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Agenda Item #1 

Case Number BZNA-0233-2022 / BZNA-0234-

2022 / BZNA-0235-2022 

Property Size 0.34 acres 

Address 1399 Division Street 

Noblesville, IN 46060 

Zoning R4 - Moderate to High Density One 

and Two-Family Residential District 

Owner Habitat for Humanity of 

Greater Indianapolis Inc. 

Reviewer Kevin Martin 

 

Applicant Habitat for Humanity of 

Greater Indianapolis Inc. 

BZA Meeting Tuesday, January 3, 2023 - 6:00 p.m. 

Requested Action: 

a) UDO § 8.B.5.E. and Table 8.B. (Summary of Residential Bulk Standards): - Variance of Development 

Standards to reduce the required minimum lot area, from 4,000 square feet to 3,630 square feet;  

b) UDO § 8.B.5.E. and Table 8.B - Variance of Development Standards to reduce the required minimum lot 

width, from 60 feet to 27.5 feet; and  

c) UDO § 8.B.5.E. and Table 8.B - Variance of Development Standards to reduce the required minimum 

front yard setback to 5.5 feet (along 14th Street); in the R4 (Moderate to High Density One and Two-

Family Residential District) zoning district. 

Recommendation: 

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

 

Exhibits: 

1. Application  

2. Aerial Photograph  

 

 3. Proposed Site Plan, 

Elevations, and Floorplans    
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ANALYSIS 

Habitat for Humanity of Greater Indianapolis (applicant) is requesting approval of three (3) separate 

Variances of Development Standards to facilitate the construction of two two-family dwelling structures (four 

total units) in the R4 (Moderate to High Density One and Two-Family Residential District) zoning district.  

The subject sites are located southwest of the intersection between Division Street and 14th Street (see Exhibit 

2 – Aerial Photograph). The sites front Division Street along the north property line, 14th Street along the east, 

and alleyways along the west and south property boundaries. The properties are zoned R4 -Moderate to High 

Density One and Two-Family Residential District.  Surrounding properties to the north, south, east, and west 

are all zoned R4 (as Illustrated on the previous page). 

 

The UDO states: “The purpose of the R-4 District is to permit moderate to high density one-and two-family 

residential dwellings on central sewer and water facilities.” The Comprehensive Plan designate the sites’ future 

land use as Traditional Residential. The Traditional Residential designation is described as: “…the most 

established neighborhoods in Noblesville, the predominate land use within this typology is single-family 

residential with a diversity of design styles encompassing varying periods of city development. There is an 

established development pattern which includes a mixture of housing types set upon a highly walkable,  

gridded street network (Comp. Plan Page 92).” 

 

The requested variances would allow the applicant to build two duplexes on two platted lots, for a total of four 

new residences. Each unit would be two-story, and each would have three bedrooms and two and a half 

bathrooms. Each existing lot (55 feet wide by 132 feet in length) would be re-platted and into two lots measuring 

27.5 feet wide by 132 feet in length. Duplexes would be built with the shared wall along the new lot line, 

providing for fee simple ownership.  

 

The proposed lot areas of 3,630 square feet will not meet the UDO minimum lot area requirement of 4,000 

square feet, and the 27.5 feet width will not meet the 60 feet minimum lot width. Additionally, for the lot fronting 

along 14th street, the applicant is requesting a variance of development standards to reduce the required 

minimum front yard setback to 5.5 feet (along 14th Street).  

 

 

Request BZNA-0233-2022 - Variance of Development Standards to reduce the required minimum lot area, from 

4,000 square feet to 3,630 square feet; for two separate lots. 

 

Request BZNA-0234-2022 - Variance of Development Standards to reduce the required minimum lot width, from 

60 feet to 27.5 feet; for two separate lots. 

 

Request BZNA-0235-2022 - Variance of Development Standards to reduce the required minimum front yard 

setback to 5.5 feet (along 14th Street); one lot only. 

 

The applicant’s narrative statement provides further details on the proposal: 

 

Each duplex structure would be 44' W × 56°4" D (including roofed front porch) and the two buildings 
would be virtually the same floor plan with different façade/siding treatments and possibly a different 
roofline for each. We believe this is in keeping with the existing homes on the block face; the five homes 
directly to the west appear to be variations of the same basic design. 
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We believe that duplexes on smaller lots will fit in with the long-established character of the area. 
There are many nearby (grandfathered) substandard size lots with minimal setbacks; they help create 
a rich variety of housing types and prices. We expect that our homes will appraise in the same price 
range as other homes sold recently within 1/4 mile of the site, and so they will not cause appreciable 
increase or decrease in the general neighborhood property values. 

 

 

VARIANCEs OF DEVELOPMENT STANDARDS FINDINGS 

AGENDA ITEM #1: 

If the Board should decide to APPROVE the requested variances, please use the following findings of 

fact for all three requests: 

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: 

These variances will NOT be injurious to the public health, safety, morals, and general welfare 

of the community. The requested Lot Area and Lot Width variances will have a minimal visual 

effect, while maintaining the urban pattern established along the street. The reduced setback 

along 14th Street also replicates the established design of other corner properties within the 

neighborhood.  

2. The use and value of the area adjacent to the property included in the variances 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 variances. 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 the variances requested 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 variances are sought:  

The strict application of the terms of the zoning ordinance WILL result in practical difficulties 

in the use of the property. While the zoning district permits two-family dwellings, it does not 

provide specific regulations for duplexes on two separate lots.  The strict application of the 

UDO requirements would result in functional constrains, while the Comprehensive Plan 

endorses the proposed land use and architectural characteristic.  
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RECOMMENDATIONS  

AGENDA ITEM #1: 

 

APPROVE   the requested Variances 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 variances are sought. 

 

With the following specific conditions: 

1. This approval is valid for this applicant - Habitat for Humanity of Greater Indianapolis Inc. - 

and this use only.   

2. Any future development shall be consistent with the submitted plans and elevations. 

3. 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. 

4. 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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