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BOARD OF ZONING APPEALS DIVISION 1            October 1st,2024 
 

 

Case Number: 2024-UV1-020 

Property Address:  3450 Winthrop Avenue 

Location: Center Township, Council District #8 

Petitioner: Navneet Kaur 

Current Zoning: D-5 

Request: 

Variance of use and development standards of the Consolidated Zoning 

and Subdivision Ordinance to provide for operation of a mobile spa (not 

permitted) within a recreational vehicle parked within the front yard on a 

non-hard surfaced area (hard surfaced area required). 

Current Land Use: Residential 

Staff 
Recommendations: Staff recommends denial of this variance request. 

  

Staff Reviewer: Kiya Mullins, Associate Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
Staff recommends denial of this variance request. 
 

PETITION OVERVIEW 
 

 
 This petition would allow for the storage of the Sauna Social’s commercial vehicle, to be parked 

in a residential front yard without a hard surface below it. 
 This property is a D-5 zoned single family house, located on a parcel that is 0.22 acres. 

Surrounding this property include several single-family homes and at least one duplex. 
 The Sauna Social bus is currently parked on a gravel parking area in front yard at 3450 Winthrop 

Avenue The bus will not conduct any business at this location but instead be stored there and 
prepped for events. Prepping of the Sauna Social bus include: 

o Filling up the water tank; Loading firewood into the on-board storage; Emptying out ashes 
from the wood burning sauna to be placed in the onsite compost pile; Deliveries of wood 
to the location for the bus; and the cleaning of the interior of the bus. 

 No fire will be started until the Sauna Social bus is at an intended location for business. 
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 There are currently four employees working for the Sauna Social business, three of which 

commute to the location for work and park their vehicles beside the commercial vehicles. With 
employees traveling to and from the property on a narrow local street and parcel, it would cause 
unnecessary traffic in the area and cause visual vehicular congestion resulting in a disorderly 
aesthetic. This parcel is also located in a wellfield protection area, and with the increased use 
intensity and activity and vehicles this could pose a danger of leaking chemicals into the ground 
and ultimately the water beneath the property. 

 As stated in the ordinance no commercial vehicle may be stored or parked on a residentially 
zoned property, unless there is active, legal construction taking place on the site or commercial 
vehicles that are in the course of making normal and reasonable service calls. (pg 117). At the 
time of this petition no construction is occurring at or around 3450 Winthrop and the Sauna Social 
bus currently is taking up most of the space that is available in between the front façade and the 
right of way. 

 In Staff’s opinion, uses that are characterized by the outdoor storage and potential maintenance 
of commercial vehicles and dispatch operations of such vehicles has similarities to a fleet terminal. 
While the request is only for the storage of one vehicle at this time, Staff is concerned that 
approval of the request and growth of the business may result in a need for additional vehicles. 
While such an occurrence would require the filing of a future land use request, Staff strongly 
believes that the request should be denied initially given the lack of a hardship, the residential 
context, and the wholly inappropriate storage of the vehicle, on gravel, within the front yard of a 
single-family platted lot. 

GENERAL INFORMATION 

 

Existing Zoning D-5 

Existing Land Use Residential 
Comprehensive Plan 5 - 8 Residential Units per Acre 
Surrounding Context Zoning Surrounding Context 

North:  D-5 North: 5-8 Residential Units per Acre 
South:   D-5 South: 5-8 Residential Units per Acre  

East:   D-4 East: 5-8 Residential Units per Acre 
West:   D-5 West: 5-8 Residential Units per Acre 

Thoroughfare Plan 

Winthrop Avenue Local Street 
50ft right-of-way existing and 48ft 
right-of-way-proposed. 

Context Area Compact 
Floodway / Floodway 
Fringe 

No 

Overlay No 
Wellfield Protection 
Area 

Yes 

Site Plan 08/21/2024 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
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Findings of Fact 08/21/2024 
Findings of Fact 
(Amended) 

N/A 

 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

 Mapleton Fall Creek Neighborhood Land Use Plan (Resolution 2013-CPS-R-002)  

 Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

Not Applicable to the Site) 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
 Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 
 5 - 8 Residential Units per Acre  

o In suburban and rural areas this is a common multi-family density and typically the highest 
density single-family category in suburban areas. In urban areas, it is common for both 
single-family and multi-family development. Development at this density is appropriate 
along bus corridors but should not take place in proximity to planned light rail transit stops 

 Though the property at 3450 Winthrop is not covered by The Marion County Land Use Plan 
Pattern Book, the most closely related living typology for this area would be Suburban 
Neighborhood. A Suburban Neighbor living typology is predominantly comprised of single-family 
housing (with some attached and multifamily housing development) and supported by a variety 
of neighborhood-serving businesses and amenities. It does not contemplate industrial uses as a 
compatible land use type. 

 

Infill Housing Guidelines 
 

 
 “Not Applicable to the Site.  

 

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 – SURROUNDING AREA 

 2005-UV3-045 – 3525 Guilford Avenue 
o Provide for a transitional housing facility (not permitted) within an existing two-family 

dwelling in D-5. Withdrawn. 
 2020-UV1-003 – 3544 Carrollton Avenue 

o Variance of use of the Consolidated Zoning and Subdivision Ordinance to legally 
establish a multi-family building (not permitted). Denied. 
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EXHIBITS 
 

 

 

Exhibit 1: Area map around 3450 Winthrop Avenue. 
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Exhibit 2: Site Plan for 3450 Winthrop Ave. 
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Exhibit 3: The submitted findings of fact for 3450 Winthrop Ave.  
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Exhibit 4: 3450 Winthrop Avenue with Sauna Social Bus parked out front on the gravel driveway.  
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Exhibit 5: Closer up photo of 3450 Winthrop Avenue with Sauna Social Bus parked out front on the 
gravel driveway. 
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Exhibit 6: Front View of the Suana Social Bus. 
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   Exhibit 7: Looking north down Winthrop Ave.     Exhibit 8: Looking south down Winthrop Ave. 
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Exhibit 9: The homes north of 3450 Winthrop 
Ave. 

 

 

 

 

 

 

 

Exhibit 10: The homes south of 3450 Winthrop 
Ave. 

 

 

 

 

 

 

 

 

Exhibit 11: The homes across from 3450 
Winthrop Ave. 
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Exhibit 12: Plan of operation for the Sauna Social Bus business at 3450 Winthrop Ave.  


