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Agenda Item #2 

Case Number BZNA-0097-2018 Acreage 12.69 

Address 605 Sheridan Road Zoning PB - Planned Business 

Owner 
Wilson Family LP;  

David E. Wilson MD 
Reviewer Rina Neeley 

Applicant Sapp Family LLC BZA Meeting July 2, 2018 

Requested Action: 

UDO § 8.C.4.D and Appendix C  Conditional Use application to permit office suites and commercial 

self-storage in the PB (Planned Business) zoning district. 

Recommendation: 

Approve. See Findings of Facts for Approval on page 3 and Conditions of Approval on page 5. 
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ANALYSIS 

The subject property is located on the south side of State Road 38 (Sheridan Road) about 900 feet west 

of River Road. The petitioner’s property contains a single family residence built in the 1950s with a 

storage shed. The subject property is surrounded by single family residential uses to the north and south, 

single family residential and nature reserve park uses to the west and a mix of office, retail and single 

family residential uses to the east (see Exhibits 2 and 3).  

 

The 12.69 acre property is made up of three parcels. The northeast parcel along Sheridan Road is 

developed with a 1,700 square foot single family residence with attached garage and a 96 square foot 

storage shed. The residence, owned by Dr. David Wilson, was previously used for his medical practice. 

It is currently rented to tenants as a single family house. The remainder of the property is undeveloped. 

The parcel to the west of the developed parcel is an extension of the lawn area for the existing house. 

The large parcel at the rear or south end of the property does not have street frontage and is further 

constrained by about a one hundred sixty foot wide area of floodplain and wetlands along the west 

property line. The petitioner is currently in the process of purchasing the property to develop the site 

with a commercial self-storage facility with office suites.  

 

The petitioner is requesting a Conditional Use Permit to allow a commercial self-storage and office suite 

development within the Planned Business (PB) zoning district per Unified Development Ordinance 

(UDO) §8.C.4.D and Appendix C (see Exhibits 4, 5, 6 and 7). A recent update to the UDO changed 

warehousing, self-storage to a Conditional Use, requiring the Board of Zoning Appeals (BZA) approval.  

 

The proposed project is different than typical self-storage facilities because it is intended for the business 

and commercial use, with the inclusion of office suites for tenant rental, greater drive aisles between 

buildings, larger storage units and higher monthly rent. The building proposed at front of the project 

will consist of office suites, a conference room and restrooms. The offices and conference room will be 

available for lease for in addition to storage units. The proposed storage units range from two hundred 

(200) square feet to five thousand (5,000) square feet and rent starts at $250 per month.  

 

The storage units are proposed for use by commercial tenants to meet their short-term storage needs 

for seasonal items, business growth or an overstock of items that cannot be accommodated at their 

business location. According to the petitioner, the other commercial self-storage locations in the greater 

Indianapolis area are often used for the storage high-end items and most units are visited bimonthly. 

The commercial clientele that utilize self-storage come from a variety of industries including health care, 

retail, entertainment, moving, construction, restaurant and hospitality. St. Francis Hospital and 

Community Hospital and other health care industry customers store medical equipment. Retail 

companies such as Verizon and AT&T store cell phones, accessories and signs. Caplinger Fish and Circle 

City Star utilize their units to store restaurant equipment. Construction and landscape companies store 

items associated with their specialty including construction supplies, hoses, tools, and equipment. 

 

The office suites may be rented to self-storage tenants or other businesses that need short-term office 

space or prefer to keep a business office outside of their home. Moving companies like College Hunks 

and Red Cheetah Moving kept onsite offices in addition to storage space. A temporary office for Ben 

Carson’s election campaign was located at one commercial self-storage location in addition to a storage 

unit for campaign materials. ASAP Permits, a company that obtains permits for construction companies, 

also leases office space.  
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No onsite outdoor storage is proposed at this time. This includes the overnight parking and storage of 

vehicles, boats, trailers, recreational vehicles, machinery or equipment. All storage, including the parking 

and storage of the aforementioned items, will be enclosed within a building. The petitioner understands 

that if outdoor storage is a future potential use, they will need to request the proper permits and 

approval prior to commencing storage outside. 

 

The project, as proposed, would not appeal to customers seeking typical residential storage. Per the 

Developer’s Packet, the rent varies from $250 to $2,600 a month for storage units and the smallest unit 

is two hundred (200) square feet. The minimum rental term is six months to a year and monthly rent is 

collected by automatic payments and annual lease renewals, with steep penalties for delinquent 

payments. In addition, the lease requires a minimum one million dollar commercial general liability 

insurance policy on the storage unit for the duration of the lease. 

 

The proposed commercial self-storage and office suites would fulfill a need in the Noblesville business 

community. It would provide warehousing options for larger companies, including the medical and 

health care offices and hospital in the immediate area, as well as office and storage space for smaller 

starter companies that have outgrown the spare room or garage in the business owner’s home. Staff 

recommends approval based upon the findings of fact and subject to the conditions listed below. 

CONDITIONAL USE FINDINGS 

AGENDA ITEM #2: 

 

The Noblesville Board of Zoning Appeals is authorized to approve or deny Conditional Use requests 

from the terms of the zoning ordinance. The BZA may impose reasonable conditions as part of its 

approval.  A Conditional Use request may be approved only upon a determination in writing that the 

following nine (9) standards are met (see Indiana Code §36-7-4-918.2): 

1. The proposed Conditional Use is, in fact, a conditional use established within the specific zoning 

district involved. 

Pursuant to UDO §8.C.4.D and Appendix C, warehousing, self-storage is a conditional use in 

the PB (Planned Business) zoning district. 

2. The proposed Conditional Use will be harmonious with and in accordance with the general 

objectives or with any specific objective of the City’s Comprehensive Plan and the Unified 

Development Ordinance. 

The proposed Conditional Use will be harmonious with an in accordance with the general 

objectives of the City’s Comprehensive Plan and with the Unified Development Ordinance. The 

Comprehensive Plan shows this area as Mixed Density Single Family Residential. The existing 

PB zoning designation and Mixed Density Single Family Residential comprehensive plan 

designations are in conflict. No changes have been made to the zoning designation of the site. 

While the existing house is currently used for residential purposes, it was previously used as a 

commercial office for a medical practice. The conflicting designations may be a clerical error 

and will be resolved with the upcoming Comprehensive Plan Update in the next 2 years. 
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3. The proposed Conditional Use will be designed, constructed, operated, and maintained so as 

to be harmonious and appropriate in appearance with the existing or intended character of the 

general vicinity and will not change the essential character of the same area. 

The project, as proposed, consists of sixteen one-story buildings. The proposed materials of 

stone and glass as well as the architectural elevations are consistent with the general vicinity. 

Construction will be done in phases to meet the demands of the market. The operation of a 

commercial self-storage and office facility along State Route 38 and adjacent to the existing 

medical offices and retail uses is appropriate with the intended character of the area. 

4. The proposed Conditional Use will not be hazardous or disturbing to existing neighboring uses. 

It is believed that the proposed use will be operated in a manner that will not be hazardous or 

disturbing to the surrounding area. The proposed self-storage and office development is for 

commercial use. While it is accesible to the tenants at all times, the bulk of operation should 

be conducted during business hours. Per the sample lease agreement provided, no hazardous 

materials will be stored onsite. 

5. The proposed Conditional Use will be served adequately by essential public facilities and 

services such as highways, streets, police and fire protection, drainage structures, refuse 

disposal, water and sewer, and schools; or that the persons or agencies responsible for the 

establishment of the proposed use shall be able to provide adequately any such services. 

It is unlikely that the proposed project will experience any lack in essential public facilities and 

services. The utilities to the site and all other services provided by the City are already in place. 

The petitioner or land owner may be responsible for refuse disposal through a private carrier.  

6. The proposed Conditional Use will not create excessive additional requirements at public 

expense for public facilities and services and will not be detrimental to the economic welfare of 

the community. 

It is unlikely that the proposed project will create excessive additional requirements at public 

expense for public facilities and services. The subject property is already served by public 

services.       

7. The proposed Conditional Use will not involve uses, activities, processes, materials, equipment 

and conditions of operation that will be detrimental to any persons, property, or the general 

welfare by reason of excessive production of traffic, noise, smoke, fumes, glare or odors. 

The excessive production of smoke, fumes, glare or odors is not anticipated from the proposed 

use. No smoke, fumes, glare or odors should be generated from the proposed commercial 

self-storage and office use.       

8. The proposed Conditional Use will have vehicular approaches to the property which shall be so 

designed as not to create an interference with traffic on surrounding public thoroughfares. 

The design of the vehicular access to the site is not anticipated to interfere with traffic on the 

surrounding streets. The driveway to the proposed project shall remain in the same 

approximate location as the current driveway.  

9. The proposed Conditional Use will not result in the destruction, loss, or damage of a natural, 

scenic, or historic feature of major importance. 

There do not appear to be any significant historic features located on the subject property. 
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RECOMMENDATIONS 

AGENDA ITEM #2: 

APPROVE   the requested Conditional Use request based on the following findings of fact: 

 Is in fact a conditional use established within the specific zoning district involved; 

 Will be harmonious with and in accordance with the general objectives or with any specific 

objective of the City’s Comprehensive Plan and the Unified Development Ordinance; 

 Will be designed, constructed, operated, and maintained so as to be harmonious and 

appropriate in appearance with the existing or intended character of the general vicinity and 

will not change the essential character of the same area; 

 Will not be hazardous or disturbing to existing neighboring uses; 

 Will be served adequately by essential public facilities and services such as highways, streets, 

police and fire protection, drainage structures, refuse disposal, water and sewer, and schools; 

or that the persons or agencies responsible for the establishment of the proposed use shall be 

able to provide adequately any such services; 

 Will not create excessive additional requirements at public expense for public facilities and 

services and will not be detrimental to the economic welfare of the community; 

 Will not involve uses, activities, processes, materials, equipment and conditions of operation 

that will be detrimental to any persons, property, or the general welfare by reason of excessive 

production of traffic, noise, smoke, fumes, glare or odors; 

 Will have vehicular approaches to the property which shall be so designed as not to create an 

interference with traffic on surrounding public thoroughfares; and 

 Will not result in the destruction, loss, or damage of a natural, scenic, or historic feature of 

major importance. 

With the following specific conditions: 

1. The site shall be developed for commercial office or commercial storage uses only. No other 

commercial, residential or industrial activity shall occur onsite without the prior authorization of 

the Planning Department or the Board of Zoning Appeals. This shall include, but is not limited 

to, temporary or permanent residential uses, onsite vehicle or marine craft sales, vehicle or 

marine craft repair and service, machinery or equipment repair and service, manufacturing uses, 

food production, commercial kennel or health and fitness facility uses. 

2. Outside storage, vending machines and display of merchandise is prohibited. This includes 

overnight parking of vehicles, boats, trailers, recreational vehicles, machinery or equipment. Any 

vehicles, boats, trailers, recreational vehicles, machinery, equipment or materials kept on the 

property shall be stored within a building. 

3. The fence/screen around the property shall be opaque. The fence/screen colors shall be earth 

tones or black. If a windscreen is used in conjunction with a fence, the windscreen shall be black, 

brown or beige with at least 95% opacity on the inside of the fence/screen. No chain link fences 

or barbed wire are allowed. No fences may be installed inside the flood hazard area. 

4. The Applicant shall include building base landscaping on the perimeter of the north building 

(closest to Sheridan Road). 

  



Exhibit 1 

6 

5. The site shall be developed so that it meets all parking requirements per Article 10 of the Unified 

Development Ordinance. The current parking required for self-storage facilities is one (1) space 

per fifty (50) storage spaces, plus one (1) space per three hundred (300) square feet of any office 

spaces. If the calculation of required parking spaces results in a fraction, said fraction shall be 

considered as being the next unit and shall be counted as one (1) space.  

6. Any temporary signs require a Temporary Sign Permit prior to sign installation. Temporary signs 

shall meet the requirements of UDO §11.C.2 Temporary Signs. 

7. The development of this site may require the combination of the three parcels into one lot 

through the Secondary Plat process. 

8. Project shall comply with all applicable Development Standards in the Unified Development 

Ordinance unless specifically waived by variance request.  

9. The Applicant shall sign the Acknowledgement of Variance document prepared by the Planning 

and Development Department Staff within 60 days of this approval. Staff will then record this 

document against the property and a file stamped copy of such recorded document shall be 

available in the Department of Planning and Development. 

10. Any alterations to the approved building plan or site plan, other than those required by the 

Board of Zoning Appeals (BZA) or the Technical Advisory Committee (TAC), shall be submitted 

to the Planning and Development Department prior to the alterations being made, and if 

necessary, a BZA hearing shall be held to review such changes. 
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