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Agenda Item #3 

Case Number BZNA-0087-2019 / 

BZNA-0088-2019 / 

BZNA-0089-2019 

Property Size 0.5 AC  (N,NNN SF) 

Address 422 Thurston Drive Zoning R1 (Low Density Single Family 

Residential) 

Owner Timothy P II & Hannah R Thoman Reviewer Rina Neeley 

Applicant Timothy P II & Hannah R Thoman BZA Meeting September 9, 2019 

Requested Action: 

a) UDO §Table 8.B and UDO § 9.B.2.C.1.c – Variance of Development Standards to permit the 

reduction of the side yard setback for an existing detached accessory structure in the R1 zone. 

b) UDO §9.B.2.C.1.a – Variance of Development Standards to permit an existing accessory structure to 

exceed the combined square footage of accessory structures allowed for a property less than 1 acre.  

c) UDO §9.B.2.C.1.b – Variance of Development Standards to permit an existing accessory structure 

to exceed the maximum height of 14 feet and the height of the principle building. 

Recommendation: 

Approve. See Findings of Facts for Approval on page 3 and Conditions of Approval on page 5.  
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ANALYSIS  

The subject property is located on the east side of Thurston Drive about 175 feet east of Promise Road. 

The petitioner’s property is located at the back of a 28 lot wooded neighborhood known as the Fishers 

Oakwood Addition. This neighborhood is surrounded by larger parcels of land for residential and 

agricultural uses (see Exhibits 2 and 3). The subject property contains a single family residence and a 

pole barn.  

 

The property was developed with a one-story single family residence with attached garage in 1968. 

According to the Standard Property Record Card prepared by Hamilton County (Exhibit 4), a120 square 

foot utility shed was installed in 2000. The project narrative included in the application (Exhibit 5), states 

that the previous property owner purchased and assembled the pole barn from a kit from Menards. The 

960 square foot barn was installed without a building permit. A permit is required for accessory 

structures greater than 200 square feet. According to aerial photos, typically flown in March or April, the 

pole barn and southern driveway was installed between 2016 and 2017 and the utility shed was removed 

in 2018. According to the application (Exhibit 5), the petitioners purchased the property in December 

2017 and discovered that the existing pole barn was constructed without obtaining a building permit 

just prior to closing. They have agreed to remove the existing driveway to south instead of requesting 

another variance for the second driveway. The petitioner would like to add electrical service to the 

existing accessory structure, but cannot proceed without obtaining a building permit for the existing 

pole barn.  

 

Side Yard Setback 

The petitioner has requested to reduce the minimum side yard setback to allow the existing pole barn. 

The side yard setback in the R1 (Low Density Single Family Residential) zone is 10 feet. The existing 

accessory building was constructed approximately 2 feet from the side property line to the south per 

the Site Plan prepared SEA Group Land Surveyors (Exhibit 6). The existing setback is shown in photos 3 

through 5 of the site photos (Exhibit 7). If the previous owner had gone through the building permit 

process, the accessory structure would not have been approved unless it met the minimum 10 foot side 

yard setback. All but one developed lot in the Fishers Oakwood Addition has at least one detached 

accessory structure. Ten lots, or a third of the neighborhood, may have accessory structures that do not 

meet the minimum 10 foot side yard setback (see Exhibit 8). Most of the accessory structures in question 

are about 5 feet from the side property line and did not require a building permit since they are under 

200 square feet. If this variance of development standards request is approved, it would allow the 

existing pole barn to remain in the current location with an approximate 2 foot setback. 

 

Accessory Structure Size 

The property owner has requested to exceed the maximum combined square footage of detached 

accessory structures per UDO §9.B.2.C.1.a, which states that the maximum combined area of accessory 

structures shall be limited to 50% of the principal building (residence) or 1,000 square feet, whichever is 

less. The existing residence is 1,704 square feet. Therefore the maximum area of accessory structures 

allowed on the property is 852 square feet. The existing pole barn is 960 square feet or 108 square feet 

greater than the maximum allowed area. The sum of accessory structure area for lots in the 

neighborhood range from 64 feet to 1,356 square feet. The lots greater than one acre tend to have 

larger or more accessory structures and are allowed to have accessory structures up to the size of the 

existing residence or 2,000 square feet, whichever is less.  

 



Exhibit 1 

3 

While the size of the existing pole barn on the subject property exceeds 50% of the primary residence, 

it is still less than maximum 1,000 square feet allowed for properties under one acre that have larger 

homes. The existing pole barn appears to be a 2-car detached garage from the road. The length of the 

pole barn is only visible to the neighboring properties on either side as well as the agricultural land 

behind the subject property. The existing trees along the north property line partially obstructs the view 

of the existing pole barn from neighboring property (to the north). If this variance of development 

standards request is approved, it would allow the existing structure to remain on the property at the 

current size. A condition of approval has been added that no additions to the pole barn and no 

construction or installation of additional accessory structures would be allowed without an additional 

variance application and public hearing.  

 

Accessory Structure Height 

The applicant has requested to exceed the maximum height of detached accessory structures per UDO 

§9.B.2.C.1.b. According to the UDO, the height of an accessory structure shall be limited to 14 feet, but 

no such structure shall be taller than the principal building. Per the building plans provided, the existing 

pole barn is about 15 feet. The accessory structure is also taller than the primary single family residence 

as shown by the site photos (refer to photos 1, 3, 6 and 7 in Exhibit 7). The height of the existing pole 

barn exceeds the maximum height and the height of the existing house to accommodate a taller garage 

door. The larger garage door may accommodate a taller vehicle, such as an RV. If this variance of 

development standards request is approved, it would allow the existing structure to remain at the 

current height. 

 

Although the existing pole barn does not meet the minimum side yard setback, maximum accessory 

structure size or accessory structure height, it was constructed under previous property ownership 

without building permits. The petitioner has requested the aforementioned variances so that they can 

obtain building permits for the existing structure. Removing, relocating or altering the existing structure 

would have financial consequences for the petitioner for an issue created by the previous property 

owner. Since the subject property is near the end of the road in a wooded rural neighborhood the 

existing pole barn is consistent with the character of the area.  

 

VARIANCE OF DEVELOPMENT STANDARDS FINDINGS 

AGENDA ITEM #3: 

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 existing pole barn is meant for accessory uses to the 

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



Exhibit 1 

4 

lawn maintenance equipment, etc. The use of the pole barn to store large items will decrease 

the likelihood of these items to be stored outside in the yard and driveway. It is not anticipated 

the that storage of personal items would affect the public health, safety, morals and general 

welfare of the community. 

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 because the property owner would need to remove or alter and 

relocate the existing pole barn. The removal or alteration and relocation of the existing pole 

barn would create a financial hardship for the petitioner who purchased the property with an 

existing outbuilding and it may affect the structural integrity of the pole barn. The relocation 

of the pole barn to meet setback standards may affect access to the pole barn as well as 

existing utilities on the property. Relocating the pole barn may require the relocation or 

addition of a driveway to make the pole barn accessible to vehicles. It may also require the 

relocation of utilities such as gas or septic systems. The reduction of the structure size may 

affect the utilization of the structure if it is used for the storage of larger vehicles such as RVs 

or boats. The reduction of the pole barn to meet the height regulations may affect the roof 

pitch of the structure if the taller garage door is a feature that the petitioner needs for the 

building. The taller garage door on the pole barn is meant to accommodate larger vehicles, 

such as RVs. If the taller door is required and remains, it would affect the pitch of the roof and 

possibly require new engineered trusses for the revised roof pitch.  

 

RECOMMENDATIONS 

AGENDA ITEM #3: 

 

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. 
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With 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. All utilities within the accessory structure shall be connected to the primary residential structure 

(principal building). Separate metering and addressing is prohibited. 

3. The driveway at the south side of the property shall be removed and landscaped. 

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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ADMINISTRATIVE INFORMATION OWNERSHIP Card No. of

Site Description

TRANSFER OF OWNERSHIP

Date

VALUATION RECORD
Assessment Year

Reason for Change

VALUATION

LAND DATA AND CALCULATIONS

Land Type

Rating
Soil ID
-or-

Actual
Frontage

Measured
Acreage
-or-

Effective
Frontage

Table

Effective
Depth

Prod. Factor
-or-

Depth Factor
-or-

Square Feet
Base
Rate

Adjusted
Rate

Extended
Value

Influence
Factor Value

Supplemental Cards
TOTAL LAND VALUE

29-07-33-101-013.000-012     Thoman, Timothy P II & Hannah R h&w           422 Thurston Dr                            511
Tax ID 1007330101013000 Printed 05/24/2019 1 1

PARCEL NUMBER
29-07-33-101-013.000-012

Parent Parcel Number

Property Address
422 Thurston Dr

Neighborhood
607100   GREEN VALLEY ESTATES/COMB NBHD

Property Class
511   Res 1 fam unplatted 0-9.99 ac

TAXING DISTRICT INFORMATION

Jurisdiction   29     

Area           010    Noblesville

Corporation    N      

District       012    Noblesville Township

175

Topography:
Level

Public Utilities:
Electric

Street or Road:
Paved

Neighborhood:
Static

Zoning:

Legal Acres:
0.5400

Admin Legal 
0.6300

FARMLAND COMPUTATIONS

Parcel Acreage       0.5400

81 Legal Drain NV   [-]
82 Public Roads NV  [-]
83 UT Towers NV     [-]
 9 Homesite(s)      [-]
91/92 Excess Acreage[-]

TOTAL ACRES FARMLAND

TRUE TAX VALUE

Measured Acreage
Average True Tax Value/Acre

TRUE TAX VALUE FARMLAND

Classified Land Total
Homesite(s) Value     (+)
Excess Acreage Value  (+)

       32900

RESIDENTIAL

Thoman, Timothy P II & Hannah R h&w
422 Thurston Dr
Noblesville, IN 46060 

Acreage .63, Section 33, Township 19, Range 5 12/08/2017    Ligler, Scott A                               $178000
                  Doc #: 2017-61089
06/27/2014    Tye, Timothy Nick                             $132000
                  Doc #: 2014-25453
03/01/2010    Wanous, Brian J                               $122500

Appraised Value

VALUATION
True Tax Value

L
B
T

L
B
T

    03/01/2013

         Trend

      31100
      78600
     109700
      31100
      78600
     109700

    03/01/2014

         Trend

      31200
      81000
     112200
      31200
      81000
     112200

    03/01/2015

         Trend

      31200
      82600
     113800
      31200
      82600
     113800

    01/01/2016

         Trend

      32900
      87400
     120300
      32900
      87400
     120300

    01/01/2017

         REVAL

      32900
      87300
     120200
      32900
      87300
     120200

    01/01/2018

         Trend

      32900
     109300
     142200
      32900
     109300
     142200

    01/01/2019

         Trend

      32900
     114200
     147100
      32900
     114200
     147100

 1 HOMESITE                                    0.5400                    1.45    42000.00  60900.00            32890                                   32890

Supplemental Cards

TRUE TAX VALUE     32890

LO16: CHANGED LAND FROM FF TO ACREAGE 1-1-16 TBS
NR18: ADDED POLE BARN PER SALES INFO 01-01-18 RW
RV17: 01/01/2017 RW
RVAL: 2012 ADDED UTL SHED  ADG

rneeley
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Exhibit 4 - Standard Property Record Card



IMPROVEMENT DATA

PHYSICAL CHARACTERISTICS

SPECIAL FEATURES SUMMARY OF IMPROVEMENTS

Description Value ID Use
Stry
Hgt

Const
Type Grade

Year
Const

Eff
Year Cond

Base
Rate

Feat-
ures

Adj
Rate

Size or
Area

Computed
Value

Phys
Depr

Obsol
Depr

Market
Adj

%
Comp Value

Data Collector/Date Appraiser/Date Neighborhood Supplemental Cards
TOTAL IMPROVEMENT VALUE

Neigh 607100  AVJP  07/12/2016   01/01/1900

20

24Br G 

480
36

41

21

12

20

1 s Br 
C 

1224

12

12

Cnpy
Br P

Conc

9

6

OFP

72

15

Wd Dk

180

04
05

29-07-33-101-013.000-012   Property Class: 511
422 Thurston Dr

Finished
    Construction    Base Area Floor Area Sq Ft    Value
1   WOOD FRAME           1224   1.0       1224    83150

                         1224 Crawl    ----        5980

TOTAL BASE   89130

Row Type Adjustment   1.00%
SUB-TOTAL   89130

       0 Interior Finish          0
       0 Ext Lvg Units            0
       0 Basement Finish          0

Fireplace(s)             0
Heating                  0
Air Condition         3030
Frame/Siding/Roof     8990
Plumbing Fixt: 7    1600

SUB-TOTAL ONE UNIT  102750
SUB-TOTAL 0 UNITS  102750

    Garages
       0 Integral                0
     480 Att Garage          13660
       0 Att Carports            0
       0 Bsmt Garage             0
    Ext Features              9520

SUB-TOTAL  125930
Quality Class/Grade       C

GRADE ADJUSTED VALUE  125930

Exterior Features
Description   Value
BRP            1930
CNPY/           780
CONCP            70
OFP            3560
WDDK           3180

Style:
   41 Newer conventional 1 story
Occupancy: Single family

Story Height:  1.0
Finished Area: 1224 
Attic:         None
Basement:      None

ROOFING
Material: Asphalt shingles

FLOORING
Slab         1.0
Vinyl tile          1.0
Carpet              1.0

EXTERIOR COVER 
Brick               1.0

INTERIOR FINISH
Drywall             1.0

ACCOMMODATIONS
Finished Rooms            8
Bedrooms                  3
Formal Dining Rooms       1

HEATING AND AIR CONDITIONING
Primary Heat: Central Warm Air
           Lower       Full  Part
           /Bsmt    1  Upper Upper
Air Cond       0  1224     0     0

PLUMBING
                 # 
3 Fixt. Baths    1   3
2 Fixt. Baths    1   2
Kit Sink         1   1
Water Heat       1   1
  TOTAL              7

REMODELING AND MODERNIZATION
                   Amount   Date

(LCM: 100.00)

 D   DWELL       1.00        C     1968 1968  A    0.00   N     0.00    1224   125930   40     0  128   100      96700
 G01 ATTGAR      0.00  7                          28.45   N    28.45     480    13660    0     0    0     0          0
 04  UTLSHED     0.00  1     C     2000 2000  A   19.36   N    19.36  10x 12     2320   50     0  100   100       1200
 05  T3AWI      10.00        C     2016 2016  A   20.85   N    18.87  24x 40    18120   10     0  100   100      16300

    114200
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Project Narrative 
 
The accessory outbuilding was built by the Thoman’s predecessor in title shown on the last deed shortly 
before selling to the applicant. The predecessor in title purchased a kit from Menards and paid a 
contractor to assemble and neither the predecessor nor contractor obtained a building permit. The lack 
of building permit was not discovered until right before the closing at which the applicant purchased the 
home with the accessory building. The variance is sought to enable the Thoman’s to obtain a permit that 
would enable the accessory outbuilding to be connected to electric service.. The accessory outbuilding for 
which the variance is sought will be used for household/residential storage and related uses. 
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1) Looking up both driveways to the house and the pole barn that is taller than the existing house. The southern 

driveway (on the right) will be removed.  
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Exhibit 7 - Site Photos



 
2) Looking northeast from the southern driveway. 
 

 
3) View of the existing house and pole barn from the fence along the southern property line. 



  
4) Looking at the pole barn from the southern 

driveway. 

5) Looking at the pole barn from the existing 

fence along the southern property line.  



 

6) Looking west to the house and pole barn from the southeast corner of the property.  

 

 
7) Looking southwest to the house and pole barn from the northeast corner of the property.  



 
8) Looking south to the house, pole barn and rear yard from the middle of the north property line. 
 

 
9) Looking southeast to the house and front yard from the northwest corner of the property.  



 

 
10) Looking at both driveways from the neighboring property to the south. The southern driveway will be removed. 
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Exhibit 8 - Neighborhood Accessory Structures

Properties that have accessory structures that may not meet 10 ft side yard setback

__ SF Total area of accessory structures on the property

960 SF


