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BACKGROUND ON WODA COOPER COMPANIES, INC. 
Woda Cooper Companies, Inc. (WCC) is a vertically-integrated developer, property manager, and 
general contractor of affordable and workforce housing that is currently ranked as the 10th most prolific 
developer of affordable housing in the nation.  It has completed over 300 projects and has 
approximately 14,000 units under management in 15 states, and maintains multiple regional offices 
including one in Indianapolis.  The company has a similar project currently under construction in 
Plainfield near the Shops at Perry Crossing called Harper’s Crossing. 
 
PROPOSED PROJECT 
WCC proposes development 60 total units split between 24 townhomes on the eastern side of the 
property and a single three story apartment building with 36 flats.  The current site was the longtime 
home of Stanley Fertilizer and had fallen into a state of disrepair with a number of unsafe structures 
and site conditions present.  The Plainfield Community Development Corporation purchased the site 
and has engaged in some demolition and remediation to help prime the site for redevelopment, and it 
is our goal to transform this location into a new community that fits into the context of the 
neighborhood and offers modern and reasonably-priced rental housing. 
 
We will be applying for an allocation of rental housing tax credits (RHTCs) from the Indiana Housing 
and Community Development Authority (IHCDA) at the end of July to finance this project, which is 
the same process followed for our successful Harper’s Crossing project.  We anticipate that IHCDA 
will notify us of a funding allocation in November 2021, and from there it would be our goal to begin 
construction in the summer of 2022.  The overall project would take approximately 14 months to build 
with occupancy beginning at the end of 2023. 
 
RATIONALE FOR PLANNED UNIT DEVELOPMENT 
The collection of parcels that make up the site have an irregular shape that makes compliance with 
existing multifamily zoning options and the associated lot setbacks and parking requirements 
impossible for the proposed unit mix.  As with Harper’s Crossing, it was recognized that a unique site 
sometimes requires site-specific development standards so it can be redeveloped, and therefore we are 
submitting a PUD application that would fit the constraints of this location.  We have had multiple 
conversations with the CDC and the Town and all parties agree that this location is badly in need of 
redevelopment and our proposal represented the best option put forward by multiple potential 
developers. 
 
The site is bordered to the north by parkland that includes the Vandalia Trail, to the east by an existing 
multifamily community, and to the south and west by single family homes.  The site is further bisected 
into two collections of parcels by the northern end of N. East Street, which the Town has indicated 
could be vacated provided we include an easement for the Vandalia Trail to run through the 
development, which we will gladly do.  The eastern half of the site was chosen for townhomes as it is 
closest to the Vandalia trail and a number of lower density residential homes.  Our configuration and 
the associated setbacks allow for the townhomes to be situated along the outer border of the parcels 
with the parking hidden in the interior for a more pleasing aesthetic appearance from the street and to 
enhance the sense of walkability.  We also plan for the existing right of way that borders this property 
to the south to be improved into a fully paved road. 
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The western parcels have a highly irregular shape so it was chosen for a single three story apartment 
building oriented north to south to minimize the impact on existing single family to the south and to 
provide a major setback from Vine Street to the west as well as the homes located there.  This 
configuration also allows for a significant landscape buffer between Vine Street and the parking lot 
for this building as well as locating a separate community building directly on N. East Street.  It is our 
belief that mixing the two design approaches both maximizes the redevelopment potential of the site 
while also minimizing its impact on surrounding uses by avoiding a more conventional approach of 
utilizing several multistory apartment buildings. 
 
The project overall will provide 18 one bedroom units, 30 two bedroom units, and 12 three bedroom 
units.  All townhomes will be visitable to those with mobility impairments, and the apartment building 
will have an elevator to ensure accessibility.  All units will have washer and dryer hookups and a 
laundry facility will be provided in the community building.  The development will at a minimum 
achieve a LEED Silver rating and the exterior materials will be predominantly brick and cement fiber 
board. 
 
Due to the industrial use of the site, there are no wooded or natural features to be preserved, so our 
redevelopment will restore greenspace that was lost years ago.  The Vandalia Trail is a fantastic 
amenity and we deliberately have oriented the townhomes on N. East Street to have their front porches 
facing towards it.  We have included a community building on our site plan that will house our 
management office and community space for residents of the development as well as a picnic and 
playground area directly adjacent to activate that space and add to the amenities available. 
 
SITE PLAN DESIGN IN RELATION TO EXISTING CONDITIONS 
Protection of unique topographical features on the site, including, but not limited to, slopes, streams 
and natural water features: The current was fully developed and utilized for industrial purposes for 
an extensive period of time and lacks any significant topography, has no water features and no 
vegetation other than grass.  Our proposed PUD would represent a ‘greening’ of this space. 
 
Protection and preservation of wooded areas, individual trees of significant size, wetlands, or other 
environmentally sensitive features: As indicated above, none of these features are present on the site 
owing to its past use. 
 
Development of common open space and recreation areas (passive or active) accessible to the 
residents or users of the PUD by way of sidewalks, footpaths or combined walkways/bikeways: The 
site is directly adjacent to parkland the Vandalia Trail, which runs between the western and eastern 
collection of parcels.  With the input of Town staff, we envision the vacation of the northern terminus 
of N. East Street to promote pedestrian access from the development to the trail.  We also plan a 
playground and picnic area on the site for residents of the PUD to utilize and have oriented a number 
of townhome units to face the Vandalia Trail to encourage additional pedestrian use. 
 
A more efficient use of the land including the reduction or land areas disturbed for utility lines and 
motor vehicle access: The past industrial use is no longer in operation and is a poor fit for the 
surrounding park and single family residential zones.  The proposed project will bring high quality 
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new construction residential to an area with older housing stock, increase the amount of green space, 
and by vacating a portion of N. East Street will reduce vehicular access. 
 
Creation of innovative residential and business environments: The Town has a shortfall of workforce 
housing that this project would partially ameliorate.  The project will offer modern and high efficiency 
residences and blends townhomes and multifamily structures to thoughtfully address the surrounding 
neighborhood context.  We believe when complete this development will represent the most attractive 
and highest quality housing in the vicinity.  All structures will be a mix of masonry and cement fiber 
board with architectural shingles, in contrast to the vinyl siding that predominates in the area. 
 
Minimize the alteration of the natural site features through the design and situation of individual lots, 
streets and buildings: The project is and infill development working within the constraints of existing 
development that surrounds it on all sides.  However, by adding green space we are in fact partially 
restoring the site to a natural state as opposed to its current configuration. 
 
Diversity and originality in lot layout: although we must work within the boundaries of existing lot 
lines, we have placed careful consideration on the mixed townhome/apartment flats approach, the way 
the townhomes are oriented to maximize street visibility and hide parking, and the location of the 
apartment building to provide a significant setback and landscape buffer to the properties to the west. 
 
Utilization of individual building designs which achieve an enhanced relationship between the 
development and the land: As discussed above, we chose a mixed building design that will 
complement the surrounding uses without presenting overly intense development. 
 
Relationship to surrounding properties: The townhomes will fit in with the same general proportions 
and height as existing multi and single family residences to the east and south.  The apartment building 
has been oriented north to south to present the smallest possible visual impact on single family 
properties to the south and place the building a significant distance away from residences on Vine 
Street.  This orientation also permits a landscape buffer along Vine Street that will further minimize 
its impact. 
 
DEVELOPMENT TEAM 
Owner: Stanley Terrace Limited Partnership 
Developer: Woda Cooper Development, Inc. 
General Contractor: Woda Construction, Inc. 
Management Agent: Woda Management & Real Estate, LLC 
Architect: PCI Design Group, Inc. 
Civil Engineer: Farnsworth Group 
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PROSPECTIVE TIMELINE AND OTHER DETAILS 
This project represents an investment of approximately $13.5 million and will redevelop a site whose 
past use is no longer appropriate in the context of the neighborhood.  It is the developer’s practice to 
source local subcontractors to the greatest extent possible and we estimate that this project will support 
70 jobs during the construction phase.  Once operational, it will have a full time on-site property 
manager as well as full time maintenance tech who will earn between $16-$22 per hour based on 
experience.   
 
The applicant is submitting a proposal for financing through the Indiana Housing and Development 
Authority on July 26th, 2021 and anticipates an award of funding in November 2021.  Design and 
permitting will likely take until summer of 2022 with July 2022 our targeted start date.  Construction 
will take approximately 14 months which will allow the first move ins to take place in September or 
October of 2023.   
 
CONTACT INFORMATION 
Nick Surak 
Senior Vice President of Development 
Woda Cooper Development, Inc. 
6500 Westfield Blvd, Suite 100 
Indianapolis, IN 46220 
Cell: 202-489-8537 
nsurak@wodagroup.com 
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