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Agenda Item #6 

Case Number BZNA 000059-2024 Property Size 3.06 acres  

Address 14800 Herriman Boulevard  Zoning I1 (Light Industrial)  

Owner DVDRJB Reviewer Denise Aschleman 

Applicant Reagan Outdoor Advertising BZA Meeting May 6, 2024 

Requested Action: 

UDO § Table 8.B.2.B and Appendix C – Board to consider a Variance of Use application to permit the relocation 
and reinstallation of an off-premise sign.     

Recommendation: 

Neutral. See Findings of Facts on page 2 and Conditions of Approval on page 5.  

 

Exhibits: 

1. Application 

2. Aerial Photo 

3. Site Plan 

4.    Sign Elevations    

 

5. Petitioner’s Presentation  

6. INDOT permit (1993) 
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ANALYSIS  

The subject site is located approximately 850 north of 146th Street on the west side of State Road 37. There is an 
industrial building on the property along with the associated off-street parking.  Until approximately 2 years ago, 
there was also an off-premise sign with two advertising faces facing northbound traffic.  The upgrades to State 
Road 37 and the installation of an interchange type intersection at 146th Street made it so that additional ground 
was needed from this property.  The sign remained in place through most of construction but was removed by 
construction crews at some point in 2022.  The previous sign had been located on a slope created by the 
installation of drainage swales for the road.   

The applicant is requesting a variance of use to permit them to reinstall their off-premise sign on this site.  The 
Unified Development Ordinance currently prohibits off-premise advertising so the Applicant would be unable to 
construct their sign without the grant of a land use variance.  The Applicant is proposing to use the previous sign 
to inform the construction of the new sign, but the sign will be in a new location on the site and the sign will look 
visually different.  The new sign moves from the previous sign location approximately 40 feet to the west and 
approximately 80 feet south.  That move allows the new sign to be totally located on the property while allowing 
the owner of the parcel the space to add on to the existing building in the future if they choose.  The previous sign 
consisted of two stacked sign faces of 12’ x 25’ on two posts with a total sign height of 40’.  The proposed sign is 
a “V” configuration with the two 12’ x 25’ sign faces placed back to back on a single post with a total sign height 
of 40’.  This change allows the sign to be visible to both north and south bound traffic on State Road 37.  

The previous sign was not illuminated.  The Applicant is requesting that they be allowed to illuminate the sign if 
this variance is granted.  The City’s records regarding the previous sign have not been located to this point.  The 
Applicant has provided a copy of a 1993 INDOT permit for an outdoor advertising sign.  It notes the dimensions of 
the sign as stated above, and also notes that the sign is illuminated.  The Applicant has noted that the previous 
sign was not illuminated but it is their desire to illuminate the new sign.   

As further background information, it should be noted that this process is the first step to resolve the eminent 
domain issues regarding this property and the sign that was previously at this location.  As we understand it, 
neither the property owner nor the sign owner have reached an agreement with the City of Fishers regarding 
compensation for the sign that was previously on the site or the property that was taken.  In their presentation, 
the applicant cited to an Indiana statute that states if a variance is denied, Noblesville could be responsible for 
more than $1 million in costs associated with the previous sign’s removal.  Noblesville disputes that statement.  
Given the reasoning for the sign’s removal, Noblesville does not believe it will bear the entire cost, if any.  The 
road project was facilitated by the City of Fishers, which included the acquisition of all property within the project 
boundary. Noblesville’s role in the process was more regulatory, as we have zoning jurisdiction in that area of 
State Road 37 north of 141st Street.  Regardless, negotiations with all parties will need to commence on this matter 
to be fully resolved.   

VARIANCE OF USE FINDINGS 

AGENDA ITEM #6: 

If the Board should decide to APPROVE the requested variance, please use the following findings of fact: 

The Noblesville Board of Zoning Appeals is authorized to approve or deny variances of use from the terms of the 
zoning ordinance. The BZA may impose reasonable conditions as part of its approval.  A variance of use may be 
approved only upon a determination in writing that the following five (5) conditions are met (see Indiana Code 
§ 36-7-4-918.4): 

1. The approval will not be injurious to the public health, safety, morals, and general welfare of the 
community: 
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 It is likely that the proposed variance will not be injurious to public health, safety, and general welfare 
of the community.  The sign that was removed in 2022 had been on that property is some manner – 
different configurations and locations possibly – since at least 1976.  There are no known injuries that 
have resulted from the sign display at that location.  The continued use of a static sign board should 
cause no know problems for the public health, safety, morals, or general welfare.   

2. The use and value of the area adjacent to the property included in the variance will not be affected in a 
substantially adverse manner: 

It is likely that the use and value of real estate adjacent to the subject site will NOT be affected in a 
substantially adverse manner by allowing the requested variance. Nearby property owners may 
remonstrate against this petition if they believe this request will have significant adverse effects on 
adjacent properties. Should nothing contrary be brought to light by adjacent owners at the public 
hearing, it is presumed that the approval of this variance request will not have a substantially adverse 
effect on the use and value of adjacent properties.   

3.    The need for the proposed variance arises from some condition peculiar to the property involved: 

The need for the variance does arise from a condition peculiar to the property involved.  The former 
sign was removed by the City of Fishers and INDOT while making upgrades to State Road 37. The sign 
was located within the path of a drainage swale that accommodates the interchange ramp.  Given the 
nature of the sign and a desire to have that type of use in close proximity of the roadway and highly 
visible, the previous sign was close to the eastern property line of the parcel.   

4. The strict application of the terms of the zoning ordinance will constitute an unnecessary hardship if 
applied to the property for which the variance is sought:  

The strict application of the terms of the zoning ordinance will constitute an unnecessary hardship if 
applied to the property for which the variance is sought.  The previous sign was located within an area 
that was needed to facilitate the drainage for the improvements to State Road 37 and was removed in 
2022.  The applicant did not desire to remove the sign and has lost revenues for the sign since its 
removal.  The Unified Development Ordinance does not allow off-premise signs.  The action to remove 
the sign was not an action caused by the applicant but by the City of Fishers and INDOT because of the 
upgrades to the road, and they continue to see a financial hardship while the sign is not installed on the 
property.   

5. The approval of this variance does not interfere substantially with the provisions of the Comprehensive 
Master Plan for the City of Noblesville, Indiana: 

The approval does not interfere substantially with the comprehensive plan.  The property is shown on 

the future land use map as Innovation/Flex MU.  The primary uses within the district are non-residential 

in nature.  The installation of an off-premise sign on a property within a non-residential area are 

considered to be customary in other jurisdictions.   

If the Board should decide to DENY the requested variance, please use the following findings of fact: 

The Noblesville Board of Zoning Appeals is authorized to approve or deny variances of use from the terms of the 
zoning ordinance. The BZA may impose reasonable conditions as part of its approval.  A variance of use may be 
approved only upon a determination in writing that the following five (5) conditions are met (see Indiana Code 
§ 36-7-4-918.4): 

1. The approval will not be injurious to the public health, safety, morals, and general welfare of the 
community: 
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 It is likely that the proposed variance will not be injurious to public health, safety, and general welfare 
of the community.  The sign that was removed in 2022 had been on that property is some manner – 
different configurations and locations possibly – since at least 1976.  There are no known injuries that 
have resulted from the sign display at that location.  The continued use of a static sign board should 
cause no know problems for the public health, safety, morals, or general welfare.   

                 

2. The use and value of the area adjacent to the property included in the variance will not be affected in a 
substantially adverse manner: 

It is likely that the use and value of real estate adjacent to the subject site will NOT be affected in a 
substantially adverse manner by allowing the requested variance. Nearby property owners may 
remonstrate against this petition if they believe this request will have significant adverse effects on 
adjacent properties. Should nothing contrary be brought to light by adjacent owners at the public 
hearing, it is presumed that the approval of this variance request will not have a substantially adverse 
effect on the use and value of adjacent properties.   

3.    The need for the proposed variance arises from some condition peculiar to the property involved: 

The need for the variance does NOT arise from a condition peculiar to the property involved. The site is 
similar to a number of properties along the State Road 37 corridor, and they all offer similar visibility.  
The proposed sign could be re-installed on any property within the county based upon the information 
provided in IC 8-23-20.5 regarding market area and eligible relocation requirements.   

4. The strict application of the terms of the zoning ordinance will constitute an unnecessary hardship if 
applied to the property for which the variance is sought:  

The strict application of the terms of the zoning ordinance will constitute an unnecessary hardship if 
applied to the property for which the variance is sought.  The previous sign was located within an area 
that was needed to facilitate the drainage for the improvements to State Road 37 and was removed in 
2022.  The applicant did not desire to remove the sign and has lost revenues for the sign since its 
removal.  The Unified Development Ordinance does not allow off-premise signs.  The action to remove 
the sign was not an action caused by the applicant but by the City of Fishers and INDOT because of the 
upgrades to the road, and they continue to see a financial hardship while the sign is not installed on the 
property.   

5. The approval of this variance does not interfere substantially with the provisions of the Comprehensive 
Master Plan for the City of Noblesville, Indiana: 

The approval does not interfere substantially with the comprehensive plan.  The property is shown on 

the future land use map as Innovation/Flex MU.  The primary uses within the district are non-residential 

in nature.  The installation of an off-premise sign on a property within a non-residential area are 

considered to be customary in other jurisdictions.   

RECOMMENDATIONS 

AGENDA ITEM #6: Staff is NEUTRAL on the variance of use.   
 
If the Board should choose to approve the requested variance, staff asks that it include the following specific 
conditions: 

1. The proposed sign shall not exceed 40 feet in height.   
2. The sign shall be setback a minimum of 20 feet from the revised right-of-way line shown on the INDOT 

drawings regarding the construction (also shown as yellow shaded area on page 11 of Petitioner’s 
Presentation – Exhibit 5).  
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3. The lighting shall be shielded from the adjacent roadway.  
4. The sign shall not be converted to an electronic sign display in the future. 
5. If the sign is destroyed by any means to an extent that the cost to repair the structure exceeds 50% 

of the cost to build a new structure, the sign shall not be reinstalled until a new variance of use 
approval is obtained from the Board of Zoning Appeals.  

6. 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. 

7. Any alterations to the approved building plan or site plan, other than those required by the Board of 
Zoning Appeals (BZA), 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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14800 Herriman Blvd., Noblesville, IN  46060 

Reagan Outdoor Advertising 

NARRATIVE STATEMENT 

 
There is an Off-Premises sign that existed at 14800 Herriman Boulevard, Noblesville, IN  46060, in the 

County of Hamilton, in the State of Indiana for decades.  As a result of a State of Indiana Department of 

Transportation Road project at the State Road 37 and 146th Street Interchange (INDOT Project – State 

Road 37 Road Improvement Project), this necessitates the taking of right-of-way such that the off-

premises sign owned by Reagan Outdoor Advertising was removed from the area. Pursuant to INDOT 

Rules and Regulations, and in conformity with state statute, this Off-premises sign is eligible for 

relocation as it is permitted to be relocated within the same county, of the once existing location, per 

INDOT rules.  The outdoor advertising sign is eligible for relocation pursuant to Indiana Code 8-23-20.  

The off-premises sign will continue to have two (2) advertising faces with each of the facing being 12 

feet by 25 feet, in advertising sign space.  We are proposing that the structure be a back-to-back with a 

10’ V in lieu of the double stack that the previous structure was designed.  The overall height would also 

remain the same at 40’ and would be relocated approximately 80’ southwest from its previous location, 

on the same parcel.  The removed structure included two (2) I-beams which Reagan Outdoor would 

upgrade to a monopole, as requested by staff, and to conform to current wind loads, per Indiana 

Building Regulations.  The back-to-back structure would also look better aesthetically than the double 

stack, as the back side would not be viewed when travelling southbound.  Reagan Outdoor also requests 

to include illumination by adding lights affixed to each face of the structure, as the removed structure 

was permitted by the State.  Each face of the proposed off-premises sign will be oriented toward State 

Road 37 and hold static messages.  The property and location are in an industrial area of the city that is 

bordered by industrial and commercial properties.  The zoning for this parcel and surrounding parcels to 

the north, south, and west are I-1 Light Industrial with PB/PD zoning to the east on the opposite side of 

SR-37.    The Land Use Plan for this parcel and surrounding parcels to the west, north and south is 

Innovation/Flex and Commercial Corridor to the east across SR-37. 
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Jr. Poster Units
Presented by:



STRUCTURE REMOVED DUE TO INDOT STATE ROAD 37 IMPROVEMENT PROJECT

14800 Herriman Blvd., Noblesville, IN – Hamilton County GIS Map Viewer

Jr. Poster Units

PHOTOS OF REMOVED STRUCTURE BEFORE & AFTER TAKEDOWN

Hamilton County GIS- Aerial 2023

Hamilton County GIS- Aerial 2022

AFTER REMOVAL

NORTHBOUND STREETVIEW

BEFORE REMOVAL



STRUCTURE REMOVED DUE TO INDOT STATE ROAD 37 IMPROVEMENT PROJECT

14800 Herriman Blvd. – Hamilton County GIS Map Viewer

Jr. Poster Units

CLOSE-UP  PHOTOS OF REMOVED STRUCTURE

NORTH FACINGSOUTH FACING



Indiana Code

8-23-20-25.6

As a result of the INDOT SR-37 road improvement project, 
it necessitates the taking of multiple parcels including the 
parcel where an off-premise sign owned by Reagan 
Outdoor and the removal of our sign, which had existed 
over a decade.

Pursuant to INDOT Rules and Regulations, and in 
conformity with state Statute, the off-premises sign is 
eligible for relocation, as it is permitted to be relocated 
within the City of Noblesville which is the “market area” of 
the current location.



Indiana Code

8-23-20.5-3 

Under Indiana Code 8-23-20.5-3, if the variance/special exception are not
granted the financial difficulty would be imposed on the City of Noblesville
with the total taking cost likely to reach up to one million dollars.



POSTER MONOPOLE UNIT

12’ x 25’ Back-to-Back / V-Shape
Jr. Poster Units12’ x 25’ V-type Back-to Back Poster Faces

with one 220v PanelVue light directed toward each face

Example of a 12’x25’ back-to-
back bulletins with a 10 ft.
 “V” separation



14800 Herriman Blvd.

ZONING

 ’

I-1:  Light Industrial



14800 Herriman Blvd.

Land Use Activity – Manufacturing



MAP SITE PLAN (BACK TO BACK V STRUCTURE)  14800 Herriman Blvd.



MAP 14800 Herriman Blvd., Noblesville, IN

APPROXIMATE INDOT ROW ACQUISITION AREA SHADED IN YELLOW

Approx. 
   80’ 

Proposed structure location is approximately 80’ in distance from previous location



MAP

1976 GIS 
Aerial View

14800 Herriman Blvd., Noblesville, IN



MAP

NORTH 
FACING

Southbound 
Traffic - 
STREET VIEW 
MOCK-UP

40’ overall height

12’x25’ faces back-to-back with 10 ft. “V”



MAP

SOUTH FACING

Northbound 
Traffic –

STREET VIEW 
MOCK-UP

40’ overall height

12’x25’ faces back-to-back with 10 ft. “V”



LOCAL ADVERTISING & 
PUBLIC SERVICE



THANK YOU
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