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Special Excep�on Use 

Findings of Fact 

 

Pe��oner’s Name: Indy Tru, LLC 
Loca�on:  885 Col. W. T. Connor Way – Parcel No. 73-07-31-100-019.000-002 
Special Excep�on for: Use as transporta�on and distribu�on hub – freight truck terminal 
 
 
The Shelbyville Board of Zoning Appeals must determine that the following criteria have been met in  
order to approve an applica�on for a Use Variance.  Using the lines provided, please explain how your 
request meets each of these criteria. 
 

1. General Welfare:  Explain why gran�ng the request for a use variance will not be harmful to the 
public health, safety and general welfare of the City of Shelbyville. 
 
Indy Tru, LLC’s requested special excep�on will not be harmful to the public health, safety and 
general welfare of the City of Shelbyville.  The requested use of the property, which is located 
on the North side of the City of Shelbyville and is surrounded mostly by industrial businesses, 
will allow for outdoor storage of tractor/trailers.  The property is currently zoned IG, Industrial 
General, and the land is vacant.  Indy Tru, LLC will work with the Shelbyville Planning and 
Building Department for appropriate buffering.   
 

 
2. Compa�bility and Impact:  Explain why the special excep�on will be in harmony with the 

adjacent uses and will not substan�ally have an adverse impact on the adjacent proper�es and 
property values. 

 
Indy Tru, LLC’s requested special excep�on is in harmony with the uses of adjacent proper�es 
and will not substan�ally adversely impact the adjacent proper�es and property values.  The 
property is located in an industrial area and is zoned IG, Industrial General.  Adjacent 
proper�es in the City of Shelbyville are also zoned IG, and adjacent property outside the City, 
in Shelby County, is zoned A1 and A2.  The use as a transporta�on hub will mesh nicely with 
the industrial use of adjacent land and is an�cipated to have no adverse impact on property 
values. 

 
 

3. Character:  Explain why the special excep�on will not adversely alter the character of the zoning 
district. 
 
Indy Tru, LLC’s requested special excep�on will not adversely alter the character of the zoning 
district.  Indy Tru LLC’s use as a transporta�on hub is consistent with the City of Shelbyville’s 
Comprehensive Plan.   
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4. Comprehensive Plan:  Explain why the special excep�on is consistent with the intent of the 
zoning district and the goals of the Comprehensive Plan.  Use statements and future land use 
map from the Comprehensive Plan and Ar�cle 2 of the Unified Development Ordinance.  
 

Indy Tru LLC’s requested special excep�on is consistent with the intent of the zoning district 
and goals of the City’s Comprehensive Plan.  The purpose of General Industrial districts is to 
provide areas for general industrial use under condi�ons that minimize conflicts with other 
land uses.  Indy Tru LLC’s intended use of the property as a transporta�on hub fits well with 
the neighboring businesses and other business which may in the future be located in the area.   

 
5. Impact to Adjacent Area:  The use and property value of the area adjacent to the subject 

property seeking a Special Excep�on will not be affected in a substan�ally adverse manner. 
 
Indy Tru, LLC’s requested special excep�on is consistent with the terms, intent and goals of the 
zoning district and the Comprehensive Plan.  The area adjacent to the subject property in the 
City of Shelbyville is zoned IG (and the area in the county is zoned A1 and A2) and the 
surrounding businesses are for the most part industrial.  The intended use by Indy Tru LLC will 
complement the surrounding and overall areas.   
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Development Standards Variance 

Findings of Fact 

Pe��oner’s Name: Indy Tru, LLC 
Loca�on:  885 Col. W. T. Conner Way, Parcel No. 73-07-31-100-019.000-002 
Variance for:  Nonresiden�al driveway standards 
 
The Shelbyville Board of Zoning Appeals must determine that the following criteria have been met in 
order to approve an applica�on for a Development Standard Variance.  Using the lines provided, please 
explain how your request meets each of these criteria. 
 
1. General Welfare:  Explain why gran�ng the request for a development standard variance will not be 

harmful to the public health, safety and general welfare of the City of Shelbyville. 
 

The gran�ng of Indy Tru LLC’s request for a variance of the nonresiden�al driveway standards 
will not be harmful to the public health, safety and general welfare of the City of Shelbyville.  
To the extent the development standards are meant to address aesthe�c concerns, the 
property will be enclosed on all sides by opaque fencing that will prevent the ground inside of 
the fencing from being visible.  To the extent the standard is intended to minimize dust and 
keep loose gravel and stone from public roadways, pe��oner intends to use a crushed stone or 
gravel with a top layer of asphalt millings and a 40-foot paved apron.  The asphalt millings will 
minimize dust and stone or gravel ge�ng stuck to �res while the apron will further reduce the 
likelihood any stone or gravel being carried out of the subject parcel onto public roadways.     

 
2. Adjacent Property:  Explain why the development standard variance request will not affect the use 

and value of adjacent proper�es. 
 

As addressed above, the area subject of the variance will not be visible from adjacent 
proper�es and will not nega�vely impact adjacent proper�es in any way.  Addi�onally, the 
area adjacent to the subject property in the City of Shelbyville is zoned IG (and the area in the 
county is zoned A1 and A2) and the surrounding businesses are for the most part industrial 
and will not be nega�vely impacted by the gran�ng of the requested variances. 
 

  
3. Prac�cal Difficulty:   Please state the difficul�es that will be faced if the project is not granted the 

requested development standard variance. 
 

Indy Tru LLC will face difficul�es if its request for a variance of the nonresiden�al driveway 
standards is not approved.  The site includes a considerable amount of acreage and requiring 
paving as opposed to a permeable surface such as is proposed by applicant could have the 
poten�al to cause drainage issues on the subject property.    

 
Note:  For pe��ons with mul�ple requested variances, please submit one complete “Findings of Fact” 
for each requested variance. 



{02232613-1 }  

Development Standards Variance 

Findings of Fact 

 

Pe��oner’s Name: Indy Tru, LLC 
Loca�on:  885 Col. W. T. Conner Way, Parcel No. 73-07-31-100-019.000-002 
Variance for:  Screening  
 
 
The Shelbyville Board of Zoning Appeals must determine that the following criteria have been met in 
order to approve an applica�on for a Development Standard Variance.  Using the lines provided, please 
explain how your request meets each of these criteria. 
 

1. General Welfare:  Explain why gran�ng the request for a development standard variance will not 
be harmful to the public health, safety and general welfare of the City of Shelbyville. 
 
The gran�ng of Indy Tru LLC’s request for a variance as to screening of the subject property will 
not be harmful to the public health, safety and general welfare of the City of Shelbyville.   
 

2. Adjacent Property:  Explain why the development standard variance request will not affect the 
use and value of adjacent proper�es. 
 
The screening variance, with the s�pula�on of the Planning Department, will have minimal 
impact on adject proper�es as it will only apply to the western edge of the subject parcel to 
allow for removal of the screened fencing for future development.  The other three edges of 
the property will have fencing in compliance with the development standards.  Addi�onally, 
the area adjacent to the subject property in the City of Shelbyville is zoned IG (and the area in 
the county is zoned A1 and A2) and the surrounding businesses are for the most part 
industrial. 
  

3. Prac�cal Difficulty:   Please state the difficul�es that will be faced if the project is not granted 
the requested development standard variance. 
 
Denial of the variance, which only applies to the western edge of the subject property, will 
cause addi�onal difficulty with the western expansion of the project for phase 2, which is 
likely to occur. 
 

 
Note:  For pe��ons with mul�ple requested variances, please submit one complete “Findings of Fact” 
for each requested variance. 



 
 

 
Eric M. Glasco 

Direct Dial:  317-680-2052 
EricGlasco@SRTrial.com 
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December 8, 2023 

 
Re:  Letter of Intent for Development Standards Variance Application  

and Special Exception Use Application 
 
Applicant: Indy Tru, LLC 

  
Owner:  Conagra Development, LLC 

 
Dear Shelbyville Board of Zoning Appeals:  
  

Our firm represents Indy Tru, LLC, the applicant, on behalf of Conagra Development, 
LLC, the owner of the property that is the subject of applications for (a) variances from 
Shelbyville’s development standards; and (b) for a special use exception.  The subject property 
consists of approximately 42.92 acres of land situated between Mausoleum Road to the north and 
Boggstown Road to the south, with access from Enterprise Drive on the east side of the property 
and adjacent to Col. W.T. Conner Way.  The area is located adjacent to the existing industrial park 
and is identified as appropriate for industrial uses, for the most part by industrial businesses.  The 
subject real estate is presently zoned IG.  The adjacent property located in the City of Shelbyville 
is zoned IG, and the Shelby County property adjacent to the subject property is zoned A1 and A2.    
 

The applicant requests the subject real estate be granted certain development standards 
variances and special exceptions for use as set forth below to accommodate the operations of Indy 
Tru, LLC.  It is anticipated that Indy Tru, LLC will purchase the land and develop the property for 
use as a transportation and distribution hub.   The anticipated plan will provide for the outdoor 
storage of trucks and trailers.  The project is expected to be completed in four phases.  The first 
phase, which will be situated on 12.11 acres of the total acreage, will accommodate parking for 
296 trucks and trailers, but is only expected to utilize 60-80 spaces initially.  There is also space 
for a potential trailer repair building, but variances and approvals for any such building are not 
being requested at this time and would need to be addressed in the future if plans to construct a 
repair building move forward.   

 
With respect to this project applicant seeks the following development standards variances:   

 
A. as to the type of screening to be used around the perimeter of the subject property;  

 
B. as to the required materials for the entrance and drive standards on the subject property 
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Applicant further seeks special use exceptions to allow industrial outdoor storage.  
 

The proposed development fits the vision of Shelby County’s Comprehensive Plan.  The 
purpose of General Industrial districts as outlined in the Comprehensive Plan is to provide areas 
for general industrial use under conditions that minimize conflicts with other land uses.  Indy Tru 
LLC’s intended use of the property as a transportation hub fits well with the neighboring 
businesses and other business which may in the future be located in the adjacent industrial park.  
The area adjacent to the subject property in the City of Shelbyville is zoned IG (and the area in the 
county is zoned A1 and A2) and the surrounding businesses are for the most part industrial.   
 

The screening variance, with the stipulation of the Planning Department, will have minimal 
impact on adject properties as it will only apply to the western edge of the subject parcel to allow 
for removal of the screened fencing for future development.  The other three edges of the property 
will have fencing in compliance with the development standards.  The request for a variance as to 
the paving standard will likewise have minimal impact.  From an aesthetic perspective, the 
property will be screened with opaque fencing, making the aesthetics of the ground on the inside 
of the fencing moot.  To the extent the standard is intended to minimize dust and keep loose gravel 
and stone from public roadways, petitioner intends to use a crushed stone or gravel with a top layer 
of asphalt millings and a 40-foot paved apron.  The asphalt millings will minimize dust and stone 
or gravel getting stuck to tires while the apron will further reduce the likelihood any stone or gravel 
being carried out of the subject parcel onto public roadways. 
 
    
      Sincerely,  
 

         
      Eric M. Glasco 
      Attorney for Applicant. 
     
 
 


