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BOARD OF ZONING APPEALS DIVISION I                                May 14, 2024 
 

 

Case Number: 2024-DV1-015 
Property Address:  951 Tecumseh Street (approximate address) 
Location: Center Township, Council District #13 
Petitioner: Alysse Popov, by Josh Smith 
Current Zoning: D-5 / MU-1 

Request: 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the location of a carriage house in 
front of the established building line of the primary building (not 
permitted) and a 14.5-foot rear yard setback (20 feet required). 

Current Land Use: Residential 
Staff 
Recommendations: Staff recommends approval of this petition 

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

• This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
• Staff recommends approval of this petition 
 

PETITION OVERVIEW 
 

 
• This petition would provide for the location of a carriage house in front of the established building line 

of the primary building (not permitted) and a 14.5-foot rear yard setback (20 feet required). 
 

• It has come to Staff’s attention that the request for the 14.5-foot rear yard setback is not necessary, 
as minor residential structures are permitted to be located up to 5 feet from the rear lot line, per 
Chapter 743, Article III, Section 6.A of the Zoning Ordinance. This variance was mistakenly included 
and can be removed from the request.  

 
• The secondary structure in question was built after acquiring proper permits, when it was later realized 

that the proposal required a variance that had previously been unnoticed.  
 

• The primary structure is located zero feet from the rear property line and the front building line is 
approximately 29 feet from the front property line. While this site configuration is ordinary for the 
surrounding block, this is abnormal development for most residential districts. Further, with this 
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portion of Tecumseh Street being classified as terrace frontage, the maximum permitted front setback 
is 19.9 feet, the front setback of the primary structure would be legally non-conforming as it exceeds 
this amount. Given this, Staff does see there to be a degree of practical difficulty with regards to 
placing accessory structures behind the front building line. Additionally, the proposal calls for the 
secondary structure to sit approximately 22 feet from the front building line. This distance would not 
significantly deviate from the surrounding character in terms of the distance that structures sit from 
the front property line, as most front building lines on this portion of Tecumseh Street are between 
20-25 feet. 

 
• Further, the lot was platted in 1910 and has a lot area of approximately 3720 square feet, well under 

the standard D-5 amount of 5000 square feet. Staff sees this reduced lot size as another practical 
difficulty upon the owner with regards to placing structures. Staff would note that, despite this 
hardship, the proposal would still conform with required open space and setback requirements.  

 
• Additionally, while almost all residences on Tecumseh Street contain front-loading garages, the 

proposed detached garage component of the structure will provide vehicular access from the alley, 
which is the recommended method when alley access is present, per the Infill Housing Guidelines.  

 
• With the site containing reasonable practical difficulties, and the proposal conforming with the Infill 

Housing Guidelines when possible, and with the proposal resulting in minimal change in form and 
character to the area, Staff is supportive of the request. 

GENERAL INFORMATION 

 
Existing Zoning D-5 / MU-1 
Existing Land Use Residential 
Comprehensive Plan Traditional Neighborhood 
Surrounding Context Zoning Surrounding Context 

North:   MU-1 North: Single-family residential   
South:    D-5 South: Single-family residential     

East:    D-5 East: Single-family residential      
West:    D-5 West: Single-family residential      

Thoroughfare Plan 

Tecumseh Street Local Street   27 feet of right-of-way existing and 
48 feet proposed 

Context Area Compact 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 3/28/24 
Site Plan (Amended) N/A 
Elevations 3/28/24 
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Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 4/11/24 
Findings of Fact 
(Amended) N/A 

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

• Infill Housing Guidelines 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan pattern Book recommends the Traditional Neighborhood living 
typology for this site. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site.”  
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
• With regards to secondary structures, the Infill Housing Guidelines recommends: 

o Placing building behind primary building line 

o Access garages from alley when possible 

o Coordinate design and sizing of secondary structures with the primary structure 

• The proposal does call for the secondary building to be in front of the building line, due to practical 
difficulties with regards to lot size and the existing location of the primary building. The proposal is in 
accordance with the remainder of the recommendations. 
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Indy Moves 

(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 
 

 
• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

N/A 

ZONING HISTORY – VICINITY 

2021ZON006; 2022 E 10th Street (north of site), Rezoning of 0.294 acre from the MU-1 district to the 
D-5 district, approved. 

2018ZON087; 2018 E 10th Street (north of site), Rezoning of 0.15 acre from the MU-1 district to the D-
5 classification, approved. 

2015UV2019; 2014 E 10th Street (north of site), Variance of use and development standards of the 
Commercial Zoning Ordinance to permit primary and accessory residential uses (not permitted), including 
the legal establishment of an existing dwelling unit and the construction of a 746-square foot detached 
garage, with a second floor dwelling unit, and with both structures having an approximately one-foot west 
side setback (10-foot side setback required), approved. 

2009UV1005; 2103 E 10th Street (east of site), VARIANCE OF USE of the Commercial Zoning 
Ordinance to provide for a gas station and convenience store (not permitted) utilizing an existing building 
and gas station canopy permitted by previous variance petitions, approved. 

2005ZON191; 2032 E 10th Street (north of site), rezoning of 0.15 acre from C-2 to C-3C to provide for 
a mixed-use redevelopment. Recorded instrument number 2006-0053708, approved. 

98-Z-235; 2122 E 10th Street (north of site), rezoning of 1.175 acres from the C-2 to C-3, to provide for 
a fast food restaurant, with drive-through service and a separate check-cashing facility, approved. 

  



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
EXHIBITS 
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