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BOARD OF ZONING APPEALS DIVISION I                   June 3, 2025 
 

 
Case Number: 2025-UV1-008 (Amended) 

Address: 6158 West 10th Street (approximate address) 

Location: Wayne Township, Council District #16 

Zoning: D-3 (W-1) (W-5) 

Petitioner: Homes In Motion LLC, by John Cross 

Request: Variance of use and development standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for Office: Business, Professional or 

Government uses (not permitted) and parking areas up 157 feet wide within 

the front yards of Vinewood Street and High School Road (30-foot width 

permitted). 

 
Current Land Use:   Commercial office 
 
Staff Recommendation:    Staff recommends approval of this petition. 
 
Staff Reviewer:  Robert Uhlenhake, Senior Planner 
 
 

PETITION HISTORY 
 
 

 
This is the first public hearing for this petition.   
 
This petition was amended to remove the request for a second vehicular access point. No new notice will 
be required as this amended request is less intense than the original published request.  
 
 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of this petition.  

 

PETITION OVERVIEW 
 

 

 The subject site is developed with a single-family dwelling, detached garage, paved parking, gravel 
parking lot, and enclosed fenced in area. A real estate office, one 24-square foot ground sign, and 
two 15-square foot wall signs were approved per 2019-UV2-005.  

 
VARIANCE OF USE 
 

 The requested variance of use to provide for Office: Business, Professional or Government uses, 
would provide for additional office uses beyond the permitted by variance real estate office use.  
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 The site is currently used as a real estate office per a use variance granted in 2019. Providing for 
additional commercial offices would allow the site, that is not likely to be used residentially again, to 
be a buffer between the more intense C-5 district to the south and the less intense D-3 district to the 
north. 

 

 The suburban neighborhood recommendation of the Comprehensive Plan supports a variety of 
neighborhood-serving businesses, institutions, and amenities which means the proposed use would 
align with this recommendation. 

 
VARIANCE OF DEVELOPMENT STANDARDS 
 

 The requested variance of development standards to provide for a parking area up 157 feet wide 
within the front yards of Vinewood Street and High School Road, is a result of the subject site 
having three frontages.  The frontage on West 10th Street has a 15-foot front setback after 
numerous road expansions, leaving little room if any for appropriate parking.  Resulting in the need 
to place the parking area in the front yards of Vinewood Street and High School Road.  

 

 In Staff’s opinion, the request is consistent with the existing surrounding commercial uses and 
would represent a minor deviation from the Ordinance. 

 

 Generally, staff supports property improvements if their location and characteristics do not 
negatively impact adjoining residential areas by causing a nuisance to the surrounding 
neighborhood. Staff believes that this would be true for this particular variance request.  

 
GENERAL INFORMATION 

 

Existing Zoning D-3 

Existing Land Use Commercial Office 

Comprehensive Plan Suburban Neighborhood 

Surrounding Context Zoning Surrounding Context 
North:   D-3 Single-family dwellings 

South:    C-5 Commercial retail 

East:    D-3 Single-family dwellings 

West:    D-3 Single-family dwellings 

Thoroughfare Plan 

10th Street 
 

Vinewood Avenue 
 

High School Road 
 

Primary Arterial Street 
 
Primary Collector Street 
 
Primary Collector Street 

112-foot proposed right-of-way and 
285-foot existing right-of-way. 
 
80-foot existing right-of-way, and an 
80-foot proposed right-of-way. 
 
65-foot existing right-of-way and 80-
foot proposed right-of-way. 

Context Area Metro area 

Floodway / Floodway 
Fringe 

No 
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Overlay N/A 

Wellfield Protection Area Yes 

Elevations N/A  

Landscape Plan N/A  

Site Plan May 29, 2024 

Findings of Fact September 11, 2024 
 

 
COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

• Indy Moves Transportation Integration Plan (2018) 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book (2019) recommends suburban neighborhood 

development for the site.  

• The Suburban Neighborhood typology is predominantly made up of single-family housing but is 

interspersed with attached and multifamily housing where appropriate. This typology should be 

supported by a variety of neighborhood-serving businesses, institutions, and amenities. Natural 

Corridors and natural features such as stream corridors, wetlands, and woodlands should be treated 

as focal points or organizing systems for development. Streets should be well-connected, and 

amenities should be treated as landmarks that enhance navigability of the development. This typology 

generally has a residential density of 1 to 5 dwelling units per acre, but a higher density is 

recommended if the development is within a quarter mile of a frequent transit line, greenway, or park. 

• Small-Scale Offices, Retailing, and Personal or Professional Services  

o If proposed within one-half mile along an adjoining street of an existing or approved 

residential development, then connecting, continuous pedestrian infrastructure between 

the proposed site and the residential development (sidewalk, greenway, or off-street path) 

should be in place or provided.  

o Should be located at the intersections of arterial streets and should be no closer than one 

mile to another commercial node with one acre or more of commercial uses except as 

reuse of a historic building.  

o Should be limited to an aggregate of 3.5 acres per intersection, with no one corner having 

more than 1.5 acres. Should be limited to areas and parcels with adequate space for 

required screening and buffering.  

o Automotive uses (such as gas stations and auto repair) and uses requiring separation of 

greater than 20 feet under the zoning ordinance (such as liquor stores, adult uses, and 

drive-through lanes) are excluded. Should not include outdoor display of merchandise. 
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• Office uses are contemplated within the suburban neighborhood typology, which is why staff 

determined the request would be supportable.  

 
 

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 
 

 

• Not Applicable to the Site.  

 

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

 

 

• Indy Moves Plans Indy Moves Transportation Integration Plan (2018) proposes an off-street multi-

use path from Railroad Tracks to Beachway Drive.  

ZONING HISTORY 
 

 

2024-ZON-096; 6158 West 10th Street (subject site), Rezoning of 1.00 acre from the D-3 (W-1) district 

to the C-1 (W-1) district to provide for a second driveway and parking lot of a Real Estate Office, 

Withdrawn. 

2024-VAR-013; 6158 West 10th Street (subject site), Variance of Use and Development Standards of 

the Consolidated Zoning and Subdivision Ordinance to provide for an expansion of an existing accessory 

structure, with a total accessory structure size of 1,215.35 square feet, a six-foot-tall fence and to permit 

outdoor storage and operations consisting of four trailers, one skid steer loader, one mini excavator and 

one mini backhoe, Granted. 

2019-UV2-005; 6158 West 10th Street (subject site), Variance of use and development standards of the 

Consolidated Zoning and Subdivision Ordinance to provide for a real estate office (not permitted) and 

one 24-square foot ground sign and two 15-square foot wall signs (ground signs permitted for subdivision 

and projects only, one wall sign permitted and sign area of three percent of façade permitted), approved.  

2006-DV2-016; 1010 Center Drive (northeast of site), Variance of Development Standards of the 

Dwelling Districts Zoning Ordinance to provide for the construction of a 13-foot tall, 766-square foot 

detached garage located between the established front building line and the right-of-way (not permitted), 

granted.  
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99-UV1-160; 6158 West 10th Street (subject site), Variance of use of the Dwelling Districts Zoning 

Ordinance to provide for an assisted transportation business for handicapped persons, with parking for 

2 vans in a detached garage, denied.   

70-UV3-34; 1010 North High School Road (west of site), requested a variance of use of the Dwelling 

Districts Zoning Ordinance to provide for general office use, within an existing building, granted. 

 
RU ******* 
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EXHIBITS 
 

 
Location Map 
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Site Plan 
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Findings of Fact 
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Photographs 
 

 
Subject property looking west. 

 

 
Subject property, existing entrance from Vinewood Street to be closed, looking east 
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Subject property, proposed entrance from High School Road, looking southeast 

 

 
Adjacent property to the east, looking north. 
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Adjacent property to the north, lookinh northeast. 

 
 

 
Adjacent property to the west, looking south.  

 


