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DATE:  December 6, 2021 

CASE NO.:  DP-21-125 

PETITIONER:  Duke Realty 

REQUESTED ACTIONS:  Architectural and Site Design review for a proposed 204,840 +/- square foot 
single loaded distribution building within 600' of a residential zoned property. 

LOCATION:    Northeast Corner of Bradford Road and Midwest Drive 

PARCEL SIZE:  12.62 acres +/-  

APPLICABLE 
REGULATIONS: 

 Plainfield Zoning Ordinance 
Plainfield Subdivision Control Ordinance 
Plainfield Comprehensive Plan 

  
 

EXISTING ZONING AND LAND USE COMPREHENSIVE PLAN 
Site: I-2 Office/Warehouse Distribution  Site: Light Industrial 

North: I-2 Office/Warehouse Distribution  North: Light Industrial 

South: PUD Westmere PUD South: Single Family Detached 

East: I-3 Light Industrial  East: Light Industrial 

West: I-2 Office/Warehouse Distribution  West: Light Industrial 

PROJECT DESCRIPTION 

The applicant is seeking Architectural and Site Design review for a proposed 204,840 +/- square foot single 
loaded distribution building within 600' of a residential zoned property on the northeast corner of Bradford Road 
and Midwest Drive. 

PLANNING OVERVIEW 

The site is located at the northeast corner of Bradford Road and Midwest Drive, directly across from the 
Westmere Planned Unit Development. 

When originally approved several years ago, a southward expansion of the building had been contemplated.  
Since that time, the developed portion has been platted as a lot and this portion left as a block.  Another portion 
of the site on the southeast side was a former homestead that was acquired for roadwork.  An administrative 
secondary plat will be required to unify the site for development as a lot. 

Two ingress/egress points will access the site from Bradford Road. The access point roughly in the center of the 
building correlates with the entrance to the Westmere subdivision. One access point will come from Midwest 
Drive and appears to be oriented more for truck traffic than employee traffic.  

APPLICABLE PLANNING POLICIES:  

PUBLIC UTILITIES: Water and sewer systems in the area have been sized to accommodate the 
proposed building as typical distribution facilities.   Extension of the existing 
utility systems is proposed within the site development plans submitted to 
date.  Storm drainage for the building is proposed to be routed to a common 

https://www.townofplainfield.com/DocumentCenter/View/459/Article-213---I2-Office---Warehouse-Distribution-PDF
https://www.townofplainfield.com/DocumentCenter/View/459/Article-213---I2-Office---Warehouse-Distribution-PDF
https://www.townofplainfield.com/DocumentCenter/View/542/Westmere-PDF
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-27276
https://www.townofplainfield.com/DocumentCenter/View/459/Article-213---I2-Office---Warehouse-Distribution-PDF
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detention facility which will support the proposed building as well as others 
within this phase of the business park.   Most of the Allpoints business park has 
been designed with individual site detention so this is a departure from that 
concept.    The Town’s drainage ordinance allows either configuration.  

FLOODPLAIN: No known flood plain issues.  The site is not located within a Special Flood 
Hazard Area. 

TRANSPORTATION: This parcel was accounted for under the AllPoints Midwest business park traffic 
analysis that was originally completed back in 2006 and subsequently updated 
in 2018.  Recommended and completed roadway improvements from those 
reports include, but are not limited to, the reconstruction and widening of both 
Bradford & Smith Roads, the new construction of AllPoints Parkway & AllPoints 
Court, and traffic signal improvements at Bradford & Smith Roads and at 
AllPoints Parkway & Bradford Road. 

As mentioned above, this site was previously represented as a potential 
expansion of AllPoints Building 10, which was heard and approved under DP-
18-016.  That development plan established the construction of Midwest Drive 
as a Private Street.  The separate building proposed under this development 
plan is designed to have a single drive access to Midwest Drive, as well as two 
drive connections to Bradford Road.  One drive on Bradford Road is opposite 
Westmere Drive and will serve only cars.  The easternmost drive will be 
restricted through the use of a drive median.  The restricted drive was 
recommended by Staff due to the proximity to other existing drives.  

 

DESIGN REVIEW 
The Design Review Committee (DRC) met on November 9, 2021, and recommended approval subject to the 
following comments:  More information provided on landscaping and lighting. 

The following items are identified by the Zoning Ordinance as standards for Development Plan review: 

1. Minimum Yards and Building Setbacks:  Complies. 

2. Finished Façade Toward a Gateway:  Finished façade faces residential. Complies. 

3. Loading Space Orientation: Complies. 

4. Outside Storage: None shown. Complies.  

5. Maximum Building Height:  The maximum height of a building in this district is 75 feet. However, for 
every foot of height taller than 35 feet, the structure must be set back an additional foot of setback. The 
height of the building is just over 41 feet. The additional setback is present and this complies. 

6. Parking Spaces:  Complies. 

7. Site Lighting:  No information is available on additional lighting. 

8. Building Materials:  (Requirement: The primary Building material (excluding window, door, roofing and soffit 

materials) used on each applicable façade shall be brick or other masonry material.  If a masonry material other 
than brick is utilized, it shall include at least two (2) textures (e.g., rough, smooth, striated, etc.) or at least two (2) 
colors with the secondary texture or color constituting a minimum of ten (10) percent of the façade (exclusive of 

texture or color variation resulting from windows, doors, roofing and soffit materials).  Complies. 

9. Mechanical Equipment:  A line of sight drawing has been provided and it appears to comply. This will 
be reviewed again at time of construction and time of tenant buildout. 

10. Trash Enclosure / Trash Compactor:  A potential dumpster location has been shown. 

11. Pedestrian Connectivity:  Two pedestrian connections are made from the office areas to Bradford 
Road.  Typically, a connection would be made from the westernmost office across Midwest Drive to the 
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sidewalk along that street, but an argument can be made that a connection to Bradford would be a safer 
connection (as it would not need to cross Midwest Drive) and that it would likely be of more usefulness. 

12. Perimeter Yard Landscaping: Appears to comply.   

13. Parking Lot Trees:  Complies. 

14. Parking Lot Screening: Complies.  

15. Foundation Landscaping: Complies. 

16. Signs: A sign package has been submitted. The signs appear to comply but will be reviewed in a 
separate administrative permitting process. 

STAFF COMMENTS, QUESTIONS AND CONCERNS 

1. Compared to the recently approved distribution facilities, this building seems rather “flat” with little more 
than paint to break up the mass.  

MOTION —Architectural and Site Design: 

I move that the Plan Commission approve / deny / continue DP-21-125 requesting Architectural Site Design 
approval for Architectural and Site Design review for a proposed 204,840+/- square foot speculative 
warehouse/distribution center on a 12.62 acre parcel to be incrementally platted that is zoned I2: 
Office/Warehouse Distribution within 600 feet of a residential zoned property, finding that: 

1. The Development Plan complies/does not comply with all applicable Development Standards of 
the District in which the site is located. 

2. The Development Plan complies/does not comply with all applicable provisions of the 
Subdivision Control Ordinance for which a waiver has not been granted.  

3. The Development Plan complies/does not comply with all applicable provisions for Architectural 
and Site Design Review for which a waiver has not been granted.  

4. The proposed development is/is not appropriate to the site and its surroundings. 

5. The proposed development is/is not consistent with the intent and purpose of the Plainfield Zoning 
Ordinance. 

And that such approval shall be subject to the following condition(s): 

1. Substantial compliance with the plans and document approved by the Commission. 

2. A revised secondary plat for lot 10A, 10B, and the remnant parcels to the west of 10A and 10B will be 
required within sixty (60) days of the Plan Commission approval. 

 

https://www.townofplainfield.com/DocumentCenter/View/459/Article-213---I2-Office---Warehouse-Distribution-PDF
https://www.townofplainfield.com/DocumentCenter/View/459/Article-213---I2-Office---Warehouse-Distribution-PDF
https://www.townofplainfield.com/DocumentCenter/View/459/Article-213---I2-Office---Warehouse-Distribution-PDF

