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Case Number BZNA-0147-2019 Property Size 0.15 AC  

Address 750 N. 14th Street Zoning R3 (Moderate to High Density 
Single Family Residential) 

Owner Christopher D. & Shelby L. 
Hanna 

Reviewer Rina Neeley 

Applicant Rise Builders LLC  
(contact person: Lance Cleland) 

BZA Meeting December 2, 2019 

Requested Action: 

UDO § 9.B.2.C.1.b  Variance of Development Standards to allow a proposed detached garage to 
exceed the maximum height of an accessory structure on a lot less than 1 acre and to exceed the 
height of the existing primary house (14 feet required; 16 feet requested). 

Recommendation: 

Approve. See Findings of Facts for Approval on page 3 and Conditions of Approval on page 4.  
 

Table of Contents: 
1. Staff Report 
2. Parcel Map 
3. Aerial Photo 
4. Application 
5. Site Plan 
6. Site and Neighborhood Photos 
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ANALYSIS 

The subject site is located on the east side of 14th Street immediately north of the alley between Central 
Avenue and Grant Street. The property is surrounded by single family on all sides (see Exhibits 2 and 3). 
The subject site is developed with a one-story single family house built in 1930. While there is no garage 
on the property, there is an existing concrete pad in the approximate location of the proposed garage. 
 
Building height is defined in the UDO as “the vertical distance measured from the average finished 
grade to the highest point of the roof for flat roofs, to the deck line of mansard roofs, and to the mean 
height between eaves and ridges for gable, hip, and gambrel roofs” as shown in Illustration A. According 
to the application filed by the petitioner (Exhibit 4), the existing one-story single family house on the 
subject property is approximately 10½ feet tall. Most of the properties in the immediate vicinity of the 
subject site are developed with 2-story houses or one-story houses with a steeper roof pitch, which may 
allow them to build accessory structures up to the maximum 14 foot height. 
 
Illustration A – Building Height 

 
 
The petitioner is requesting a variance to allow the construction of a detached garage that exceeds: 

 the maximum height of 14 feet for an accessory structure on a lot that is less than one acre; and 
 the height of the existing house. 

While the height of the proposed garage will be taller than the existing house and the maximum height 
allowed, it will not exceed 16 feet (see Exhibits 4, 5 and 6). This variance is requested so that the 
proposed garage can accommodate a taller, 9-foot garage door while complimenting the roof pitch of 
the existing house. The larger garage door may accommodate a taller vehicle, such as a lifted truck or 
a boat, to be stored inside the structure, protected from inclement weather, and out of public view.  
 
Although the proposed garage exceeds the maximum height allowed for an accessory structure, it will 
meet the minimum 6 foot side yard setback required by the R3 zoning district and the minimum 5 foot 
rear yard setback required for a detached accessory structure. The petitioner was advised, and a 
condition was added, that the proposed garage cannot be attached to the existing house in any way 
without an additional variance approval for the reduction of the rear yard setback. Otherwise, the 
addition of a detached garage is consistent with the character of the surrounding neighborhood. 
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VARIANCE OF DEVELOPMENT STANDARDS FINDINGS 

AGENDA ITEM #1: 

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 Development Standards may be approved only upon a determination in writing that the 

following three (3) conditions are met (see Indiana Code § 36-7-4-918.5): 

1. The approval will not be injurious to the public health, safety, morals, and general welfare of the 

community: 

It is likely that this variance will NOT be injurious to the public health, safety, morals, and 

general welfare of the community. The proposed garage is meant for accessory uses to the 

existing single family residence. This includes the storage of personal items, such as vehicles, 

boats, lawn maintenance equipment, etc. The use of the garage to store large items will 

decrease the likelihood of these items to be stored outside in the yard or in public view. In 

addition, a 22-foot long driveway is proposed in association with the garage. This may increase 

the amount of available parking on the street.  

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. 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 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 result in practical difficulties 

in the use of the property because limiting the garage height would require the detached 

garage to be no taller than 10½ feet. Requiring the proposed garage to meet the height 

regulations may affect the roof pitch of the structure since the taller garage door is a feature 

that the property owners need to accommodate their larger vehicles and/or boat. Limiting the 

garage height would result in a garage that would store personal items instead of the property 

owners' vehicles or boat and may not increase the amount of parking available on the street.   
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RECOMMENDATIONS 

AGENDA ITEM #1: 

 

APPROVE   the requested Variance of Development Standards based upon the following findings of 

fact: 

 The approval will not be injurious to the public health, safety, morals, and general welfare of 

the community; 

 The use and value of the area adjacent to the property included in the variance will not be 

affected in a substantially adverse manner; and 

 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. 

 

With the following specific conditions: 

1. The accessory structure shall be used for the storage of personal materials only and shall not be 

used for any commercial or separate residential purpose. 

2. The accessory structure shall have on all sides the same architectural features as, or shall be 

architecturally compatible with the existing residential home. 

3. The detached accessory structure shall not be attached to the existing home in any way. If the 

property owner (or future property owner) would like to attach the detached garage to the 

existing residence at a later date, they will need to obtain an approval of a Variance for the 

reduction of the rear yard setback.  

4. 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. 

5. 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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Existing House North Elevation
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Existing House South Elevation
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Existing House East Elevation
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Existing House West Elevation



rneeley
Text Box
Example of Garage Exceeding Max Height
1422 Grant Street
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Example of Garage Exceeding Max Height
1387 Central Avenue
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Exhibit 5 - Site Plan





Exhibit 6 - Site and Neighborhood Photos 
 

Proposed Garage at 750 N 14th Street 

 
1) View from northwest corner of property 
 

 
2) View from northeast corner of property 



Proposed Garage at 750 N 14th Street 

 
3) View from southeast corner of property 
 

 
4) View from alley by the southeast corner of property 
  



Proposed Garage at 750 N 14th Street 

 
5) View of proposed garage area from rear yard and items that may be stored in garage. 
 

 
6) View of proposed garage area from the alley and items that may be stored in garage.



Surrounding Neighborhood 

 
 
7) Property with detached garage located across the alley from the subject site at 14th Street & Grant Street. 
 

 
8) Property with detached garage located across the street from subject site at 14th Street & Central Avenue. 
  



Surrounding Neighborhood 

 
9) View of south side of alley (between Grant Street and Central Avenue) east of subject site. 
 

 
10) Property with detached garage located at 15th Street & Central Avenue, east of the subject site. 
  



Surrounding Neighborhood 

 
11) View of the north side of Grant Street to the east from the corner of 14th Street & Grant Street. 
 

 
12) View of north side of Grant Street to the west from the corner of 14th Street and Grant Street. 
  



Surrounding Neighborhood 

 
13) View of the south side of Grant Street to the east from the corner of 14th Street & Grant Street. 
 

 
14) View of the south side of Grant Street to the west from the corner of 14th Street & Grant Street. 
  



Surrounding Neighborhood 

 
15) View of the north side of Grant Street to the west from the corner of 15th Street & Grant Street. 
 

 
16) Property with detached garage at the northeast corner of 15th Street & Grant Street. 



Surrounding Neighborhood 

 
17) View of the south side of Central Avenue to the west from the corner of 15th Street & Central Avenue. 
 

 
18) View of the south side of Central Avenue to the east from the corner of 14th Street & Central Avenue. 
  



Surrounding Neighborhood 

 
19) View of the south side of Central Avenue to the west from the corner of 14th Street & Central Avenue. 
 

 
20) View of the north side of Central Avenue to the west from the corner of 14th Street & Central Avenue. 

 


