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Executive Summary

Portillo's Hot Dogs was founded in 1963 by Dick Portillo, as a hot dog stand in a 6’ x 12’ trailer located in 
Villas Park, Illinois.  The first drive-through Portillo’s opened in 1983, and the rest is history.  Portillo’s is 
known for speedy, reliable drive-through service due to its unconventional practice of sending employees 
outside to take orders and deliver food.  Portillo’s family menu has expanded from hot dogs only, to 
include Italian beef sandwiches, char-grilled burgers, fresh salads, ribs, and their famous chocolate cakes.  
The catering division opened in 1999, and in 2000 Portillo’s began shipping food to all 50 states.  

Over the years, Portillo’s has developed a large customer fan base which includes Hollywood actors, 
professional  athletes,  and  politicians;  and  many  of  their  photos  are  displayed  in  the  restaurants.  
Following the advice of many fans, Portillo’s expanded to Southern California, Indiana, Arizona, Florida 
and Wisconsin.  As of this writing, Portillo’s has 46 operating restaurants, with more carefully placed 
locations  on the  horizon.   Each restaurant  will  employ over  120 people,  and serve  thousands  more.  
Portillo’s success is attributed to their hardworking employees and loyal customers. 

In determining expansion areas, Portillo’s leadership has identified Fishers, Indiana, as a targeted area for 
development, and is hereby requesting consideration by the City of Fishers for approval of the Portillo’s 
at Fishers PUD.  The land on which Portillo’s would locate is a +/- 3.7 acre parcel at the southwest 
quadrant of 116th Street and USA Parkway, with a western boundary along the northbound ramp of I-69.  
This location is located directly across 116th Street from the planned development to include Top Golf. To 
the east of the Top Golf will be a large multi-use retail center, which includes tenants such as Fresh 
Market and LA Fitness.   South of the proposed Portillo’s at  Fishers PUD is the location of the Ikea 
development, currently under construction.

The zoning request herein for the proposed Portillo’s  PUD, will allow the City of Fishers to have the final 
word  on  the  development  of  the  land,  assuring  compliance  with  the  guiding  Unified  Development 
Ordinance, selecting relevant design regulations, but also offering some flexibility to meet the specific 
needs of a use such as Portillo’s. With the development of Portillo’s at this location, the citizens of Fishers 
will see an expanded selection of options for family dining, carryout for business and personal meals, and 
catering for gatherings of all sizes.  This pairs well with the retail and recreational uses planned on the 
north side of 116th Street, as well as across I-69.

Design  considerations  for  the  Portillo’s  will  maintain  the  high  standards  of  construction  that  other 
Portillo’s restaurants enjoy, with a masonry building of 4-sided design, covered outside dining, an amply 
stacked drive through lane with bypass, extensive landscaping, and a trash enclosure that matches the 
building.   The walls of the building will be enhanced with artist applied “distressed” images, recalling the 
era of the Chicago warehouse district of the 1920’s.  Tasteful building lighting will accent the upscale 
design of the building at night.  This environment is continued on the interior,  with a vibrant interior 
design of the same era.  Customers will be met with a smiling crew in an open kitchen, who prepare each 
meal individually for consumption either in the restaurant, or for carry-out.  Other staffers occupy the 
drive-through  lane  with  menus,  assuring  orders  are  properly  understood,  prepared,  and  delivered  as 
quickly as meals are ready.  The by-pass lane allows the staff to direct vehicles out of the main traffic lane 
once food is delivered, and to keep stacked cars from  backing up in the parking lot.  Employees are 
provided a concrete sidewalk and striped paving to ensure their safety.
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Portillo’s anticipates the development of this site will  result  in an investment of $3.2 Million on the 
building alone, with the site work yet to be priced.  Sales are anticipated in the $4-6 Million range, with 
numerous  employment  opportunities  for  residents  of  Fishers  and  suppliers  of  goods  utilized  in  the 
operation and running of a major restaurant.  

Portillo’s  intends to follow the Unified Development Ordinance,  with minor changes outlined in this 
PUD.

The proposed construction schedule being considered would allow Portillo’s to begin work in the late 
Spring  of  2017,  with  an  opening  in  the  fall.   Illustrative  renderings  of  the  proposed  site,  building 
elevations, and signage can be found in Tab 4, and the proposed PUD Ordinance can be found in Tab 5. 
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AERIAL LOCATION MAP
Portillo’s at Fishers
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CONCEPT SITE PLAN
Portillo’s at Fishers
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WEST AND NORTH ELEVATIONS WITH MATERIAL IDENTIFICATION
Portillo’s at Fishers
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WEST AND NORTH ILLUSTRATIVE ELEVATIONS
Portillo’s at Fishers
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EAST AND SOUTH ELEVATIONS WITH MATERIAL IDENTIFICATION
Portillo’s at Fishers
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EAST AND SOUTH ILLUSTRATIVE ELEVATIONS
Portillo’s at Fishers
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BUILDING FOOTPRINT WITH LAYOUT
Portillo’s at Fishers
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Perspective view from northbound ramp off I-69, noting screening of rooftop units. 
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GROUND and  BUILDING SIGNS
Portillo’s at Fishers
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Portillo’s at Fishers PUD

1.01 Declaration, Purpose and Intent, and Permitted Uses
 

Declaration
Ordinance No. 022017A (“this Ordinance”) Adopted: ___________
 
The Unified Development Ordinance (the "UDO") of the City of Fishers, Indiana, Ordinance No. 
090605A, as amended, and the Official Zoning Map of the City of Fishers, Indiana, dated April, 
2016, as amended, which accompanies and is a part of the Zoning Code of the City of Fishers, 
Indiana, are hereby amended as follows:
 
The zoning classification of the real estate legally described in Section 1.08 of this Ordinance (the 
"Real Estate"), is hereby designated as a Planned Unit Development - Commercial District 
(PUD-C), and that said PUD-C zoning district shall hereafter be known as "Portillo’s at Fishers 
PUD." Development of the Real Estate shall be governed entirely by the provisions of this 
Ordinance and those provisions of the UDO specifically referenced in this Ordinance. All 
provisions of the UDO that conflict with the provisions of this Ordinance are hereby rescinded as 
applied to the Real Estate and shall be superseded by the terms of this Ordinance. All previous 
PUD Ordinances, and amendments thereto, applicable to the Real Estate are hereby repealed.
 
Purpose and Intent
The purpose of this PUD is to encourage improved design in the development of land by 
promoting greater flexibility in applying the UDO to the development of the Real Estate.
 
Permitted Uses
An approximate 9,050 sq. ft. fast casual restaurant, as illustrated in Section 1.03 Concept Plan and 
Section 1.04 D. Architectural Design Standards.

1.02 Applicability

A. The Real Estate will be developed and used as a 9050 SF fast casual restaurant facility. The 
standards of the UDO applicable to the Commercial District (C3) shall apply to the development 
of the Real Estate, except as modified, revised, or expressly made inapplicable by this Ordinance. 
Capitalized terms that are not otherwise defined herein shall have the meaning ascribed to them in 
the UDO. Pursuant to Article 4.02(F): Amendments to the Unified Development Ordinance, an 
amendment to the UDO shall apply to this Ordinance unless this Ordinance has specified an 
alternative development or design standard.
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1.03 Concept Plan

A. The Concept Plan is hereby incorporated. The Real Estate's development plan may vary from the 
Concept Plan; however, per Article 9.17(A)(2)(a): Planned Unit Development District; General; 
Purpose & Intent, the Concept Plan provides the Plan Commission and City Council with a 
general vision for the development of the Real Estate. Development plans shall be reviewed and 
approved based upon compliance with the development and design standards set forth herein.

1.04 Development Standards

A. Cross References: The regulations of Article 05: Development Standards shall apply, except as 
modified by this Ordinance.

B. General Regulations: Article 2.27: C3 Commercial District Development Standards shall 
apply, except as  modified below:

1. Minimum internal setback shall be ten (10) feet from edge of pavement of access drive or 
street.

2. Maximum impervious surface coverage shall be eighty (80) percent.
C. Accessory Structure Standards (AS): shall apply, except as modified below:

1. 5.09 AS-06.A.5 - Patios
D. Architectural Design Standards (AD): shall apply, except as modified below:
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1. The Illustrative Architectural Exhibit, as shown on ‘Exhibit A’ attached, is hereby 
incorporated to illustrate conceptually the elements and anticipated character of and to 
establish a benchmark for the architecture and design of the new fast casual restaurant to be 
constructed on site, as shown on the  Concept Plan. Changes to the proposed architecture, for 
the purpose of redevelopment of the site, must be reviewed and approved by the Plan 
Commission and City Council.

2. 5.15 AD-04.C.Mechanical and Utility Equipment Screening:  All mechanical equipment 
regardless of mounting style or location on the site shall be screened from all directions.  

E. Density and Intensity (DI): shall apply
F. Entrance and Driveway (ED): shall apply
G. Environmental Standards (EN): shall apply
H. Fence and Wall (FW): shall apply
I. Floodplain (FP): shall apply
J. Floor Area Standards (FA): shall apply
K. Height (HT): shall apply
L. Home Occupation Standards (HO): shall apply
M. Landscaping Standards (LA): shall apply, except as modified below.  

1. LA-05 (B) (1) - Foundation Planting: The foundation plantings shall be located within twenty 
(20)  Thirty (30)  feet of the foundation wall.

2. LA-05 (C) Additional Buffering
1. The following landscape buffer area is required along the eastern property line, in order 

to screen the drive-thru lane from adjacent right-of-ways. The following quantities are 
minimums:
a. Minimum ten-foot (10’) wide buffer yard along the entire eastern property line.
b. Three (3) canopy trees per one hundred (100) lineal feet. Trees shall be prorated and 

rounded up to the nearest whole number for every foot over the initial one hundred 
(100) feet of contiguous boundary along the eastern property line.

c. Ten (10) shrubs shall be planted for every one hundred (100) feet of contiguous 
boundary along the eastern property line.

d. A reasonable attempt to screen the most obnoxious, noise producing, most intrusive 
or most visible parts of the drive-thru lane, and vehicles stacked within the drive-thru 
lane, on the subject property should be made.

e. Undulating mounds with a minimum height of three (3) feet shall be installed for a 
distance equivalent to eighty percent (80%) of the distance contiguous to the eastern 
property line.

3. 5.45 LA-07 Landscape Buffer Yards shall not apply.
N. Lighting Standards (LT): shall apply, except as modified below: 5.47.D

1. 5.47.D - Architectural Accent Lighting:All ground lighting used to cast light on building 
facades, building features or signs shall have shields to ensure that light does not project 
beyond the building or sign, and shall utilize the minimum amount of light necessary to light 
the facade, building feature or sign. The light fixture and bulb shall be shielded from view of 
any street, sidewalk, or parking lot.  Strip lighting which is non-directional and shielded, and 
used to accent building’s roof perimeter is allowed.

2. 5.49.C -Decorative Light Fixtures: Decorative light fixtures shall be provided along entrance 
drives, public rights-of-way, buildings, and pedestrian pathways. Pedestrian paths in 
traditional suburban designed residential and commercial developments may utilize other 
lighting (such as street, parking, etc) to adequately illuminate pedestrian ways; however, all 
New Urbanist and pedestrian oriented developments shall incorporate pedestrian scaled 
lighting for all pedestrian ways. Natural areas arc exempt from these requirements
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O. Loading Standards (LD): shall apply
P. Lot Standards (LO): shall apply
Q. Outdoor Storage Standards (OS): shall apply
R. Parking Standards (PK): shall apply except as modified below:

1. 5.64 PK-01.E.1 - Minimum Area: Each parking space shall be a minimum of one hundred 
eighty (180)  one hundred sixty two (162) square feet, and space abuts landscape or sidewalk 
minimum parking space of one hundred forty four square feet.

3. 5.64 PK-01.L.3- Excessive Parking:  A parking lot that exceeds the minimum parking space 
requirements (listed in Table PK-A) by more than ten percent (10%) shall also:
a. Increase the number of landscape bump outs (in a angle-aisle parking lot) or landscape 

bump outs and islands (in multiple-aisle parking lots ) required in Article 05; LA: 
Landscaping Standards by the same percentage, up to a maximum of 20%.  [Example: If 
the number of parking spaces is increased by thirty percent (30%), then the number of 
landscape islands and/or bump outs shall be increased by thirty percent (30%) twenty 
percent (20%)

3. 5.64 PK-04.H Outlet required:  shall not apply.
4. 5.67 (A) shall apply except within 10’ of a front or rear lot line.
5. 5.67 (B)  Shall not apply.

S. Pedestrian Accessibility Standards (PA): shall apply
T. Performance Standards (PF): shall apply
U. Permanent Outdoor Display Area Standards (PD): shall apply
V. Property Identification Standards (PI): shall apply
W. Public Art Standards (PT): shall apply
X. Public Improvement  Standards(PV): shall apply
Y. Setback Standards (SB): shall apply except as modified below:

1. 5.84 SB-03: Setback Standards; Commercial (B): shall not apply
Z. Sewer and Water Standards(SW): shall apply
AA. Sexually Oriented Business Standards (SX): shall apply
BB.Sign Standards (SG):  Shall apply except as modified below:

1. 5.91  SG-01.B  All signs shall comply with the general rules, regulations, and requirements 
governing their placement, type, number, and size as outlined and contained in the provisions 
of he City of Fishers Sign Ordianance.  the only signs permitted are those stated within 
Section 5.91-5.103; all other sign are prohibited unless otherwise stated.  Signage for the 
facility will be as indicated on the signage exhibits which are a part of this Ordinance.  
Ground sign to be located at the intersection of 116th Street and USA Parkway will be located 
and enhanced with landscape in a manner mutually acceptable to the City and the facility 
owner.

CC.Structure Quantity Standards (SQ):  shall apply
DD.Telecommunication Standards (TU): shall apply
EE. Temporary Uses (TU): shall apply except as modified below:

1. 5.107 TU-01J.11.a - Temporary Storage Units:  In the parking area of an institutional use, 
provided that any single temporary storage unit not be on site more than thirty (30)  As 
indicated on the Concept Plan, the facility will be allowed to locate a temporary cooler unit 
adjacent to the trash enclosure for seventy-five (75) continuous days in any calendar year. 
Under no circumstances shall any more than one (1) temporary storage unit be permitted for a 
single business or tenant space at the same time.  A Temporary Use Permit is required for the 
temporary storage unit.  

FF. Use-Specific Standards (US): shall apply
GG.Vision Clearance Standards (VC): shall apply
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1.05  Design Standards

A. Cross References: The regulations of Article 7: Design Standards applicable to a Planned Unit 
Development

B. (PUD) shall apply except as modified by this Ordinance:
C. Access Road Standards (AC): shall apply except as modified below:

1. 7.04 AC-02.F Right of Way or Easement: Frontage roads shall have a minimum of forty (40) 
thirty (30) feet of right of way or permanent public access easement.

2. 7.04 AC-02.H: Sidewalks: shall not apply, except for a sidewalk along USA Parkway and 
connection from USA Parkway to Portillo’s sidewalk.

D. Alley Standards (AL): shall apply.
E. Anti-monotony Standards (AM): shall apply.
F. Common Area Standards (CA): shall apply.
G. Covenant Standards (CE): shall apply.
H. Dedication of Public Improvement Standards (DD): shall apply.
I. Density and Intensity Standards (DE): shall apply.
J. Development Name Standards (DN): shall apply.
K. Easement Standards (EA): shall apply.
L. Erosion Control Standards (EC): shall apply.
M. Floodplain Standards (FL): shall apply.
N. Lot Establishment Standards (LT): shall apply except as modified below:

1. 7.19 LE-02 (B) Commercial Lot Standards:  (1) Interior Street Frontage: shall not apply
O. Mixed Use Development Standards (MU): shall apply.
P. Monument & Marker Standards (MM): shall apply.
Q. On-street Parking Standards (OG): shall apply.
R. Open Space Standards (OP): shall not apply.
S. Pedestrian Network Standards (PN): shall apply except as modified below:

1. 7.31 PN-04 Pedestrian Network standards; Commercial and Industrial (B) Minimum Internal 
Pedestrian Network Standards; 2) Sidewalk Location:  As indicated on the two-page layouts 
for this type of subdivision in Article 06: Subdivision types:  shall not apply

T. Perimeter Landscaping Standards (PL): shall apply except as modified below:
1. 7.33 PL-02 Commercial and Industrial Development (A) Applicability: shall apply except as 

modified below:
a.  Perimeter landscaping standards shall apply to any portion of a commercial or industrial 

development that abuts an expressway, interstate highway, primary arterial, secondary 
arterial, or collector.  i) Perimeter landscaping shall be in aggregate with other landscape 
requirements, not in addition to; ii)  Perimeter landscaping shall not be required in any 
existing easement that restricts landscaping.

2. 7.33 PL-02 B: Perimeter Landscape area: the perimeter landscaping area shall be at least 
twenty (20)  ten (10) feet deep and as long as the length of the frontage.   

U. Prerequisite Standards (PQ): shall apply.
V. Storm Water Standards (SM): shall apply.
W. Street & Right-of-way Standards (SR): shall apply.
X. Street Lighting Standards (SL): shall apply.
Y. Street Name Standards (SN): shall apply.
Z. Street Sign Standards (SS): shall apply.
AA.Surety Standards (SY): shall apply.
BB.Utility Standards (UT): shall apply.
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1.06  Procedures
A. The procedures set forth in Article 9: Processes, Permits & Fees; Planned Unit Development 

shall apply.  Development plans shall be reviewed and approved based upon compliance with the 
development and design standards set forth herein.

B. The Real Estate shall be assigned to the City's general PUD Committee (the "Committee") for 
review pursuant to Article 9.20 Planned Unit Development; Final Development Plan.  The 
Committee shall have discretion and flexibility to consider and approve modifications pertaining 
to architecture, signage, and landscaping design standards established or referenced by this 
Ordinance if the Committee determines such modifications are consistent with the intent of this 
Ordinance and consistent with the quality and character represented in this Ordinance.
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1.08  Real Estate




