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DATE:  September 8, 2022 

CASE NO.:  DP-22-054 

PETITIONER:  Bill Terry (Weihe Engineers) 

REQUESTED ACTIONS:  The applicant is seeking Architectural and Site Design approval for a 
proposed 509 square foot coffee drive through on a parcel zoned GC: 
General Commercial within a Gateway Corridor, including a Depth of 
Yard Development Incentive. 

LOCATION:   2501 East Main Street 

PARCEL SIZE:  0.652 acres +/-  

APPLICABLE 
REGULATIONS: 

 Plainfield Zoning Ordinance 
Plainfield Subdivision Control Ordinance 
Plainfield Comprehensive Plan 

  
 

EXISTING ZONING AND LAND USE  COMPREHENSIVE PLAN 
Site: GC General Commercial Site: HC Highway Commercial 

North: GC General Commercial North: HC Highway Commercial 

South: GC General Commercial South: HC Highway Commercial  

East: GC General Commercial East: HC Highway Commercial 

West: GC General Commercial West: HC Highway Commercial  

PROJECT DESCRIPTION 

The applicant is seeking Architectural and Site Design approval for a proposed 509 square foot coffee 
drive through on a parcel zoned GC: General Commercial within a Gateway Corridor. A re-platting will 
be necessary to correct improper lot splits that occurred in the past. 

PLANNING OVERVIEW 

The site is located at 2501 East Main Street.  An ingress/egress off the drive aisle is proposed. No 
access to US-40/East Main Street is proposed, nor is access to the private drive for the shopping 
center to the south proposed. The latter access would reduce the possibility of traffic backups onto 
East Main Street. The proposal advanced in May showed outdoor seating, which the applicant has 
said that they have abandoned. 

APPLICABLE PLANNING POLICIES 

Public Utilities: Adequate public water exists along Main Street and an adequate sanitary sewer 
runs southwest along the south side of the lot.  Drainage outlets to an existing 

ditch along the south of the lot.   

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

Transportation: This location is on Lot 4 of the Hendricks County Plaza II subdivision.  Similar to 
other nearby lots, access is proposed from an existing Interior Access Drive that 
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exists as part of Lot 4A and which provides a private ingress/egress easement to 
US 40.  Given this access arrangement, potential backups that occur at this 
location would most likely occur on private property and potentially be beyond the 
purview of public enforcement.  This is not an unusual occurrence, but should be 
recognized. 

By ordinance, this development does not specifically qualify for a Traffic Impact 
Analysis.  Acknowledging the recent successes of drive-thru services, particularly 
within the coffee/drink service industry, Staff requested the Petitioner provide 
operational information on steps it would be taking to ensure vehicle stacking 
does not impede the existing ingress/egress easements.  The Petitioner provided 
a letter from Jonathan Tempel of the Geyer Morris Company which has been 
included as part of the Plan Commission’s materials. 

Article 4.1D of the Town’s Zoning Ordinance can be generally interpreted to 
indicate that a drive-through facility provide a bail-out lane and stacking room for 
at least 5 vehicles.  A provided site plan shows up to 12 vehicles stacked (very 
tightly) with a bail-out lane available.  So while the proposed site plan does appear 
to meet the requirements of the ordinance, there is an expected reliance that the 
successful operation of the facility be performed in a manner that does not impede 
other, nearby properties.  The Petitioner has offered to have a person attend the 
public hearing that can speak to the details of the expected business operations. 

DESIGN REVIEW 
The Design Review Committee met on August 11, 2022 to discuss this project.  The following items 
are identified by the Zoning Ordinance as standards for Development Plan review: 

1. Minimum Yards and Building Setbacks:  Does not comply.  However, the applicant filed 
for a Depth of Yard Development Incentive. 

2. Finished Façade Toward a Gateway: Complies. 

3. Loading Space Orientation: Not applicable. 

4. Outside Storage: Complies. 

5. Maximum Building Height:  Complies. 

6. Parking Spaces:  Complies. 

7. Site Lighting:  Both photometric and cut sheets comply.  

8. Building Materials:  Complies. 

9. Mechanical Equipment:  Mechanical units for the primary building appear to be enclosed 
within a vertical extension of the building. Complies. 

10. Trash Enclosure / Trash Compactor:  Complies.  

11. Pedestrian Connectivity:  Complies. 

12. Perimeter Yard Landscaping: Complies. 

13. Parking Lot Trees:  Complies. 

14. Parking Lot Screening: Complies. 

15. Foundation Landscaping: Complies as an alternative landscape plan.  

16. Signs: Conceptual sign information has been presented. Permits will still be required for 
any/all non-exempt signage.  

STAFF COMMENTS, QUESTIONS AND CONCERNS 
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1. This development and other recent drive through developments have provided insight into 
setback issues that are being addressed in the revisions to the Zoning Ordinance.  Staff will be 
working with the Zoning Ordinance Committee and legal counsel to rectify these issues and bring 
them to the Plan Commission in the form of an ordinance amendment. 

MOTION 1—Depth of Yard Development Incentive: 

I move that the Plan Commission approve / deny / continue the requested Depth of Yard 
Development Incentive, finding that: 

1.   The Plant Unit Value to be provided in the required Yard or required Bufferyard exceeds/does 
not exceed the normal standard for such Yard by a multiple of 2.0 or more; 

2.    The proposed development is/is not appropriate to the site and its surroundings; and, 

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

MOTION 2—Architectural and Site Design: 

I move that the Plan Commission approve / deny / continue DP-22-034 requesting Architectural and 
Site Design Approval for an proposed 509 square foot coffee drive through on a parcel zoned on a 
parcel zoned 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 document approved by the Commission. 
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