
 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

BOARD OF ZONING APPEALS DIVISION  III                October 20th, 2026 
 

 

Case Number: 2026-DV3-043 

Property Address:  2370 North Shadeland Avenue (approximate address) 

Location: Warren Township, Council District #9 

Petitioner: Indiana Retail Stores LLC, by Chris Hyink of Universal Sign Systems 

Current Zoning: C-4 / I-3 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the construction of a pylon sign with 
a separation of 65-feet from the nearest primary freestanding sign (300-
foot separation required).  

Current Land Use: Wholesale food supply store 

Staff Recommendations: Staff recommends approval of this petition 

Staff Reviewer: Adam Skrzeszewski, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition 
 

STAFF RECOMMENDATION 
 

 
Staff recommends approval of this petition  
 

PETITION OVERVIEW 
 

 
 The petitioner is requesting to construct a new 25-foot-tall pylon sign, with a sign face of 

approximately 162 square-feet, in the current location of the existing pylon sign on-site. The new 
construction would be approximately 65-feet away from an existing pylon sign to the north outside 
of the subject parcel. The proposed pylon sign meets all dimensional standards for pylon signs in 
the C-4 district. Per Ordinance table 744-906-1, number of pylon signs permitted per frontage is 
2 with a minimum separation of 300-feet between pylon signs. Therefore, the petitioner is 
requesting to permit a pylon sign within the 300-foot separation requirement of pylon signs.  
 

 The existing pylon sign is legally non-conforming, as it was built before the 300-foot separation 
requirement between pylon signs was adopted in the Ordinance. This sign will be demolished to 
make way for a new pylon sign in the same location, and therefore needs to follow the current 
standards outlined in the modern-day Ordinance.  
 
 
 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 There is adequate site created practical difficulty to not be able to meet the full extent of the 

Ordinance. There is no other location on-site to meet the 300-foot separation requirement, and 
have the sign be on the eastern side of the parcel, closest to the public right-of-way. The petitioner 
is taking the simplest and least complex route of development by replacing the current sign in the 
same location that has been longstanding. Per the Ordinance table 744-906-1, there are two pylon 
signs permitted per public right-of-way frontage. There is not enough space on-site to place a 
second pylon sign on-site, and also keep the current pylon sign. If the petitioner were to replace 
the current sign or build a new pylon sign, it would be impossible to meet the 300-foot pylon sign 
distance requirement either way.  
 

 The current pylon sign on-site has a height of 339-inches (28.25-feet), and the proposed pylon 
sign has a height of 300-inches (25-feet). The current pylon sign on-site has a sign face area of 
approximately 188 square-feet, and the proposed pylon sign has a sign face area of 
approximately 162 square-feet. The new sign will conform to the size of the current pylon sign on-
site, and will be smaller in both height and sign face area. The petitioner’s stated purpose of 
replacing the sign is to modernize design, and increase the amount of effective advertising space 
available on the sign. The pylon sign, if this petition is approved, will become approximately 7-
feet shorter in width, and the sign face will become 4-feet longer in height. 
 

 Replacing the current pylon sign on-site with a new pylon sign that is smaller in height and sign 
face area, that is within 300-feet of an existing pylon sign to the north outside of the parcel, will 
not create any adverse effects to surrounding parcels or the welfare of the surrounding area. It 
also meets all development standards, and there is site created practical difficulty to meet the 
300-foot separation requirement of pylon signs; therefore, staff recommends approval of 2026-
DV3-043.  
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GENERAL INFORMATION 

 

Existing Zoning C-4/I-3 

Existing Land Use Wholesale food supply store 
Comprehensive Plan Light Industrial 
Surrounding Context Zoning Surrounding Context 

North:  C-5 North:  Car sales and rental 
South:   I-3 South:   Heavy Industrial 

East:   C-S East:   Heavy Commercial 
West:   I-3 West:   Heavy Industrial 

Thoroughfare Plan 
Shadeland Avenue Primary Arterial 104-foot existing and proposed ROW 

Context Area Compact 
Floodway / Floodway 
Fringe 

No 

Overlay No 
Wellfield Protection 
Area 

No 

Site Plan August 24th  
Site Plan (Amended) N/A 
Elevations August 24th  
Elevations (Amended) September 15th  
Landscape Plan N/A 
Findings of Fact August 24th  
Findings of Fact 
(Amended) 

September 15th  

 

 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

 The Comprehensive Plan recommends Light Industrial. The addition of this sign aligns with the 
Comprehensive Plan recommendation.  

Pattern Book / Land Use Plan 
 

 Not Applicable to the Site. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
 Not Applicable to the Site. 
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Neighborhood / Area Specific Plan 
 

 
 Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 
 Not Applicable to the Site.  

 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 
 Not Applicable to the Site.  
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

2003-UV1-040 ; 2370 North Shadeland Avenue, Variance of Use of the Industrial Zoning Ordinance 
and a Variance of Development Standards of the Commercial Zoning Ordinance to provide for a 
wholesale foods warehouse, with a retail store with 75 parking spaces. Approved 

ZONING HISTORY – VICINITY 

2015-DV1-033 ; 2350 North Shadeland Avenue (South of subject site), Variance of development 
standards of the Industrial Zoning Ordinance to provide for the construction of a 20,000-square foot 
warehouse building, with 15-foot east and west side yards and a 20-foot north rear yard (30-foot side and 
rear yards required). Approved 

2003-SE2-002 ; 2350 North Shadeland Avenue (South of subject site), Special Exception and 
Variance of Development Standards of the Industrial Zoning Ordinance to provide for factory direct sales 
with operations, storage and processing within 325-feet of a protected district (minimum 500-foot 
separation required). Approved 

2010-VAR-001 ; 2525 North Shadeland Avenue (East of subject site), Variance of development 
standards of the Sign Regulations to provide for: an eight-foot tall, 52-square foot freestanding sign (Sign 
One), with a three-foot front setback from the right-of-way of Shadeland Avenue (15-foot front setback 
required), a five-foot tall, 32.5-square foot freestanding sign (Sign Two), encroaching four feet into the 
right-of-way of Shadeland Avenue (15-foot front setback required), and a seven-foot tall, 45.5-square-
foot freestanding sign (Sign Three), with a four-foot front setback from the right-of-way of Shadeland 
Avenue (15-foot front setback required). Approved 
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EXHIBITS 
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Site Visit September 18th, 2026 
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