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DATE:  June 30, 2020 

CASE NO.:  DP-20-080 

PETITIONER:  Juan Marcos for Gruma Corporation 

REQUESTED ACTIONS:  Architectural and site design review for proposed building additions   

LOCATION:   1201 Allpoints Court  

PARCEL SIZE:  29.52 acres +/- 

APPLICABLE 
REGULATIONS: 

 Plainfield Zoning Ordinance 

Plainfield Subdivision Control Ordinance 

Plainfield Comprehensive Plan 

  
 

EXISTING ZONING AND LAND USE COMPREHENSIVE PLAN 
Site: I3 Light Manufacturing (approved by 

Town Council 6/22/2020) 
Site: Light Industrial 

North:  Avon (I-4 Business Park Industrial) North: Avon (Light Industrial) 

South: I2 Office/Warehouse Distribution) South: Light Industrial 

East:  Avon (Commercial/Industrial PUD) East: Avon (Industrial/Light Industrial/Office) 

West: I2 Office/Warehouse Distribution) West: Light Industrial 

PROJECT DESCRIPTION 

The applicant has recently rezoned the property from I2: Office/Warehouse Distribution to a heavily 
restricted version of the I3: Light Manufacturing zoning district.  The rezone was approved by the Plan 
Commission at their June 15, 2020 meeting and the Town Council approved it with three readings at their 
June 22, 2020 meeting. 

The proposed use is the baking and distribution of tortillas, tortilla chips, and similar food products.  This 
required the rezone and the amendments to the structure and site plans. 

PLANNING OVERVIEW 

The site is located on Lot 2 of the Allpoints Midwest subdivision on the south side of CR 100 S and east 
of Allpoints Court.  The existing building was approved as a distribution center in 2018 and has been 
under construction since then.   

The applicant is proposing an increase in height for the building, which necessitated either a variance to 
the I2 development standards or a rezone to the I3 district.  The latter option was selected and the Town 
Council approved the rezone.  Additionally, silos are proposed on the east and west side of the structure, 
but are shorter than the full height of the structure. 

At the time of approval two ingress/egress points were planned off Allpoints Court as it was not known 
whether Avon would allow access of CR 100 S.  The proposed plan retains those elements and adds a 
“right-out” onto CR 100 S. 

https://www.townofplainfield.com/1530/Gruma-Corporation-Development-Plan-Amend
https://www.townofplainfield.com/DocumentCenter/View/464/Article-214---I3-Light-Manufacturing-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
https://www.townofplainfield.com/DocumentCenter/View/464/Article-214---I3-Light-Manufacturing-PDF
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Land Use / Compatibility:  The site was rezoned to a very limited I3: Light Industrial district. Other than a 
residential Planned Unit Development located diagonally across CR 100, the site is surrounded by 
Office/Industrial Zoned areas, whether under the jurisdiction of the Town of Plainfield or Town of Avon.  
The site is surrounded by similar land uses in both community’s Comprehensive Plan.  The type of 
developments approved by the communities have been consistent with both the zoning and 
comprehensive plan.   

Development Standards:  Plans were reviewed for compliance with the I3: Light Industrial district and 
Gateway Corridor Development Standards.  

Site Plan: 

Building Materials:  (Requirement: Additions to an Existing Building. All additions to an existing Building 
shall utilize building materials with a style, color, texture and architectural detailing which is compatible 
and harmonious with the materials used on the existing Building).   

The majority of the building remains unchanged from the approved structure other than a vertical 
extension up to a height of ninety (90) feet on the northern part of the building.  The materials and color 
match what approved elevations.   

Mechanical Equipment: Complies.  No new rooftop HVAC equipment is shown on the plans. The 
applicant did provide a line of sight drawing from the prior approval that seemed to indicate that by the 
use of line-of sight and raised parapet, that the existing units would not be visible.  

The applicant also stated that any new mechanical units would be at grade and screening would match 
the existing screening. 

Trash Enclosure:  Two locations for dumpster enclosures are shown to the inside of the drive-in docks.  
The locations and enclosures were approved through the prior development plan process.  Complies. 

Landscaping:  Complies as an alternative landscape plan. 

Lighting: The site plan does not appear to show any new lighting beyond what was approved by the DRC 
and Plan Commission as the Granite REIT project several years ago. Based upon that, the plan appears 
to comply. 

Parking: Based upon the typical ratio of warehouse/distribution to office in similar facilities, 171 parking 
spaces are required.  The site complies with 500 parking spaces provided, including 9 ADA compliant 
spaces. 

Pedestrian Circulation:  The original Granite REIT project showed a connection to Allpoints Court.  It is 
unclear whether this project continues that connection.  For the administrative approval process, a 
connection, with markings shown across drive aisles is to be shown to both Allpoints Court and CR 100 
S.  The CR 100 S connection does not need to be constructed until the  

Signs: Sign locations are shown, but no further information has been received.  The location appears to 
be outside the Drainage and Utility Easement on the west side of the property.    All signage shall fall 
under the provisions of Article 7 of the Zoning Code and require an Improvement Location Permit. 

Design Review Committee:  This request was reviewed by the DRC at their June 30, 2020 meeting.  The 
committee had comments about mechanical units, drive aisle, and landscaping. 

They moved to recommend the plan with the following conditions: 

1. No rooftop units.  Mechanical equipment will be at grade and screening will match 
existing. 

2. Additions around the silos will match the rest of the building and that the silos themselves 
could be stainless steel based upon their location. 

3. The Committee supports the alternative landscape plan. 

4. Staff will work with client and developer to ensure that an adequate drive aisle is 
provided. 

https://www.townofplainfield.com/DocumentCenter/View/464/Article-214---I3-Light-Manufacturing-PDF
https://www.townofplainfield.com/DocumentCenter/View/464/Article-214---I3-Light-Manufacturing-PDF
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APPLICABLE PLANNING POLICIES:  

PUBLIC UTILITIES: The site is served by public utilities.   

FLOODPLAIN No known flood plain issues. 

TRANSPORTATION: The original development plan for this site was covered under a 2018 traffic 
impact analysis study that was an update from the original 2006 study.  The 
primary purpose of the 2018 update was to better accommodate and anticipate 
more intense uses in buildings compared to what was originally presumed as 
traditional distribution.  And while this more intense use was in reality 
anticipated for ‘ecommerce’ tenants, the proposed Gruma manufacturing 
appears to provide similar use statistics.  Here is a brief spreadsheet illustrating 
a comparison: 

 

 The Actual information is taken from information provided by Gruma and 
included in the Commission’s packet information.  What you may witness from 
the bolded figures is that at the comparable peak hours and shift changes, the 
Gruma facility is expected to impact the local traffic system similarly as an 
ecommerce tenant.  However, the overall daily volumes are notably less…which 
is an indication of the expected lower truck volumes expected to be 
frequenting.  Noting that expanded access and roadway improvements are 
already planned (CR 100 S expanding to 4-lanes and an added access point 
being planned for direct access), Staff advises that the traffic impact of the 
Gruma manufacturing operations appears to be in-line with the previously 
expected developments likely to inhabit this site. 

STAFF COMMENTS, QUESTIONS AND CONCERNS:  

1. The plan proposes changing a drive aisle around the northern edge of the property to a worker 
parking area.  In certain locations, these aisles are narrower than the required width in the ordinance.  
As this width different is ranges from about two (2) to nine (9) inches, Staff believes that applicant 
modifications in the administrative permit procedure can occur to ensure compliance. 

MOTION Development Plan  (DP-20-080): 

I move that the Plan Commission approve / deny / continue DP-20-080 requesting Architectural Site 
Design approval to modify an existing warehouse/flex building on a parcel zoned I3: Light Industrial , 
finding that: 

https://www.townofplainfield.com/DocumentCenter/View/464/Article-214---I3-Light-Manufacturing-PDF
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2. The Development Plan complies/does not comply with all applicable Development Standards of 
the District in which the site is located because: 

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

4. 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 because: 

5. The proposed development is/is not appropriate to the site and its surroundings because: 

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

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

1. Substantial compliance with the plans and document dated August 3, 2020. 

2. Applicant will ensure that drive aisle compliance is attained for the new parking spaces created from a 
former drive aisle on the north and northwest portions of the site. 

 

 

 


