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METROPOLITAN DEVELOPMENT COMMISSION                  June 12 2025 
HEARING EXAMINER 
 

 

Case Number: 2025-MOD-003 / 2025-VAR-003 

Property Address:  8302 Michigan Road (Approximate Address) 

Location: Pike Township, Council District #1 

Petitioner: Halle Properties, LLC, by Jennifer Wolfe 

Current Zoning: C-S 

Request: 

Modification of commitments related to 95-Z-172 and 96-Z-216, to modify 
Commitment 2. h. for a freestanding sign on an outlot (previous commitment 
permits wall signs and prohibits freestanding signs for outlots).   

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for an eight-foot-tall freestanding monument 
sign, being the fourth freestanding sign within 300 feet along Michigan Street 
(minimum 300-foot separation between freestanding signs required). 

Current Land Use: Commercial 

Staff 
Recommendations: 

Denial 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This petition was automatically continued from the May 15, 2025 hearing to the June 12, 2025 hearing at 

the request of a Registered Neighborhood Organization. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of the request.  

 

PETITION OVERVIEW 
 

 
LAND USE 

The subject site is an outlot within an integrated center that was created through rezoning petition 95-Z-

172. The integrated center includes a commercial shopping strip at the rear and a total of three (3) 

freestanding buildings along Michigan Road.  

MODIFICATION 

The request would modify Commitment 2.h. related to 95-Z-172 and 96-Z-216, which prohibits 

freestanding signs for outlots and limits signage to wall signs.   
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VARIANCE OF DEVELOPMENT STANDARDS 

The grant of the request would allow an 8-foot tall freestanding monument sign, being the fourth 

freestanding sign within 300 feet along Michigan Street.  

The separation requirement between freestanding signs is 300 feet. 

STAFF ANALYSIS 

The purpose of the Sign Regulations is to “eliminate potential hazards to motorists, and pedestrians; to 

encourage signs which, by their good design, are integrated with and harmonious to the buildings and 

site which they occupy; and which eliminate excessive and confusing sign displays.” Proliferation of signs 

causes those signs that are permitted and legal to become less effective and reduces their value. 

Additionally, the Sign Regulations preserve and improve the appearance of the City as a place in which 

to live and work. 

The findings note that “the strict application of the terms of the zoning ordinance will result in practical 

difficulties in the use of the property because it prevents the business owner from enjoying the same 
rights as other businesses within the city. Adhering rigidly to these zoning terms creates an uneven 

playing field, where this business is unfairly restricted compared to its peers. This disparity can hinder 

the business's ability to attract customers, effectively compete, and contribute to the local economy”.  

Staff did not find that a practical difficulty is being demonstrated with this request, as appropriate signage 

for this site could be located on the site within the constraints of the C-S commitments.  

Additionally, the subject building fronts along Michigan Road, which is a frequently traveled primary 

arterial street and is clearly identifiable from the street thus limiting the need for excessive signage. In 

Staff’s opinion, the two (2) proposed wall signs issued through sign permit SGN24-00625 adequately 

identify the business location and promote customer awareness. The building elevations and proposed 

signs can be seen in Staff’s Exhibit 1 of this report.  

Staff finds that the strict application of the terms of the zoning ordinance would not result in practical 

difficulties in the use of the property since the Ordinance and C-S commitments permit wall signs. 

Furthermore, the use has existed on site since 1996 without the need for a freestanding sign.  

Lastly, the proposal of an additional freestanding sign would clutter the street frontage without the 

required separation being met. There is an existing freestanding sign at 8290 Michigan Road which is 

another outlot of the integrated center, but there is no documentation of permits for the sign and would 

classify the sign as an illegal freestanding sign. Therefore, this should not give precedent for approval 

of the request.  

For these reasons, staff is recommending denial of the requests. 
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GENERAL INFORMATION 

 

Existing Zoning C-S 

Existing Land Use Commercial  

Comprehensive Plan Community Commercial  

Surrounding Context Zoning Land Use 
North:   Enter Zoning Enter Land Use 

South:    Enter Zoning Enter Land Use 

East:    Enter Zoning Enter Land Use 

West:    Enter Zoning Enter Land Use 

Thoroughfare Plan 

Michigan Road Primary Arterial Street 
102-foot proposed right-of-way and a 
140-foot existing right-of-way.  

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan February 7, 2025 

Site Plan (Amended) N/A 

Elevations February 7, 2025 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement February 7, 2025 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

Pattern Book / Land Use Plan 
 

• The Comprehensive Plan recommends community commercial development.  

• The Community Commercial typology provides for low-intensity commercial, and office uses that 
serve nearby neighborhoods. These uses are usually in freestanding buildings or small, integrated 
centers. Examples include small-scale shops, personal services, professional and business 
services, grocery stores, drug stores, restaurants, and public gathering spaces. 
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• Conditions for All Land Use Types  

o All land use types except small-scale parks and community farms/gardens in this 
typology must have adequate municipal water and sanitary sewer.  

o All development should include sidewalks along the street frontage. 

• Small-Scale Offices, Retailing, and Personal or Professional Services  
o Outdoor display of merchandise should be limited. If adjacent to residential uses or a 

Living Typology, outdoor display of merchandise is not recommended.  
o Should be located along an arterial or collector street.  
o If proposed within one-half mile along an adjoining street of an existing or approved 

residential development, then connecting, continuous pedestrian infrastructure between 
the proposed site and the residential development (sidewalk, greenway, or off-street 
path) should be in place or provided. 

• Large-Scale Offices, Retailing, and Personal or Professional Services  
o Should be located along an arterial street.  
o Outdoor display of merchandise should be limited.  
o If adjacent to residential uses or a Living Typology, outdoor display of merchandise is 

not recommended.  
o If proposed within one-half mile along an adjoining street of an existing or approved 

residential development, then connecting, continuous pedestrian infrastructure between 
the proposed site and the residential development (sidewalk, greenway, or off-street 
path) should be in place or provided.  

o Should be no larger than 25 acres with 125,000 square feet of floor space and no more 
than three out lots. 

 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site. 

 

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) 

 

 

• The site is part of the 2015 Central Indiana Regional Bikeways Plan.  

• There is an existing off-street multi-use path from 86th Street to Westfield Boulevard along Michigan 
Road.  
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ZONING HISTORY 
 
 

Zoning History – Site 

96-Z-216; 8302 Michigan Road (subject site), Rezoning of 1.16 acres, being in the C-S district, to the 

C-S classification to provide for the construction of a freestanding building to be devoted to the 

installation, repair and service of tires and vehicles wheels, approved.  

95-Z-172; 8376 Michigan Road (subject site) Rezoning of 9.86 acres, being in the C-1 and D-1 districts, 

to the C-S classification to provide for a retail commercial center with C-3 uses for the northern three-

fourths of the site and C-1 uses for the southern fourth of the site, approved.  

76-Z-153; (subject site) Rezoning to the D-1 classification, approved.  

Zoning History – Vicinity 

2006-VAR-846; 8404 Michigan Road (north of site), Variance of Development Standards of the 

Commercial Zoning Ordinance to provide for the retail sale of alcohol, accessory to a grocery store use, 

within 93 feet of a protected district (minimum 100-foot separation required), approved.  

94-V3-129; 8401 Michigan Road (east of site), Variance of development standards of the Sign 

Regulations to provide for the placement of an eight-foot-tall ground sign (maximum four feet permitted), 

being the second freestanding sign along the Michigan Road frontage of an integrated center (maximum 

one integrated center sign permitted per frontage), withdrawn.  

86-HOV-14; 8301 North Michigan Road (east of site), Variance of development standards of the 

Commercial Zoning Ordinance to provide for an office park with four parking spaces per 1,000 square 

feet or gross floor area (five feet per 1,000 square feet required), and without the required side and rear 

transitional yards, granted.  
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EXHIBITS 
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Staff Exhibit 1: Wall signs per SGN24-00625 
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Photo of the subject site looking southwest.  

 
Photo of the proposed location of the freestanding sign.  



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 

 
Photo of the commercial shopping strip west of the subject site.  

 
Photo of the freestanding building north of the subject site.  
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Photo of the existing freestanding site for the integrated center.  

 
Photo of an illegal freestanding sign south of the subject site and other sign further south.  
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Photo of the commercial shopping strip east of the subject site.  

 

 


