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DATE:  May 2, 2022 

CASE NO.:  RZ-22-018, PP-22-018, DP-22-018 

PETITIONER:  Weihe Engineers for Verizon Wireless 

REQUESTED ACTIONS:  RZ-22-018:  Zone Map Amendment of 17.58 +/- acres from General 
Commercial and Tri-L PUD to GC: General Commercial; 

PP-22-018:  Creation of a one-lot non-residential subdivision; 

DP-22-018:  Architectural and Site Design Approval of a telecommunications 
switching facility on a parcel to be rezoned GC: General Commercial within a 
Gateway Corridor. 

LOCATION:   Between Gateway Drive and Interstate 70 

PARCEL SIZE:  17.58 acres +/-  

APPLICABLE 
REGULATIONS: 

 Plainfield Zoning Ordinance 
Plainfield Subdivision Control Ordinance 
Plainfield Comprehensive Plan 
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PROJECT DESCRIPTION 

The applicant is seeking consideration of three petitions:  

• RZ-22-018:  Zone Map Amendment of 17.58 +/- acres from General Commercial and Tri-L PUD 
to GC: General Commercial; 

• PP-22-018:  Creation of a one-lot non-residential subdivision; 

• DP-22-018:  Architectural and Site Design Approval of a telecommunications switching facility on 
a parcel to be rezoned GC: General Commercial within a Gateway Corridor. 

PLANNING OVERVIEW 

The site is located just south of the parcels ringing the end of Gateway Boulevard.  It is accessed 
through an easement granted from the cul-de-sac at the end of Gateway Boulevard (Instrument 
Number 2006-011982).  This is the only access to the property. 

The property’s current split zoning between General Commercial and the Tri-L PUD has led to some 
confusion over the years for potential applicants.  While not a part of this petition, consideration in the 
future should be given to a rezone from the Tri-L PUD to a more fitting zoning classification, such as 
GC: General Commercial or HB: Highway Business. 
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The site has had many potential uses proposed to Staff over the last half-dozen years, but most have 
brought the potential to further exacerbate the traffic problems prevalent in the Gateway/ Hadley/ 
Quaker/ Cambridge corridor that stem from design issues prior to the Town’s annexation of the area. 
This proposed use has had the lowest traffic generation potential of any of the proposals to this point. 

For non-residential primary plats, the ordinance lists thirty requirements, but then states that some of 
these requirements may be deferred to the secondary plat.  Quite often, this involves more detailed 
aspects of the stormwater/drainage plans or other more technical aspects.   

The site gains access through an easement granted through a parcel on the Gateway Drive cul-de-
sac. No direct access to Interstate 70 or Quaker Boulevard is proposed. 

APPLICABLE PLANNING POLICIES 

Public Utilities:  Water mains in the area are sufficient for a typical commercial use.  The project 
submittal does not indicate a cooling water demand.  Sanitary sewer mains are 
nearby and adequate for service.  Adequate storm 
water outlet is available. 

Floodplain:  A small portion of the extreme northwest part of 
the site is in the AE flood hazard. No development 
is shown in this area. (See green area in aerial 
photograph to the right.) 

Transportation:  Given the non-traditional use of the proposed 
Development Plan, determined to best fit under 
the Town’s GC zoning, Staff did not request a 
Traffic Impact Analysis be completed.  Staff did 
request a written narrative to describe the expected low traffic volumes that will 
result under the proposed use.  This narrative is included as part of the 
supplemental materials for the project.  

For the expected, limited traffic volumes accessing the site, a single point of access 
off a dead-end cul-de-sac is deemed sufficient by Staff, given the condition that the 
GC zoning being requested is restricted for this use.  Should the Petitioner, or any 
future user, desire to alter the use significantly from the submitted Development 
Plan and narrative, it should be expected that other access needs would be 
warranted. 

 

DESIGN REVIEW 
The Design Review Committee reviewed the project at their April 7, 2022 meeting and provided a 
favorable recommendation and requested the following revisions, all of which were agreed upon by 
the applicant: 

▪ Create a Line of Site exhibit from I-70 showing the screening of the mechanical units; 

▪ Clarify the Trash Enclosure doors detail showing cedar wood or a composite material with 

wood appearance; 

▪ Verify lighting and add shields as necessary to protect I-70 and residential areas; and, 

▪ Move fence closer to the building on the south side and move/add evergreen screening 

between the fence and the right-of-way line for I-70 to screen mechanical units. 

The Committee reviewed the project based upon the following criteria: 

1. Minimum Yards and Building Setbacks:  Complies. 

2. Finished Façade Toward a Gateway: Complies. 

3. Loading Space Orientation: Complies. 

4. Outside Storage: None shown. Complies.  
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5. Maximum Building Height:  Complies. 

6. Parking Spaces:  The Plainfield Zoning Ordinance does not provide a parking ratio for the 
specified use.  Based upon the staffing narrative and the availability of land for additional 
parking if necessary, the twenty four (24) parking spaces should be sufficient. 

7. Site Lighting:  Photometric plan complies.  Fixtures comply.  The lighting fixtures are shown 
to be twenty (20) feet above grade.  This could be problematic given the proximity of a 
residential subdivision to the northwest.  While there is a significant natural deciduous buffer 
between these properties, there is also a significant elevation difference as well.  These lights 
will be “taller” in relative elevation than many of the homes.  The applicant has agreed to add 
shielding if necessary. 

8. Building Materials:  Complies. 

9. Mechanical Equipment:  Large, ground-mounted air handling units are proposed for the 
northeast and southwest side of the building.  The applicant has provided a large amount of 
screening of the units on the northeast side, utilizing evergreens and both canopy and 
ornamental understory trees. The applicant has added additional landscape screening on the 
southwest side since the Design Review Committee meeting. 

10. Trash Enclosure / Trash Compactor:  Complies. 

11. Pedestrian Connectivity:  There is no direct connection to a roadway, instead an easement 
across another parcel.  The applicant has extended a walkway to the northwest corner of 
their property to connect to any future development. Complies. 

12. Perimeter Yard Landscaping: The applicant has modified the landscape plan to add 
additional buffers in areas where mechanical equipment could be visible.  This is permitted as 
an alternative landscape plan. 

13. Parking Lot Trees:  Complies. 

14. Parking Lot Screening: Complies. 

15. Foundation Landscaping: Complies. 

16. Signs: Permits will still be required for any/all non-exempt signage.  

STAFF COMMENTS, QUESTIONS AND CONCERNS 

1. It appears that the zoning on sheet C200 references Hendricks County zoning districts, not 
the Town of Plainfield zoning districts. 

2. The applicant has provided a gate on the northwest part of the property.  While this serves 
the security needs of the applicant, it also reduces the chance that semi-trailers may utilize 
this area as a location to layover.  This is something that should be considered for other sites 
where improper semi parking could occur. 

3. All statutory items deferred through the primary plat process will need to be resolved in the 
secondary plat. 

MOTION 1: Zone Map Amendment 

I move that the Plan Commission certify the zone map amendment request RZ-22-018 a petition 
requesting a Zone Map Amendment of 17.58 acres +/- from General Commercial and Tri-L PUD to 
GC: General Commercial with a favorable recommendation / unfavorable recommendation / no 
recommendation subject to the following condition(s): 

1. The use requested in the Development Plan is the only use permitted on this site. No other 
General Commercial uses are permitted by right. 

MOTION 2: Primary Plat 
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I move that the Plan Commission approve / deny / continue PP-22-018 to create a 1-lot commercial 
subdivision on approximately 17.58 acres finding that: 

1. Adequate provisions have / have not been made for regulation of minimum lot width, 
minimum lot depth and minimum lot area; 

2. Adequate provisions have / have not been made for the widths, grades, curves and 
coordination of subdivisions public ways with current and planned public ways; and  

3. Adequate provisions have / have not been made for the extension of water, 
sewer, and other municipal services.  

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

1. Compliance with the Town Standards, including but not limited to the following Chapters of 
the Plainfield Town Code;  

• Chapter 51: General Sewer Use and Wastewater Pretreatment  

• Chapter 52: Water Regulations;  

• Chapter 55: Drainage;  

• Chapter 56: Storm Water;  

• Chapter 93.15: Access to Public Streets and Thoroughfares;  

• Chapter 152: Flood Hazard Reduction; and,  

• Chapter 153: Subdivision Control Ordinance 

2. Substantial compliance with the primary plat provided to the Commission on May 2, 2022. 

MOTION 3 —Architectural and Site Design: 

I move that the Plan Commission approve / deny / continue DP-22-018 requesting Architectural and 
Site Design Approval of a telecommunications switching facility on a parcel to be rezoned GC: 
General Commercial within a Gateway Corridor, 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 documents provided to the Commission on May 2, 
2022. 

2. If the elements for the pole lights are visible from Hunters Ridge, shielding will be added by the 
applicant or the fixtures will be lowered to eliminate the lighting element visibility. 

 


