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DATE:  February 3, 2020 

CASE NO.:  RZ-19-218 

PETITIONER:  HSA.Commercial Real Estate 

REQUESTED 
ACTIONS: 

 Requesting Zone Map Change of approximately 58 acres from AG: 
Agriculture to I2: Office/Warehouse Distribution within a Gateway Corridor. 

LOCATION:   Southeast Corner of Ronald Reagan Parkway and Stafford Road 

PARCEL SIZE:  0.58 acres +/- 

APPLICABLE 
REGULATIONS: 

 Plainfield Zoning Ordinance 
Plainfield Comprehensive Plan 

 

 
 

 

EXISTING ZONING AND LAND USE COMPREHENSIVE PLAN 
Site: AG: Agriculture Site: Light Industrial 

North: Planned Unit Development North: Light Industrial 

South: AG: Agriculture South: Parks and Open Space 

East: AG: Agriculture East: Parks and Open Space 

West: Planned Unit Development 
GC: General Commercial  

West: Light Industrial 

PLANNING OVERVIEW 

Project Description:  The applicant is proposing a rezone of 58 acres +/- from AG: Agriculture to I2: Office 
Warehouse Distribution.  

Should this rezone be approved by the Town Council, the applicant has proposed a development plan of 
approximately 678,000 square feet of industrial space, spread across three buildings.  The applicant has 
submitted a Development Plan; however, an incomplete filing by the applicant caused the Development 
Plan to not be evaluated by the DRC.  The application was deficient in seven out of fourteen review items.  
As a result, the applicant decided not to proceed to public hearing on the Development Plan approval 
process.  However, the Notice of Public Hearing on the zoning case was issued, which has created a 
situation where the zoning case is being heard prior to the Development Plan being before the Plan 
Commission.   

This staff report on the zoning case references the proposed development plan in some situations where 
it is considered germane to the zoning matter.   

In preparing and considering proposals regarding zoning map changes, the plan commission and the 
legislative body shall pay reasonable regard to: 

a) The comprehensive plan; 
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b) Current conditions and the character of current structures and 
uses in each district; 

c) The most desirable use for which the land in each district is 
adapted; 

d) The conservation of property values throughout the 
jurisdiction; and 

e) Responsible development and growth. 

Land Use / Compatibility:  The site is currently zoned AG: Agriculture.  
There are currently distribution uses to the northwest.  The PUDs to the 
north and west have uses that are more typically viewed as “flex uses”, 
including current office and educational uses as well as logistics 
operations.    

The particular characteristics of this site are unique.  A few things contribute to the uniqueness of the 
property: the topography of the land, its position along a key gateway corridor into Town, and its proximity 
to the airport runway.   

The topography of the site raises a staff concern that relates to the grading necessary to accommodate 
larger buildings that are permitted in an I-2 District.  An unmodified I-2 District may allow building sizes 
(and associated grading) that is not befitting of the surrounding conditions and the character of current 
structures and uses in neighboring properties.   

The terrain limitations on this site are similar to the Sierra Gateway site to the 
west.  However, the elevation change on the northern part of the HSA site is far 
more severe than Sierra Gateway (see aerial photo). Sierra Gateway utilizes 
buildings that are smaller and more terraced in elevation as the terrain falls toward 
I-70.  This keeps the buildings at a similar elevation to the roadway, unlike the 
proposed corner building on the applicant’s Development Plan, which is up to 31 
feet below the roadway.  

The Applicant has screened a video for some Commission members that may 
present an inaccurate vision of the topography. While the video may accurately 
reflect the style and architecture of the building, it depicts the building as being 
well above the road level instead of being below the roadway.  The video does not appear to provide an 
accurate representation of the relative height building to the road based on the topography of the 
proposed development plan. 

Below, we have added a screen capture from the video and the line of sight illustration from 
approximately the same location. 

  

Screen capture from video Line of Sight Illustration 

Additionally, the corner building does not relate well to the planned and constructed facilities on the other 
three corners.  Shown on the right is a comparison of the three built/planned corner buildings. Stafford 
Road reaches a common elevation with the HSA site of 771 feet. 
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The new Metro Air building that is planned on the north side of Stafford has an estimated Finished Floor 
Elevation (FFE) that is over twenty (20) feet higher than the proposed building on the south side 
(Estimation provided by developer’s engineer, Kimley 
Horn, based upon submitted grading plans). The Metro Air 
site is additionally encumbered by stricter Airport 
Instrumented Approach requirements than the HSA site, 
but still remains closer to street level.  Modifications or 
commitments at zoning approval could be used to alleviate 
these concerns regarding current conditions and the 
character of neighboring structures by setting a minimum 
Finished Floor Elevation.   

In addition, the site and design standards that apply in the I-2 zoning district may not be well suited to the 
gateway location of this site without modification. The developer has shown an interest in applying a 
higher architectural standard to these buildings, but commitments may need to be secured as part of 
zoning approval.   

APPLICABLE PLANNING POLICIES:  

PUBLIC UTILITIES: Water:  A water main does not exist on the site.  To adequately serve the site a 
water main will need to be extended under Ronald Reagan Parkway then east 
along Stafford road looping to a water main proposed at Plainfield road.  This 
same loop along Stafford is currently part of the approved plan for the project 
north of Stafford, however, it appears that developer has not yet been able to 
obtain an easement from IAA for the main. 

Sanitary Sewer: No sanitary sewer exists on the site currently.  The Town of 
Plainfield master sewer plan calls for an interceptor sewer to be constructed 
along and generally parallel to the East fork of White Lick Creek.  The route 
generally corresponds to the east side of the current site.  The sewer needs to 
be constructed prior to or as part of this site development. 

Drainage:  The developed site will be required to provide detention.  It appears 
the site may need offsite easement from the IAA in order to outlet their drainage 
to the East Fork of White Lick Creek.   

Floodplain:  Portions of the site are in the floodway and the flood fringe of the 
East Fork of White Lick Creek.  No work can take conducted within the floodway 
until a permit is obtained from the Indiana DNR.  Fill in the floodway fringe will 
also need to be reviewed as part of any future site plans.   

TRANSPORTATION: At the time of this report, the petitioner has not provided a clear view of how the 
requested zoning would impact local traffic.  The current agricultural zoning 
does not significantly impact traffic, but a change of use to the I-2 
Office/Warehouse Distribution could significantly impact traffic volumes.   

As part of PUD-18-001 that was previously heard and approved by the Plan 
Commission, a traffic report was generated and submitted to Town Staff that 
anticipated industrial zoning use on the parcels currently proposed for 
change.  That report took a broad view of the potential traffic volumes that can 
follow this type of zoning, choosing to illustrate a situation where a high-volume 
user would occupy the property.  This report indicated that the level of service 
would fall to an ‘F’ category at the nearby intersection of Ronald Reagan 
Parkway and Stafford Road. 

The completed traffic study was provided to the petitioner in August 2019.  At 
the time of this report, Staff has not been offered any feedback on the traffic 
impacts or commitments for mitigation suggested by the analysis, nor has the 
petitioner agreed to limiting the type of uses that could potentially ensure the 



TOWN OF PLAINFIELD 
PLAN COMMISSION REPORT 

Page 4 of 7 
 

traffic volumes are controlled to an acceptable level. 

On the other hand, the accompanying development plan submitted by the 
applicant proposes approximately 400% of the required parking.  This may 
indicate that the applicant is expecting an “E-Commerce” use, which increases 
both worker and truck traffic.  Again, we have not received information from the 
applicant regarding a response to the prior traffic study, nor a proposed right-of-
way. 

STAFF COMMENTS, QUESTIONS AND CONCERNS:  

1. The Comprehensive Plan recommends Light Industrial for the area.  This encompasses more than 
just warehousing, branching off into areas such as low impact manufacturing, such as advanced 
manufacturing, warehousing and distribution uses, and professional office campuses.   

Alternative zoning categories that could fit within this Comprehensive Plan include the I1: 
Research/Office Industrial District and/or the CI: Commercial Industrial District.  The Planned Unit 
Development at the corner of Ronald Reagan Parkway and Stout Heritage Parkway is based largely 
upon the CI: Commercial Industrial District. A modified CI district or even a Planned Unit Development 
(PUD) may provide for a development that allows the site to develop in a manner that respects the 
topography and geography. 

2. Based upon the important location of this parcel within the entry gateway to the Town of Plainfield, 
Staff has proposed that the Applicant remove certain uses from the Primary and Special Exception 
uses from consideration.  The Applicant has refused to even consider removal of uses.  Staff believes 
that these uses, at a minimum, should be eliminated: 

a. Uses that could be of a hazard or concern to the Indianapolis International Airport due to height, 
flammability, assembly, or waterfowl issues: 

1. Primary Uses 

a) Communications Relay Tower 

b) Child Care Center as ancillary to primary use 

c) Bottled Gas Storage and Distribution 

2. Secondary Uses 

a) Freestanding Child Care Center 

b) Artificial Lake 

c) Religious Use 

d) Dancing, aerobics, gymnastics, cheerleading studio 

e) Indoor recreation skating rink (ice and roller) indoor 

f) Stadium/Arena 

g) Tennis/racquet club, indoor 

b. Uses that could degrade the Ronald Reagan Corridor and, specifically, this entry gateway: 

1. Primary Uses 

a) Commercial Greenhouse 

b) Croplands and orchards 

c) Wholesale produce terminal 

d) Plant Nursery 

e) Bottling of beverages 

f) Bottling of foods 

g) Bottling of milk products 
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h) Construction companies, contractors and home remodeling companies (including storage 
of materials and equipment with accessory offices but no commercial activities) 

2. Secondary Uses 

i) Sewage Treatment Plant 

j) Water Treatment Plant 

k) Truck Terminal 

h) Neighborhood recycling collection point 

3. In comparison, the MetroAir Planned Unit Development directly across Stafford Road to the north has 
a use list that is tailored more toward this important gateway. 

A. Permitted Uses: 

1. Permitted Primary Uses: 

Governmental Uses  

Industrial Uses: 

Assembly of previously manufactured parts, subassemblies or components 

Dental Laboratories  

Engineering Laboratories  

Flex-Space 

Light Assembly or Repair of Previously Manufactured Parts  

Medical Laboratories 

Research Laboratories  

Warehouse 

Warehouse and Distribution Center 

Miscellaneous Uses:  

Electrical Repair 

Mail Order Distribution  

Print Shop 

Sign Painting  

Wholesale Business 

Office/Professional Services:  

Architect 

Artist 

Bank Machines 

Bank / Savings & Loan / Credit Union  

Clinic, Medical, Dental or Optometrists  

Dentist 

Design Services  

Engineer  

Insurance Agent 

Lawyer  

Musician 

Offices related to or in conjunction with another permitted use  

Office of Construction Companies, Contractors, Home Remodeling Companies  

Physician  
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Pharmacist  

Photographic Studio  

Professional Offices  

Real Estate Office 

Service Organization Office  

Travel Agency 

Pharmaceutical Packaging and Distribution  

Medical Product Packaging and Distribution 

2. To the extent any portion of the PUD Real Estate is within the Airport Overlay District, 
the use restrictions of the Airport Overlay District shall apply. 

4. The size of the proposed building(s) will result in the northernmost buildings being approximately thirty 
(30) feet below the street level the intersection of Stafford Road and Ronald Reagan Parkway.  This 
will mean that the rooftop will be fully visible from the roadway. Even if the rooftop units comply with 
the ordinance, they may still be visible from the public rights of way.  At the Technical Advisory 
Committee meeting, Staff asked the Applicant whether they would commit to ensuring that the rooftop 
units would comply with the ordinance.  The Applicant refused to commit. 

Reducing the size of the buildings or setting a minimum finished floor elevation might allow a more 
appropriate “stairstepping” the of buildings as the terrain slopes downward toward both I-70 along 
Ronald Reagan Parkway and Stafford Road toward Indianapolis International Airport. An example of 
how this could work is the Sierra Gateway development across Ronald Reagan Parkway (the 
“Banning Building” development).   

6. The architecture of the building is of a quality that is at least comparable to the planned and 
constructed buildings. 

7. Due to the unique characteristics of this property and the potential negative impacts the proposed 
development plan could have on the current conditions and the character of neighboring structures, 
staff recommends that the Plan Commission consider a continuance of this petition as shown in 
Motion A after the completion of the Public Hearing to enable the Commission to consider the zoning 
petition in conjunction with the proposed Development Plan and request such zoning commitments as 
may be necessary to ensure responsible development on the site.  

MOTION A: 

I move that the Plan Commission continue the zone map amendment RZ-19-218 requesting Zone Map 
Change of approximately 58 acres from AG: Agriculture to I2: Office/Warehouse Distribution until it can be 
considered in conjunction with DP-19-220, DP-20-002, and DP-20-003. 

MOTION B: 

I move that the Plan Commission certify  the zone map amendment RZ-19-218 requesting Zone Map 
Change of approximately 58 acres from AG: Agriculture to I2: Office/Warehouse Distribution within a 
Gateway Corridor with a favorable recommendation / unfavorable recommendation / no 
recommendation. 

And, that such approval shall be subject to the following commitments that may be added by the 
Commission or Applicant: 

1.  

Staff is proposing that the Commission consider the following conditions/commitments: 

1. The architecture of the building, including finishes, materials, and composition shall be equal to or 
better than the submitted elevation drawings. 

2. At a minimum, the uses stated in Staff Comment number 3 are eliminated.  

3. No dock doors shall face Stafford Road or Ronald Reagan Parkway. 
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4. The utilization of development incentives is not permitted. 

5. No rooftop units shall be visible from any location on the centerline of Ronald Reagan Parkway 
and/or Stafford Road from a vantage point four (4) feet above Grade. 


