, or|Accessory Battery Energy Storage Systemslare
allowed for use at a Data Center. Use of diesel fuel is not permitted.

Backup gas turbines shall utilize Catalytic Reduction (SCR) systems using ammonia as the catalyst.
Except for generator testing or commissioning activities, generator use shall be limited to backup and
emergency use only when the primary source of electricity is interrupted or unavailable. Continuous
generator use outside of power outages or interruptions is prohibited.

Generators shall be tested no more than once per week per unit, and only during the hours of 12:00
p.m. to 5:00 p.m., Monday through Friday. However, an individual generator shall not run for more
than 1 hour during these testing hours.

6. Noise. All Data Centers shall meet the following minimum standards:

a.

Noise from operations, including prlmary and accessory structures and uses and energy systems, shall

\not exceed 40 dBA or 60 dBC :

dBC-at-any-other times-at any external perlmeter property hne (The County recognizes that dBA

measurements underrepresent low-frequency noise, which can travel long distances, penetrate walls

and windows, and cause chronic disturbance even at low levels. Therefore, dBC measurements shall
also be used in evaluating noise and site suitability, especially in cases involving mechanical
equipment, industrial activity, or other sources known to emit low-frequency sound. These thresholds
are intended to protect against both high-frequency and low-frequency tonal noise at the point of
compliance, which is any external perimeter property line. To the extent that occupational safety or
health standards impose a more stringent obligation on the Data Center property, the more stringent
standard shall prevail.)

(1) In addition to the decibel limits in paragraph a above, operations shall not generate vibration,
oscillation, or infrasound that causes perceptible resonance within any buildings or adverse
impacts on the human body, including but not limited to dizziness, headaches, nausea, sleep
disturbance, or other recognized health effects. Compliance shall be determined based on
standards issued by ANSI and ISO for human exposure to whole-body and low-frequency
vibration (e.g., ISO 2631 and ANSI S2.71) and shall be measured and compliance determined at
any external perimeter property line.

The locations of the noise measuring equipment for the pre-construction noise analysis shall be

shown on the submitted site plan. The points of measurement shall be at all external perimeter

property lines at locations most susceptible to noise from applicable proposed equipment.

The maximum sound levels identified herein do not apply to emergency alerts; emergency work to

provide electricity, water, or other public utilities when public health or safety is involved; snow

removal; or road repair. Maximum sound levels do apply to testing or routine operation of emergency
equipment for backup or primary power generation and to other situations that do not involve public
health or safety.

Sound proofing systems shall be installed adjacent to Data Center Accessory Use(s)/Structure(s) and

Data Center Energy Systems that generate noise which may project past the property line.

A Noise Assessment, Monitoring, and Mitigation plan shall accompany any application for
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Development Plan and shall include:

(1) Assessment of baseline ambient levels of noise before construction, measured in all directions at
the external perimeter property lines on which the Data Center is proposed to be located and any
related activity is proposed to be conducted,

(2) Assessment of all noise projected to be associated with the proposed Data Center (including all

structures, facilities, and energy systems) before and after incorporation of noise minimization

and abatement measures to control and minimize all exterior noise (including high, mid- and low-
frequency) generated by the Data Center, including but not limited to exhaust vents, cooling
equipment, chiller fans, and on-site power generation.

An Acoustical Study prepared by a qualified noise consultant showing:

(a) Expected daytime and nighttime sound levels, including generator noise and other equipment
noise, indoors and outdoors at multiple distances and at the external perimeter property lines,

(b) Include both A-weighted (dBA) and C-weighted (dBC) measurements, with full frequency
spectra to identify low-frequency and tonal components,

(c) Provide sound level projections and modeling for multiple distances from the facility, with
measurements taken both outdoors and indoors of nearby dwellings,

(d) Conduct testing during nighttime and early morning hours, when cooler air and atmospheric
conditions may increase sound propagation, and

(e) Recommend specific mitigation measures (e.g., barriers, enclosures, mufflers, alternative
cooling technologies) to ensure compliance with the noise standards of this Ordinance.

A vibration study shall also be submitted if any mechanical equipment or cooling infrastructure is

installed within 2,000 feet of a Sensitive Use.

Design of Noise Monitoring, Minimization, and Mitigation Plan including real-time continuous

monitoring and analysis of noise data sufficient to demonstrate compliance with the applicable

standards over time and to identify patterns, trends, and potential areas of improvement; and use
of frequency analysis to identify and address low-frequency tones associated with cooling fans or
other equipment.

Incorporation of measures sufficient to avoid off-site nuisance conditions from all frequencies of

noise, at all hours of the day and night, and conform to the required limits at the property lines of

the Data Center. Measures may include, but not be limited to, acoustic barriers or shrouds, higher
efficiency/lower speed fans, or other noise reduction devices sufficient to assure that the Noise

Levels measured at the perimeter property boundary for the Data Center conform to the required

levels and to prevent nuisance conditions.

(7) Allrequired noise analyses shall be designed and conducted by a certified/ licensed acoustical

engineer. The points of measurement shall be on each external perimeter property line at

locations selected as those most susceptible to noise from applicable proposed equipment. Any
noise analysis shall include the date, time, and duration of measurements taken and shall be taken
at various times of the day and night.

The County shall require the applicant to conduct post-construction during-operation compliance

testing within 6 months of commencement of operation, using the same methodology, to verify

actual sound levels and the effectiveness of mitigation measures. Where any noise analysis post-
construction and during operation identifies greater than maximum permissible sound levels at
any perimeter property boundary, the applicant shall be required to develop and submit for review
and approval such measures, including relocation of equipment, reorientation, and other
mitigation measures, as are needed to bring the modeled Noise Levels to below acceptable limits.

The County may, at any time thereafter, conduct such compliance testing, and where any noise

analysis identifies greater than maximum permissible sound levels at any perimeter property

boundary, may after reasonable notice and an opportunity to cure the conditions contributing to
the exceedance, suspend or revoke the approved Development Plan.
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f. Quarterly testing shall be conducted to ensure the operation performance standards for noise are met. + - - {Formatted

Shelby County Data Center Ordinance: PC DRAFT 2026-06-24
9

PC July 28, 2026
Page 31 of 44



10.

Nuisance Conditions. Any use or activity producing emissions, fugitive dust, smoke, glare, exhaust, heat,
or humidity in any form shall be designed, located, and carried on in such a manner that it is not
perceptible at or beyond the external perimeter property line and does not exceed any standards
established by this ordinance or local, state, or federal law or regulation.

Surety Bonding.

a. Surety bonding payable to the County Commissioners in the amount of no less than $25,000,000.00
shall be posted to cover impacts on residential well depletion, damage or health of livestock, and any
health ramifications associated with the Data Center.

Waste Heat

a.  No person, firm, or corporation shall cause, permit, allow, or maintain any artificial or mechanical
source of heat, radiant energy, or exhaust that creates a condition of thermal discomfort, hazard, or
damage to persons, animals, vegetation, or property beyond the external perimeter property lines of
the Data Center.

b. Thermal discharge, venting, or exhaust from any equipment, machinery, or operation shall not raise
the ambient temperature at any external perimeter property line above naturally occurring conditions
when measured at a height of 4 feet above ground level.

c. Outdoor equipment and energy systems must be equipped with shielding, insulation, or dispersion
devices to minimize radiant heat impacts.

d. Exhaust from heating, ventilation, air conditioning, or industrial equipment shall be directed and
diffused in such a manner as to prevent concentrated heat exposure to anywhere outside of Data
Center, neighboring properties, or public rights-of-way.

e. Rooftop or wall-mounted heat exhaust systems shall be equipped with baffles, louvers, or dispersal
devices to prevent heat plumes from causing discomfort or damage to adjacent buildings or damage to
vegetation.

Water Management. A Development Plan application for Data Center shall include a Water and

Wastewater Management Plan, which shall include:

a. Projected daily and peak water demand;

b. The source(s) of the water supply, including certification from any public or semi-public water supplier
that it will supply the daily and peak water need and that the demand can be met without adverse
effect on the availability, quality of service, potability of the water, or other qualitative or quantitative
impacts on existing customers;

c. Certification that the Data Center site is not located within a wellhead protection planning area;

d. Provide documentation that the Data Center design and equipment have incorporated best available
technology and best practices to minimize water waste, maximize efficiency of water use, and to
reclaim and recycle water to the extent possible;

e. Provide documentation that any improvements to the water or wastewater utility infrastructure needed
to serve the proposed Data Center will be paid for by the applicant;

f. _Cooling system discharge into wastewater and stormwater systems shall be minimized. If discharging
into one of the systems, provide documentation about pre-treatment. Provide documentation and
details of the non-chemical based and non-water based cooling system(s) to be used in lieu of
discharging into wastewater and stormwater systems.

£g. Quarterly testing shall be conducted to ensure the operation performance standards for water quality
are met.

3.23  Development Plan Application Requirements and Procedures.

A. Process for Approvals. Applications for Data Center land use approvals and permits shall be filed on forms

provided by the Administrator. The order of the approval process is as follows:

1.
2.

Rezoning to Data Center Overlay District.
Development Standards Variance(s), if required.
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3. Review of any setback reduction agreement prepared in accordance with Section 3.22.A.5##: Voluntary
Setback Reduction Waiver of this ordinance.

4. Development Plan Approval in accordance with Section 3.23.B: ## of this UDO and TAC Site Plan
approval in accordance with the Shelby County Stormwater & Erosion Control Ordinance.

5. Improvement Location Permit and associated construction permits.

B. Application. The application for a Development Plan for a Data Center shall include:
1. Site Plan. In addition to the Development Plan application submittal requirements, a site plan prepared by
a licensed professional surveyor shall include:

a.

o

= 5 h

The zoning classification for all lands within 1 mile of the external perimeter property lines of the
proposed Data Center site;

The legal boundaries of each separate parcel comprising the proposed site;

Proposed access route(s) and access control to the site;

The location of proposed improvements including but not limited to the Data Center Principal
Use(s)/Structure(s), Data Center Accessory Use(s)/Structure(s), Data Center Energy Systems,
parking, lighting, screening/buffering, perimeter fencing, signage, and all ground-mounted equipment
and utility infrastructure;

Land banked area for future microgrid (large power consumer, baseload power source, backup power
source, long-duration storage, grid connection) in the case of increased power needs.

The location and use of internal roads, and any tram or railways;

Existing or proposed utilities providing electric, gas, water, and wastewater service the facility;
Evidence of compliance with all applicable setback requirements;

Location of the 100-year floodplain, wetlands, public rights-of-way, and cultural and historic resources
on the proposed Data Center site and within 500 feet of the external perimeter property lines.

2. Reports, Studies, Evaluations, and Assessments Required

a.
b.

g.

An evaluation of the compatibility of the facility with scenic surroundings;

A description of potential for fire or explosion, and certification from local fire department and
emergency response agencies of the capacity to address and response to any emergency situation
regarding the Data Center and associated energy systems, including fuel delivery and storage;

An assessment of all anticipated emissions from the construction and operation of the facility,
including transportation;

An assessment of all water usage and wastewater generation and characterization, and plans for
management of wastewater and stormwater; and

A list of all other permits and authorizations needed for construction and operation of the Data Center
and include copies or links to the applications;

An appraisal of the potential changes in property values and land use for property owners within 1
mile of the facility resulting from the location, construction, and operation of the proposed facility;

A traffic study assessing the impact of the facility construction and operation on road and rail traffic to
and within the facility;

3. Plans Required

a.
b.

A Decommissioning Plan meeting the requirements of Section 3.22.C.2##: Decommissioning;

A Lighting Plan meeting the requirements of Section 3.22.A.6##: Lighting. The Lighting Plan shall
include calculations and plans for both regular hours and after hours lighting.

A Noise Assessment, Monitoring, and Mitigation Plan meeting the requirements of Section
3.22.C.6##: Noise.

A Utility and Infrastructure Plan meeting the requirements of Section 3.22.A 8##: Utility and
Infrastructure.

A Waste Management Plan which shall identify all categories of solid waste, electronic waste,
hazardous materials, and other refuse generated by the facility, including packaging, cooling system
by-products, and equipment replacement materials, and shall identify the manner in which the wastes
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will be stored, collected, processed, recycled, and disposed.

f. A Landscape Plan meeting the requirements of Section 3.22.A.1##: Buffering/Screening/Landscaping
and all other applicable landscaping requirements which apply to the underlying zoning district.

g. Architectural elevations meeting the requirements of Section 3.22.B##: Structure Design Standards.

h. A Water Management Plan meeting the requirements of Section 3.22.C.10##: Water Management.
Include plans for water testing pre-development, during development, and post-development.

C. Outside Review. The Administrator or Plan Commission shall have the authority to hire a consultant to
review the Development Plan application, and all submitted plans and to provide recommendations
concerning the compliance of the proposed facility with the applicable standards and requirements associated
with the siting, construction, operation, and decommissioning of the Data Center and all accessory structures
and facilities. Any expenses incurred by the hiring of a consultant shall be borne by the applicant. The
expenses incurred may be charged against an escrow deposit charged to the applicant at the time of filing of
the application.

D. Administrative Approval. Approval of the Development Plan shall be issued by the Administrator only where
the applicant demonstrates and the Administrator affirmatively finds, based on the evidence in the record taken
as a whole, and after public notice and opportunity to be heard concerning the application, that all applicable
requirements of this Ordinance have been or will be met regarding the location, construction, operation, and
decommissioning of the Data Center and that issuance of the Development Plan is consistent with the public
health, safety, and welfare.

E. Conditions.

1. The Administrator may impose any conditions deemed necessary or appropriate in order to allow the
proper integration of the proposed Data Center into the zone and location in which it is proposed, and
deemed necessary or appropriate to protect public health, safety, and welfare. Such additional conditions
may include but are not limited to further limitations on noise, hours of operation, additional visual
screening and buffering, traffic mitigation, setbacks, and infrastructure upgrades.

2. In considering an application for Development Plan, the Administrator may consider the extent to which
the low-impact development and energy efficiency considerations as indicated in Section 3.22.C.4##:
Energy Efficiency Considerations have been addressed and incorporated into the proposed Data Center.

3. Any increase in the maximum power requested by the Data Center as indicated in Section 3.22.A.9##:
Utility and Infrastructure shall render an approved Development Plan void. The administrator shall have the
discretion to forward the new Development Plan to the Plan Commission for review at a public meeting.
The Plan Commission may consider the extent to which the low-impact development and energy efficiency
considerations have been addressed and incorporated into the new Development Plan as indicated in Section
3.22.C.4##: Energy Efficiency Considerations.

3.24  Third-Party Review:
The Administrator or Plan Commission shall have the authority to hire an attorney or qualified consultant to provide technical
assistance with the enforcement of any provision of Section ### DCO. The Data Center, or property owner, subject to the
terms of Section ## DCO shall pay all attorney fees and costs associated with third-party review.
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Definitions to add to Article 11: Definitions.

Data: Any information, whether digital, electronic, optical or quantum, which can be collected, stored, processed, or
transmitted.

Data Center: A facility used primarily for the storage, management, processing, or transmission of data and includes,
but is not limited to, buildings designed to accommodate computer servers, storage systems, or specialized computing
hardware. A Data Center includes a Data Center Principal Use(s)/Structure(s), any Data Center Accessory
Use(s)/Structure(s), and Data Center Energy Systems. Examples of these facilities and uses include (but are not
limited to) crypto processing, commercial cryptocurrency mining (bitcoin mining), artificial intelligence training and/or
processing, and cloud-computing.

Data Center Principal Use/Structure: Any structure or building that is used primarily for the storage, management,
processing, or transmission of Data which includes, but not limited to, any building designed or used to accommodate
and house computer servers, storage systems, or specialized computing hardware.

Data Center Accessory Use/Structure: Any structure or building that supports the operation of a Data Center, is
located on the same tract or assemblage of adjacent parcels and is developed either as a unified development of or in
further support of a Data Center. The category includes but is not limited to administrative, logistical, fiber optic,
storage, and security buildings or structures; air handlers; process water and non-contact cooling water and
wastewater management and treatment facilities; water holding facilities; pump stations; water towers; environmental
controls (e.g., air conditioning or cooling towers, fire suppression, and related equipment), water cooling and storage
facilities, security features, and any other associated electric, gas, water, wastewater, and stormwater infrastructure to
support operations at the property.

Data Center Energy Systems: Energy generation and storage systems, including electrical generators or engines,
electric substations, back-up power generators, battery energy storage systems (BESS), used or intended to be used as
sources of electrical power during normal operations, or as back-up temporary power when the main source of power
is interrupted; electric transmission and distribution lines; and pipelines. The category shall not include utility service
facilities exempted under state statute J[C-8-1-32 5##1C 8-1 2 Utility Regulation. Information concerning such utility

service facilities to be sited or extended on private property in support of a Data Center shall be provided to the
Administrator as part of any application.

Data Center Equipment: The hardware, software, and physical infrastructure necessary to store, process, manage,
and transmit data. Key components include servers, storage devices, networking gear (routers/switches), and
supporting infrastructure like racks, power management systems (UPS, generators), and cooling units.

Farmland of Statewide Importance: A map unit identified by the USDA Natural Resources Conservation Service
identifying soils that nearly meet the requirements for Prime Farmland and that economically produce high yields of
crops when treated and managed according to acceptable farming methods. A list of prime farmland can be generated
from the USDA NRCS Web Soil Survey at: https://websoilsurvey.nrcs.usda.gov/app/.

Karst Terrain: A unique geological landscape formed when slightly acidic rainwater dissolves soluble bedrock
primarily limestone, dolomite, or gypsum. This process creates distinct, porous landscapes defined by underground
drainage systems, caves, sinkholes, and springs,

Noise Level: The maximum sound pressure level measured in both A-weighted decibels (dBA) and C-weighted
decibels (dBC) at the property line. (The use of dBC accounts for low-frequency sound components, such as those
generated by ventilation fans, cooling units, and similar equipment, which may add 10-20 decibels of additional
perceptible noise beyond the A-weighted measurement.)

Prime Farmland: A map unit identified by the USDA Natural Resources Conservation Service of the United States
Department of Agriculture as having the best combination of physical and chemical characteristics for producing food,
feed, forage, fiber, and oilseed crops and is available for these uses. A list of prime farmland can be generated from
the USDA NRCS Web Soil Survey at: https://websoilsurvey.nrcs.usda.gov/app/.
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Protected Wildlife: Wild animals, birds, and aquatic life whose populations and habitats are legally safeguarded
against hunting, harm, or trade without specific permits. This includes wildlife protected by the Federal Endangered
Species Act and current State protection guidelines.

Sensitive Use: Any residential dwelling, school, preschool, daycare center, in-home daycares, long term care facilities,
retirement and nursing homes, community centers place of worship, public park, public or institutional buildings or
facilities, hospitals or other medical care facilities, or agricultural operations.

Waste Heat: Heat generated as a byproduct of Data Center operations.
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Shelby County Plan
Commission

Memo

Date: July 28, 2026
To: Shelby County Plan Commission

From: Desiree Calderella, Planning Director

RZ 26-12: Unified Development Ordinance Text Amendments:
Revisions to Comply with New State Law & Ordinance
Maintenance

*note that the Plan Commission cannot amend any items listed below required by State Code.
Shooting Ranges & Sporting Goods Stores

e Allows public and private indoor shooting ranges in commercial, industrial, and agricultural zoning
districts with certain conditions, including methods to contain projectiles within the building, as
required by State code.

e Allows private outdoor shooting ranges in open space, agricultural and large-lot residential zoning
districts with certain conditions, including a compliant backstop.

e Allows public outdoor shooting ranges in the high impact industrial district with certain conditions,
including a compliant backstop.

e Prohibits discharge of firearms unless associated with a permitted shooting range. Exemptions for
law enforcement officials, hunting or vermin control, and self-defense.

e Allows for maintenance and expansion of existing shooting ranges as required by State code.

e Allows sporting goods stores in commerical districts as required by State code.
Accessory Dwelling Units (smaller dwelling units located on the same lot as a single-family residence)

e Defines internal accessory dwelling unit (attached to or within the single-family home) and limits the
size of the unit as required by State code.

25 W Polk St, Shelbyville, IN 46176
T:317-392-6338 W: https://www.co.shelby.in.us/plan-commission/




e Explicitly permits internal accessory dwelling units in residential zoning districts. This is current
office policy.

e Defines external accessory dwelling unit / accessory structure used for human occupancy and limits
the size of the unit as required by State code. This type of structure would still require approval of a
zoning variance.

Manufactured & Mobile Homes

e Updates definitions to reflect current State Code.

e Defines a manufactured home as a mobile home and vice versa as required by State code.
New Definitions

e Adds a definition for Homeowners Association as required by State Code.

e Amends definition of Applicant as required by State Code.
Repeals Pond Standards and Development Plan Review

e Removes these sections since the County has not historically enforced these sections of the UDO.
The County Stormwater and Drainage Ordinance regulates ponds and requires TAC review of site

plans.
Mailboxes
e Prohibits construction of non-breakaway mailboxes in the right-of-way.
Accessory Structure Setbacks

e Increases the minimum setback for accessory structures in agricultural districts from 10-feet to 15-
feet and increases the minimum setback for accessory structures in small-lot residential districts
from 5-feet to 8-feet. Reflects the average of the setback requirements in nearby Counties and
allows adequate area for structure maintenance without encroaching over a property line.

Shelby Current 10 10 5
Boone 10 5 5
Hamilton 25 10 7.5
Hancock 15 15 15
Johnson 10 10 10
Morgan 15 10 5
Average 14.16666667 10 | 7.916666667
Shelby Proposed 15 10 8
2
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ORDINANCE NO 2026 -

AN ORDINANCE OF THE BOARD OF COMMISSIONERS OF SHELBY
COUNTY, INDIANA, AMENDING THE SHELBY COUNTY UNIFIED
DEVELOPMENT ORDINANCE - SPECIFICALY: ARTICLE 2, ARTICLE 5, ARTICLE 9, AND
ARTICLE 11

WHEREAS, the Board of Commissioners of Shelby County, Indiana recognize the need
for orderly growth and development within Shelby County and those areas within its planning jurisdiction;

WHEREAS, Shelby County has an existing Unified Development Ordinance that
regulates development within its jurisdictional areas;

WHEREAS, Shelby County desires to update its development regulations to meet current
economic conditions, current trends, and to promote quality growth;

WHEREAS, Public Notice was given for at least one public hearing as required by
Indiana Code 36-7-4-604; and

WHEREAS, the Shelby County Plan Commission has recommended approval of the amendment to the
Unified Development Ordinance as required by Indiana Code 36-7-4-605.

NOW, THEREFORE, BE IT ORDAINED, by the Board of Commissioners of Shelby
County, Indiana as follows:

SECTION 1: That Article 5, Section 5.87 SR-01: Shooting Range Standards, Section 5.88 SR-02: Retail Sporting
Goods Standards, and associated definitions in Article 11, Section 11.02 are added (see attached).

SECTION 2: That Article 2, Sections 2.03, 2.05,2.11,2.13,2.15, 2.17, and 2.25 to are amended to add Accessory
Dwelling Unit, Internal as a Permitted Use.

SECTION 3: That the following definitions are added to Article 11, Section 11.02 Defined Words as follows:

Accessory Dwelling Unit, Internal: A self-contained living unit internal to a single-family dwelling that:

1. does not exceed the lesser of:

a. seventy-five percent (75%) of the interior habitable area (gross floor area) of the single-family
dwelling; or

b. one thousand (1,000) square feet;
2. includes its own cooking, sleeping, and sanitation facilities;

3. complies with or is otherwise exempt from any applicable building codes, fire safety codes, and other public
health and safety laws; and

4. does not include a manufactured home (as defined in IC 36-7-4-1106(b)) that is subject to the standards and
requirements set forth in IC 36-7-4-1106.

Accessory Dwelling Unit, External / Accessory Structure Utilized for Human Occupancy: A self-contained living unit
on the same lot or parcel as a single-family dwelling that:

1. does not exceed the lesser of:

a. seventy-five percent (75%) of the interior habitable area (gross floor area) of the single-family
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dwelling; or
b. one thousand (1,000) square feet;
2. includes its own cooking, sleeping, and sanitation facilities; and

3. complies with or is otherwise exempt from any applicable building codes, fire safety codes, and other public
health and safety laws.

4. does not include a manufactured home (as defined in IC 36-7-4-1106(b)) that is subject to the standards and
requirements set forth in IC 36-7-4-1106.

Homeowners Association: A corporation or another entity as defined in IC 32-25.5-2-4.
SECTION 4: That the following definitions are amended in Article 11, Section 11.02 Defined Words as follows:

Applicant: A person who submits an application that requires a fee for approval of an application related to construction
or reconstruction of residential buildings, commercial buildings, industrial buildings, any other building or building
space, or an appurtenance to a building described in herein; or zoning, development, subdivision, classification, or
reclassification of land. This includes a fee designated as a permit fee (including a fee for a permit under IC 36-7-4

1109(f)), application fee, inspection fee, processing fee, or by another name.

Dwelling, Manufactured Home: A structure, transportable in one or more sections, which, in the traveling mode, is eight

body feet or more in width or forty body feet or more in length, or, when erected on site, is three hundred twenty or
more square feet, and which is built on a permanent chassis and designed to be used as a dwelling with or without a
permanent foundation when connected to the required utilities, and includes the plumbing, heating, air-conditioning, and
electrical systems contained therein; except that such definition shall include any structure which meets all the
requirements of this paragraph except the size requirements and with respect to which the manufacturer voluntarily files
a certification required by the Secretary and complies with the standards established under 42 U.S.C. 5402(6), as
amended.; and except that such term shall not include any self-propelled recreational vehicle. This definition also
includes a structure that meets this definition and is more than thirty-five (35) body feet in length but less than forty

(40) body feet in length. This definition also includes a mobile home as set forth in the definition of mobile home.

Dwelling, Mobile Home: a structure that:

1. is assembled in a factory;

2. is designed to be transported from the factory to another site in one (1) or more units;
3. is suitable for use as a dwelling in any season;

4. is more than thirty-five (35) feet long; and

5. either:

a. Dbears a seal certifying that the structure was built in compliance with the federal Manufactured Housing
Construction and Safety Standards Law (42 U.S.C. 5401 et seq.); or

b. was manufactured before the effective date of the federal Manufactured Housing Construction and Safety
Standards Law of 1974 (42 U.S.C. 5401 et seq.).

This definition also includes a manufactured home as set forth in the definition of manufactured home.

SECTION 5: That Article 5, Section 5.66 PN-01: Pond; General and Article 9, Section 9.08 Development Plan
are repealed.

SECTION 6: That Article 5, Section 5.89 MB-01: Mailbox Standards is added (see attached).
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SECTION 7: That Article 2, Sections 2.04 and 2.06 are amended to increase the minimum side yard setback for
accessory structure and minimum rear yard setback for accessory structure to 15-feet. And that Article 2, Sections
2.14,2.16, and 2.18 are amended to increase the minimum side yard setback for accessory structure and minimum
rear yard setback for accessory structure to 8-feet.

SECTION 7: Effective Date. This ordinance shall be in full force and effect from and after its adoption by the
Board of Commissioners of Shelby County, Indiana.

SECTION 8: Repealable Provisions. All ordinances and parts of ordinances in conflict with the specific
amendment herein are hereby repealed.

ADOPTED this 10" day of July 2026 by a vote of ayes and nays of members of the Board
of Commissioners of Shelby County, Indiana.

Jason Abel, President

David Lawson, Member

Nathan Runnebohm, Member

ATTEST:

Amy Glackman, Auditor
Shelby County, Indiana

PC July 28, 2026
Page 41 of 44



Shooting Range & Retail Sporting Goods Standards (SR) m

5.87 SR-01: Shooting Range Standards
This Shooting Range section applies to the following zoning districts:

PEADERB )RR E AR WIS EE MM

The intent of the Shooting Range Standards are to ensure compliance with the provisions of IC 14-22-31.5-8 and
IC 36-7-4.2, and to protect the health, safety, and welfare of the residents of the County:

A. Permitted Use:

1. Indoor Shooting Ranges shall be a permitted use in the following zoning districts: A1 (Conservation
Agricultural), A2 (Agricultural), A3 (Intense Agricultural), A4 (Agricultural Commercial), C1
(Neighborhood Commercial), C2 (Highway Commercial), I1 (Low Intensity Industrial), I2 (High
Intensity Industrial), and HI (High Impact). Indoor Shooting Ranges may be permitted in other zoning
districts at the discretion of the Board of Zoning Appeals, however, shall comply with the requirements of
Section 5.87 Shooting Range Standards.

2. Private Outdoor Shooting Ranges shall be a permitted use in the following zoning districts: OP (Open
Space), Al (Conservation Agricultural), A2 (Agricultural), A3 (Intense Agricultural), A4 (Agricultural
Commercial), and RE (Residential Estate). Private Outdoor Shooting Ranges may be permitted in other
zoning districts at the discretion of the Board of Zoning Appeals, however, shall comply with the
requirements of Section 5.87 Shooting Range Standards.

3. Public Outdoor Shooting Ranges shall be a permitted use in the following zoning district: HI (High
Impact). Public Outdoor Shooting Ranges may be permitted in other zoning districts at the discretion of
the Board of Zoning Appeals, however, shall comply with the requirements of Section 5.87 Shooting
Range Standards.

4. Discharge of firearms shall not be permitted unless associated with a permitted Indoor Shooting Range,
permitted Private Outdoor Shooting Range, or permitted Public Outdoor Shooting Range.

B. Permits: Shooting Ranges shall obtain a Land Use Certificate.
1. Application: The application shall be made on forms provided by the Zoning Administrator.
2. Will-Serve Letter: The Zoning Administrator may require a Will-Serve Letter.

C. Development Standards:

1. Indoor Shooting Ranges: The following development standards apply to Indoor Shooting Ranges:

a. Walls, ceilings, floors, and backstops shall be constructed with materials capable of containing all
projectiles fired within the facility.

b. Reasonable effort shall be made in the design, construction, and maintenance of the indoor shooting
range to limit noise that could significantly impact adjacent properties.

c. All federal and state laws regarding firearm safety, environmental controls, and occupational health
shall be met.

2. Outdoor Shooting Ranges: The following development standards apply to Outdoor Shooting Ranges:

a. Backstops shall be constructed with materials capable of containing all projectiles fired on the
property.

b. Reasonable effort shall be made in the design, construction, and maintenance of the outdoor shooting
range to limit noise that could significantly impact adjacent properties.

c. All federal and state laws regarding firearm safety, environmental controls, and occupational health
shall be met.

D. Maintenance, Repair, and Expansion: No provision of the Unified Development Ordinance shall prevent
maintenance, repair, renovation, modernization, or expansion of buildings, structures, or facilities used in
connection with any Indoor Shooting Range or Outdoor Shooting Range, including legal, illegal, and legal
nonconforming shooting ranges.

E. Exemptions: No provision of the Unified Development Ordinance shall restrict possession of firearms and
firearm accessories as indicated in IC 35-47-11.1-2, restrict discharge of firearms by law enforcement
officials in the course of their official duties, restrict discharge of firearms for the purposes of hunting or

[ vermin control, or restrict discharge of firenomg freebf-defense. Article 05: Development Standards 5-80
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Shooting Range & Retail Sporting Goods Standards (SR) m_

5.88 SR-02: Retail Sporting Goods Store Standards
This Retail Sporting Goods Store section applies to the following zoning districts:

The intent of the Retail Sporting Goods Store Standards are to ensure compliance with the provisions of IC 14-22-
31.5-8 and IC 36-7-4.2, and to protect the health, safety, and welfare of the residents of the County:

A. Permitted Use: Retail Sporting Goods Stores shall be a permitted use in the C1 (Neighborhood Commercial)
District and C2 (Highway Commercial). Retail Sporting Goods Stores may be permitted in other zoning
districts at the discretion of the Board of Zoning Appeals, however, shall comply with the requirements of
Section 5.88 Retail Sporting Goods Store Standards

B. Permits: Retail Sporting Goods Stores shall obtain a Land Use Certificate.
1. Application: The application shall be made on forms provided by the Zoning Administrator.
2. Will-Serve Letter: The Zoning Administrator may require a Will-Serve Letter.

C. Development Standards: All federal and state laws regarding firearm safety, environmental controls, and
occupational health shall be met.

Definitions (added to Article 11, Section 11.02):

Indoor Shooting Range: A fully enclosed facility designed and operated for the discharge of firearms, equipped with a
bullet resistant backstop, ventilation system, and sound attenuation measures to prevent the escape of projectiles, excessive
noise, or airborne contaminants.

Outdoor Shooting Range, Private: An outdoor facility designed and operated for the discharge of firearms, equipped with
a bullet resistant backstop and sound attenuation measures to prevent the escape of projectiles, excessive noise, or airborne
contaminants. Private outdoor shooting ranges do not operate for profit or advertise services and are typically frequented by
acquaintances of the property owner.

Outdoor Shooting Range, Public: An outdoor facility designed and operated for the discharge of firearms, equipped with a
bullet resistant backstop and sound attenuation measures to prevent the escape of projectiles, excessive noise, or airborne
contaminants.

Permitted Use (as used in Section 5.87 and Section 5.88): A use that is approved without the requirement of:

1 a public hearing;
2 a variance, special exception, contingent use, or conditional use; or

3 other discretionary zoning action, other than a determination that a site plan conforms with applicable zoning
regulations.

Retail Sporting Goods Store: A commercial retail store that is primarily engaged in retailing new sporting goods classified
under the North American Industry Classification Code 451110 (sporting goods stores), including items such as bicycles and
bicycle parts, camping equipment, exercise and fitness equipment, athletic uniforms, specialty sports footwear, firearms, and
other sporting goods, equipment, and accessories.

Will-Serve Letter: A written document:

1 issued by a water and sewer service provider to an owner or developer of a project or dwelling; and

2 that states the provider is able and willing to provide water and sewer service to the project or dwelling subject to
the conditions, if any, set forth in the document.

[ | PC July 28, 2026 Article 05: DevelopmentStandards 5-80
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Mailbox Standards (MB) m

5.89 SR-01: Mailbox Standards

This Mailbox Standards section applies to the following zoning districts:

(0P AD @B RERDE) MR E (AR W IHEDE DD

The intent of the Mailbox Standards to protect the health, safety, and welfare of the residents of the County:

A. Placement and Design: Mailboxes placed in the right of way shall be located a minimum of 2 feet from the

edge of pavement and shall meet safe break-away standards, using a non-concreted 4x4 post or no larger than
a 2" diameter steel or aluminum pipe.

PC July 28, 2026 Article 05: DevelopmentStandards 5-81
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