
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-UV1-024 
Address: 3348 North Sherman Drive (approximate address) 
Location: Center Township, Council District #17 
Zoning: D-5 
Petitioner: Vivian L. Randolph 
Request: Variance of use and development standards of the Consolidated Zoning 

and Subdivision Ordinance to provide for operation of a commercial 
garden, food processing center and eating establishment (not 
permitted), with the primary building having a front setback of 135 feet 
from Sherman Drive (maximum 50-foot setback permitted). 

 
RECOMMENDATIONS 
 
Staff recommends approval of the request, subject to the following commitments: 
 

1. The grant shall be subject to the plan of operation, file-dated September 18, 2023. 
2. Development of the site shall be in substantial compliance with the site plan, file dated 

September 18, 2023. 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
EXISTING ZONING AND LAND USE 
 D-5  Compact Urban Garden 
 
SURROUNDING ZONING AND LAND USE 
 North  D-5  Single-family Dwelling 
 South  D-5  Single-family Dwelling 
 East  D-5  Single-family Dwelling 
 West  D-5  Single-family Dwelling 
 
COMPREHENSIVE PLAN  The Comprehensive Plan recommends Traditional Neighborhood 

development. 
 

 This 0.25-acre lot, zoned D-5, is currently improved with garden space and equipment and 
material storage structures. 

 

 The site is surrounded, in all directions, with single-family dwellings within the D-5 District. 
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STAFF REPORT 2023-UV1-024 (Continued) 
 

 The D-5 District is intended for medium and large-lot housing formats, primarily for detached 
houses. This District should be deployed for new walkable suburban neighborhoods or for infill 
situations in established urban areas. 

 
VARIANCE OF USE 
 

 The request would allow for the construction of a 20-foot by 40-foot building that would be used as 
a food processing center. This center would allow for crops grown on site, or locally sourced, to be 
processed and packaged for sales on site and off-site in commercial retail settings. The request 
represents an expansion of existing on-site operations, including an urban garden and limited on-
site retail sales direct to consumers. 
 

 According to the plan of operation, file-dated September 18, 2023, no more than four workers 
would be within the kitchen at any given site. In addition, most shipping and receiving would be 
done with the use of the property owners 17-foot refrigerated truck. Parking could be 
accomplished with the use of the alley to the rear of the property or with the use of on-street 
parking within the confines of the side lot lines. 

 

 Processing and packaging of food and beverages are typically only permitted within the Industrial 
Districts. However, Staff would note that this is largely due to the assumption that such operations 
are intended to be conducted on an industrial scale, on a regional or nation-wide distribution level.  

 

 The use, as proposed, is more in line with the Artisan Food and Beverage land use. While this use 
is permitted within most Commercial and Mixed-Use Districts, and therefore would continue to 
require a variance of use within the D-5 District, Staff would note that this type of use is 
contemplated by the Land Use Pattern Book. 

 

 According to the Land Use Pattern Book, such operations, classified as Community 
Farms/Gardens, are promoted to be located on sites recommended for Traditional Neighborhood 
Development, so long as they are limited to no more than two acres per site. This 
recommendation contemplates the sales of products grown on site. 

 

 In addition to being responsive to the Comprehensive Plan recommendation, Staff also believes 
that the request is responsive to the Livability Principles of the Zoning Ordinance itself. 
Specifically, Staff believes that the request promotes the following principles: Enhancing 
Economic Competitiveness; Supporting Existing Communities; and Valuing Communities and 
Neighborhoods. 

 

 For this reason, Staff recommends approval of the request, subject to the plan of operation, file-
dated September 18, 2023. 
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VARIANCE OF DEVELOPMENT STANDARDS 
 

 The request would allow for the construction of the processing center to be located 135-feet from 
Sherman Drive. Primary structures within the type of lot typology must be located between 20 and 
50 feet from the front lot line. This standard is intended to preserve existing residential 
streetscapes as they relate to front yard setbacks. 
 

 While Staff is hesitant to recommend approval of such a deviation, Staff would note that this 
standard is intended to apply to primary residential buildings. By allowing the proposed building to 
be located towards the rear of the lot, this allows for the property to appear more open from the 
street. In addition, it ensures that any sound that may be emitted by the proposed structure and 
use would occur at the depth of the lot where a detached garage or general open area would be if 
the site were used residential. This would mitigate any audible impact the use may impose on 
adjacent properties. 

 

 For these reasons, Staff recommends approval of the request, subject to substantial compliance 
with the site plan, file-dated September 18, 2023. 

 
GENERAL INFORMATION 
 
THOROUGHFARE PLAN  This portion of Sherman Drive is classified as a Primary 

Arterial in the Official Thoroughfare Plan for Marion County, 
Indiana with an existing and proposed 60-foot right-of-way. 

 
      
 
SITE PLAN    File-dated September 18, 2023. 
 
PLAN OF OPERATION  File-dated September 18, 2023 
 
FINDINGS OF FACT   File-dated September 18, 2023. 
 
ZONING HISTORY – SITE 
 
None. 
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ZONING HISTORY – VICINITY 
 
2022-UV3-025; 3335 North Sherman Drive; requests variance of use of the Consolidated Zoning 
and Subdivision Ordinance to provide for the operation of a childcare facility; granted. 
 
2019-HOV-052; 3366 North Denny Street; requests variance of development standards of the 
Consolidated Zoning and Subdivision Control Ordinance to provide for a single-family dwelling and a 
detached garage with a four-foot rear setback from an alley; granted. 
 
2018-HOV-018; 3365 North Denny Street; requests variance of development standards of the 
Consolidated Zoning and Subdivision Ordinance to provide for a front porch addition to a single-family 
dwelling, with a nine-foot front setback; granted. 
 
2017-DV1-070; 3394 North Denny Street; requests variance of development standards of the 
Consolidated Zoning and Subdivision Ordinance to provide for an 18-foot tall, detached garage, taller 
than the primary dwelling; granted. 
 
 
 
 
 
 
 
EDH 

******* 
  



2023-UV1-024; Location Map 
 

 
  



2023-UV1-024; Findings of Fact 
 

 
 
  



 
2023-UV1-024;  Site Plan – File-dated September 18, 2023 
 

 
  



2023-UV1-024;  Plan of Operation – File-dated September 18, 2023 

 

 

  



2023-UV1-024;  Plan of Operation (Continued) – File-dated September 18, 2023 

 

  



2023-UV1-024; Photographs 

 

 
Photo One: Looking North Along Sherman Drive 

 

 
Photo Two: Looking South Along Sherman Drive 

  



 

 
Photo Three: Facing East Across Sherman Drive 

 

 
Photo Four: Looking West Into Subject Site 

 


