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Agenda Item #1 

Case Number BZNA-000037-2019 Property Size 7.0 acres 

Address 5185 E 161st Street Zoning SR (low density suburban one-

family residential) 

Owner Laura & Franklin Gageby, 

Susan Fowler 

Reviewer Oksana Polhuy 

Applicant Laura Gageby BZA Meeting April 1, 2019 

Requested Action: 

UDO § 9.B.2.C.3 Variance of Development Standards to permit the construction of an accessory 

structure that causes the property to exceed the maximum combined area of all accessory structures 

for properties larger than five acres in size (4,000 square feet permitted; 9,192 square feet requested). 

Recommendation: 

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

The subject site is located on the south side of 161st street, about half a mile east of Gray Road. The site 

contains a 4,448 sf house, a 648 sf pool, and a 1,764 sf pole barn. It is surrounded by the residential 

uses on all sides, except for the south where there is an agricultural use, and it’s surrounded by the same 

zoning district that it is in – Suburban Residential. The applicant would like to add a 9,192 sf detached 

accessory structure that would contain a stable, an indoor riding arena and a storage area that would 

cause the property to exceed the maximum permitted square footage for detached accessory structures. 

Due to that, the applicant is requesting a variance of development standards pursuant to UDO § 

9.B.2.C.3. 

 

The combined area of all detached accessory structures for a property more than five acres is 

permitted to be either up to the square footage of the house or 4,000 sf, whichever is less. For this 

property, the limit is 4,000 sf. The applicant proposes to demolish an existing barn and add a new 

barn. The proposed barn of 9,192 sf includes the following areas: 

 Horse stalls – 960 sf; 

 Storage area – 1,000 sf; 

 Porches/Lean-tos – 1,232 sf; 

 Indoor riding arena – 6,000 sf. 

All areas together except for the riding indoor arena are less than 4,000 sf. The indoor riding arena’s 

main purpose is to allow the horses to exercise year-round in a weather-protected environment. In 

order for the horse to be able to exercise, the indoor arena has to be of a certain size. The applicant 

proposes the smallest possible size for the indoor arena. However, it still causes the property to 

exceed the maximum permitted square footage for the detached accessory structures. No matter 

where an indoor riding arena would be proposed within the City of Noblesville planning jurisdiction, it 

would not meet the maximum permitted square footage for detached accessory structures.   

 

A few nearby properties on the south side of 161st Street exceed maximum square footage for 

detached accessory structures, a lot of them existing before the area was added to the City of 

Noblesville Planning jurisdiction. One example is Fox Hills Stables located to the west of the subject 

site that has more than 20,000 sf of combined detached accessory structures. This neighborhood has 

agricultural uses that may have or will use agricultural exemption to construct bigger barns than what 

would usually be permitted in residential zoning districts. Due to that, it is in the character of this area 

to build a large barn.   
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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 riding indoor arena is beneficial to the surrounding 

community because any waste associated with horse exercise would be completely enclosed 

and would be easier to clean up and take care of than an outdoor riding area. Several neighbors 

to the west of the subject site have horses, ponies, lamas, and other animals, so the presence 

of the horse barn will be harmonious with the surrounding uses. There is plenty of trees to the 

north and south of the proposed barn that would screen it from 161st street and the property 

to the south. 

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 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. A minimum size required for an indoor riding arena is bigger than 

the maximum permitted square footage for the biggest possible detached accessory 

structure in our planning jurisdiction, so no one could add this type of structure without 

obtaining a variance.  
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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; 

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

the use of the property; 

 

If the Board should decide to approve the variance, please include the following specific conditions: 

 

1. The proposed accessory structure shall be used for personal use and/or storage of personal 

materials only. The structures will not be used for any business, commercial, or industrial uses or 

separate residential purposes. 

 

2. The existing barn shall be demolished before the proposed accessory structure will be built. 

 

3. The east side of the barn shall be landscaped by at least four (4) evenly spaced out landscape 

clusters. The west side of the barn with the porch shall be landscaped by at least three (3) 

landscape clusters. Each cluster shall include a minimum of one (1) evergreen tree and a 

minimum of four (4) shrubs. Landscaping shall be within 10 feet of the barn. 

 

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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EXHIBIT 4. APPLICATION
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EXHIBIT 6. ELEVATIONS
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EXHIBIT 7. SITE PICTURES

Looking south from 161st St: driveway
leading to the house and then the
barn behind the house.

Looking south from 161st St:
front yard, wooded area.
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Looking east along 161st St:
front yard, wooded area.

Looking south from 161st St:
front yard, wooded area.

Approximate proposed
location for the new barn.
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Driveway leading to the barn
behind the house.

Existing evergreen grove between the
subject site and the neighbor to the west.

Looking north from the middle of
the subject site: view on the

south side of the house and the
driveway leading to the street.
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Existing outdoor riding area.

Approximate proposed
location for the new barn.
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Approximate proposed
location for the new barn.

Pasture and tree grove
shielding it on the

south side.
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Approximate proposed
location for the new barn.

Existing outdoor riding area.
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EXHIBIT 8. NEIGHBORHOOD PICTURES

View to the east from the subject site.

View to the east from the subject site.
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View to the west from the subject site.

View to the west from the subject site.
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View to the east from the subject site
along 161st Street.

View to the south from the subject site
across 161st Street.
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View to the west from the subject site
along 161st Street.

View to the west from the subject site.


