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DATE:  December 6, 2021 

CASE NO.:  PUD-21-099 / FDP-21-097 / PP-21-098 

PETITIONER:  Ryan Homes  

REQUESTED ACTIONS:  Planned Unit Development Zone Map Change, Final Detailed Plan, and 
Primary Plat 

LOCATION:   East side of Saratoga Parkway, north of Concord Rd. 

PARCEL SIZE:  21.87 +/- acres 

APPLICABLE 
REGULATIONS: 

 Plainfield Zoning Ordinance 
Plainfield Subdivision Control Ordinance 
Plainfield Comprehensive Plan 

 

  
 

EXISTING ZONING AND LAND USE COMPREHENSIVE PLAN 
Site: Saratoga Planned Unit Development  Site: Single-Family Detached 

North: Saratoga Planned Unit Development North: Single-Family Detached 

South: Saratoga Planned Unit Development South: Local/Corridor Commercial 

East: Planned Unit Development East: Single-Family Detached 

West: Saratoga Planned Unit Development West: Single-Family Detached / Multi-Family 

 

Project Description 
The applicant is proposing to amend the existing Saratoga Planned Unit Development (PUD) to allow 55 
townhome units and 64 paired patio units on approximately 21.87 acres.   The existing PUD was 
approved by the Town Council in 1995 and was intended to establish a mixed-use development with 
single family detached, multi-family attached, commercial and institutional uses.  The proposed 
ordinance and corresponding Final Detailed Plan would serve as the development standards to allow 
townhomes and paired homes within an area identified for the following uses: 

• Village Residential 3-6 units per acre 

• Mixed-Use 

• Institutional  

• Retail 

https://www.townofplainfield.com/1629/Saratoga-Village
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-7288#JD_Ch.154App.A
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-6217
https://www.townofplainfield.com/1185/Maps-Plans
https://www.townofplainfield.com/DocumentCenter/View/526/Saratoga-PDF
https://www.townofplainfield.com/DocumentCenter/View/526/Saratoga-PDF
https://www.townofplainfield.com/DocumentCenter/View/526/Saratoga-PDF
https://www.townofplainfield.com/DocumentCenter/View/526/Saratoga-PDF
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• School 
 
The existing PUD states that areas designated Village Residential may be developed as single-family lots, 
attached condominiums, or zero-lot line residences.  However, the southern portion of the site was 
intended for non-residential uses so an amendment to the PUD would be needed to allow residential 
uses on the entire site.   

 

 

The PUD amendment and Final Detailed Plan are also accompanied by a 119-lot primary plat, as well as 
a waiver to reduce the required minimum width from 50 feet to 42 feet for local public streets.    

This site is designated as a Priority Growth Area in the Town’s Comprehensive Plan.  The Plan states that 
these areas “…include parcels within the existing Plainfield municipal boundaries that are targeted for 
residential land uses.  This ensures that future growth takes advantage of existing roadway, water, and 
wastewater infrastructure.” 
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Design Review  
The zoning ordinance states that the intent of the Planned Unit Development (PUD) District is designed 
to: 

• Encourage creativity and innovation in the design of developments;  

• Provide for more efficient use of land including the reduction of land area disturbed for utility 
lines and motor vehicle Access;  

• Permit special consideration of property with outstanding natural or topographical features;  

• Facilitate use of the most appropriate construction techniques in the development of land; and,  

• To provide for any individual land use not otherwise specified elsewhere in this Ordinance. The 
PUD District provides flexibility in land use regulations by allowing for the consolidation of the 
Subdivision and Zone Map Change procedures.  

The proposed PUD ordinance describes the following as the purpose and intent of the district: 

The purpose and intent of the Saratoga Village District is to create a high quality, urban style, 
residential neighborhood in a design that blends well with existing adjacent development. 
Homes in Saratoga Village will include both single family style Townhomes and first floor living 
Paired Villas targeted for Empty Nesters. The configuration of the street, lots and product types 
is intended to promote pedestrian connectivity and walkability to the nearby trail system and to 
lessen the impact of garage doors and driveways by allowing for a mix of front and rear-load 
dwellings. 

As a Planned Unit Development, the petitioner is allowed to propose development standards specific to 
the project.  The Design Review Committee reviewed the project on September 7th and October 5th and 
recommended approval subject to the following: 

1. Extend the trail in the common area so that it connects with the street to the north.  Plans 
modified to reflect comment. 

2. The attached garages shall be at least 400 square feet.  375 square feet is proposed. 

 

The following areas of design were reviewed by staff and the DRC: 

 

1. Building Materials:  The proposed PUD ordinance states that the following materials will be 
permitted:  Masonry Material (brick or cultured stone); Cementitious Board Siding (i.e. James 
Hardie Plank, or similar) in horizontal, shake and board and batten profile; composite trim; 
composite veneer panels; vinyl shutters; aluminum facia; aluminum soffits; aluminum 
downspouts/gutters.  

2. Building Design:  The PUD proposes certain residential architectural design standards.   

3. Mechanical Equipment:  Residential units.  Petitioner indicated they would be located to the 
sides of the townhomes.      

4. Trash Enclosure / Trash Compactor:  None shown.  Units will receive residential collection.   

5. Pedestrian Connectivity:   The development will connect with an existing sidewalk along 
Saratoga Parkway.    
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6. Landscaping –  

a. Landscaping is provided per the plans and exhibits.  No additional comments from staff 
at this time.   

7. Site Lighting:  Sample street light fixture has been provided. 

8. Signs:  Exhibit A provides information regarding proposed incidental, temporary, and monument 
signage.            

 

Since the beginning of the project discussion, staff has emphasized the importance of creating a 

walkable neighborhood at this location.  The proximity to an established commercial node necessitates a 

higher density so that a greater number of residents can take advantage of the short distance to 

essential goods and services through a variety of transportation modes.  Walkability is not only affected 

by proximity to destination, but also several other environmental and design variables including street 

trees, lighting, seating, signage, buildings (location, transparency, layout, etc.), public art, furniture, 

terrain and slope, on-street parking, and so on.     

 

The layout of the townhomes, particularly along Saratoga Parkway, will enhance the pedestrian 

experience along the corridor and that will benefit surrounding neighborhoods.  While the proposed 

paired homes offer the building materials desired by the DRC, the designs lack opportunities for the type 

of “forward living” typically found in walkable, urban neighborhoods.  The layout / floorplans of the 

paired homes show that the garages will be the leading edge of the structures.  Many of the buildings 

will include side-by-side driveways which could exceed 36’ in width from the outside edges.  This design 

offers a development pattern which has been used in suburban residential neighborhoods.   
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Rear-loaded paired homes or front-loaded with porches / garage offsets like the examples shown below 

would likely be a better fit for the intent of the PUD and the context of the site.  Although staff provided  

this information to the DRC, the committee did not discuss this topic.   
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APPLICABLE PLANNING POLICIES 

 

Public Utilities:   Utilities are available at the site.  Sufficient water and sanitary sewer service for 
the site is available from existing mains along Saratoga Parkway.  Staff has 
discussed some drainage concerns with residents of the White Lick Community 
subdivision which boarders the proposed project on the east.   The preliminary 
drainage report indicates that if this project is approved added detention will be 
created to handle new runoff.  If the project goes forward staff will continue to 
work with the developer and residents to address any concerns in the previously 
developed area. 

Floodplain:   The property is not located within a Special Flood Hazard Area.  

Transportation:  The property is proposed to create two access points; one local street to 

Saratoga Parkway directly opposite Arlington Drive, and a second local street 

that would connect to the Interior Access Drive that services the individual lots 

to the south.  This Interior Access Drive connects to the public right-of-way at 

the roundabout intersection of Saratoga Parkway and Concord Road. 

The petitioner submitted a traffic analysis dated August 20, 2021 that assumed 

a dwelling unit count of 175 ea.  Currently, the PUD references a maximum of 

up to 150 units while the detailed plan being proposed represents 119 total 

dwelling units.  The report was completed by a certified traffic engineer and 

Staff takes no objection to its content.  The report notes that the two new local 

street connections and the roundabout will continue to operate at acceptable 

levels of service without any specific modifications.  The nearby intersection of 

US-40 and Saratoga Parkway is expected to decline to an unacceptable LOS by 

the horizon year of 2033, but this development’s contribution toward that 

occurrence is minimal. 
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The PUD proposes to construct narrower street sections than would generally 

be allowed by Town Standards.  Discussions about narrower street sections 

consider a number of pros & cons, but in exchange for some of the 

disadvantages that a narrower street section can create, the petitioner has 

agreed to include snow plowing of the public streets as an expense to be 

handled by the community’s HOA.  Similarly, the petitioner has agreed to 

restrict street parking to only one side of the street.  Both of these 

commitments are referenced as part of the PUD document offered, but should 

also get reflected as part of the recorded covenants that establish the authority 

of the HOA over the platted lots. 

Finally, it is worthwhile to note that the petitioner is proposing to offer 

sidewalks along the property’s frontage of the Interior Access Drive.  Staff 

requested the petitioner work with the nearby property owners in an attempt 

to construct improved pedestrian access facilities through this area, however, 

the petitioner has responded to indicate that the Wal-Mart did not support a 

pedestrian walk getting constructed across its rear drive that is used to service 

truck deliveries.  So unfortunately, this improvement produces a ‘sidewalk to 

nowhere’, but Staff feels this is still appropriate given the limitations the 

petitioner has to compel other adjacent property owners to properly address 

this need. 

 

STAFF COMMENTS, QUESTIONS AND CONCERNS 

1. The layout of the paired homes, with the garage / storage area serving as the leading edge and 

most prominent part of the structure, is a common design and doesn’t offer innovation or 

creatively.  There are several areas in Plainfield where similar homes already exist that were 

built over 20 years ago.   While the exterior materials and interior finishes have been 

modernized for new construction, the building footprints have remained largely unchanged.  

Given the relative permanency of the layout does this create the type of neighborhood 

streetscape and walkability that will be sought after by several generations of buyers?   

2. Planning staff does not object to narrower residential streets, as this could result in traffic 

calming as well as reduced maintenance and reconstruction costs for the Town.  Staff would 

however point out that this is also a benefit to the developer as it reduces not only initial 

construction costs but also the amount of land needed for street improvements.  The petitioner 

has stated that the waiver is in keeping with the “urban style” of the project.  Staff agrees that 

the rear-loaded townhomes support that description, but as mentioned above the paired homes 

appear to offer a more suburban design.    

3. The Town’s Residential Design Guidelines for One- and Two-Family Dwellings specify that 

“Garages should either be attached or detached, but not both. All garages should be no less 
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than four hundred and eighty-four (484) square feet in usable area (exclusive of areas set aside 

for HVAC, water heaters and the like).”  The Design Review Committee had requested that the 

petitioner provide at least 400 square feet, and 375 square feet is proposed within the PUD.    

4. The garage setback in the PUD text (B,4,b) as proposed would be measured from site 

improvements such as pavement and sidewalks rather than property lines.  This would be 

difficult for staff to administer and could result in non-conforming structures.  Setbacks are 

defined in the Plainfield Zoning Ordinance as distances from a lot line to the closest point of a 

building, structure, sign structure, parking area, loading area, storage area or any other 

permanent improvement. 

5. The PUD text (B,4,d) specifies a Zero (0) foot rear yard setback.  This would allow the buildings 

to be constructed up to the rear property line.  Staff brought this to the applicant’s attention, 

but the language was not revised.      

6. The PUD does not provide a front yard setback for the townhomes along the boulevard entry.   

The plat shows what appears to be building lines at this location.  The line on the north side of 

the street does not appear to be labelled, whereas the line on the south side seems to 

correspond with a 25’ B.S.L.  located over by the project’s other entry.   

7. The PUD prescribes a side yard setback of 12’ between buildings but does not include a side 

yard setback for homes that are not directly adjacent to another structure.  

 

  

8. The PUD makes reference to project common areas; however, no common areas have been 

labelled on the primary plat.  The amenity area has been identified as Lot 285.    

? 

? 
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MOTIONS 

 

MOTION 1: PUD Text Amendment 
I move that the Plan Commission certify the text amendment request PUD-21-099 with a favorable 
recommendation / unfavorable recommendation / no recommendation to the Town Council, subject 
to the following amendments (if requested): 
_____________________________________________________________________________________ 
 
_____________________________________________________________________________________ 
 
 
 
MOTION 2: PUD Final Detailed Plan 
I move that the Plan Commission approve / deny / continue FDP-21-097 as filed by Ryan Homes for 
Final Detailed Plan approval of Saratoga Village finding that: 

1. The Final Detailed Plan satisfies / does not satisfy the Development Requirements 
and Development Standards specified in the PUD District ordinance establishing 
such District; 

2. The Final Detailed Plan accomplishes / does not accomplish the intent set forth in Article 
6 of the Zoning Ordinance; 

3. The Final Detailed Plan provides / does not provide for the protection or provision 
of the site features and amenities outlined in Article 6., C., 2 of the Zoning Ordinance. 

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

1. Substantial compliance with the plan file dated December 6th, 2021. 
 
 
MOTION 3: Waiver 
I move that the Plan Commission approve / deny / continue Waiver PP-21-098 as filed by 
Ryan Homes, requesting a waiver of Town Code of Ordinances Title XV Chapter 153: Article 3.3 C, Table 
3.3 A, to reduce the minimum right-of-way width from 50 feet to 42 feet for local residential use streets 
as required by the Town of Plainfield Subdivision Control Ordinance and Town Standards or post 
performance bonds for the same, finding that:  
 

1. The granting of the waiver will not be detrimental to the public safety, health or welfare, or 
injurious to other property;  

2. The conditions upon which the requests for the waivers are based are unique to the property for 
which a waiver is sought and are not applicable generally to other property;  

3. Because of the particular physical surroundings, shape or topographical conditions of the 
specific property involved, a particular hardship to the owner would result, as distinguished 
from a mere inconvenience, if the strict letter of these regulations is carried out; and  
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4. The waivers will not contravene the provisions of the Plainfield Zoning Ordinance or the 
Comprehensive Plan. 

 
 
MOTION 4: Primary Plat 
I move that the Plan Commission approve / deny / continue PP-21-098 as filed by Ryan Homes to create 
a --lot subdivision on approximately 21.87 acres finding that: 
 

1. Adequate provisions have / have not been made for regulation of minimum lot width, 
minimum lot depth and minimum lot area; 

2. Adequate provisions have / have not been made for the widths, grades, curves and 
coordination of subdivisions public ways with current and planned public ways; and  

3. Adequate provisions have / have not been made for the extension of water, sewer, 
and other municipal services.  
 

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

1. Compliance with the Town Standards, including but not limited to: Plainfield Ordinance 01-2019 
regarding Floodplain Management; Plainfield Ordinance Nos. 12-2015 and 06-2017 regarding 
Sewage Works; Plainfield Ordinance No. 17-97 regarding Drainage; Plainfield Ordinance No. 19-
97 regarding Municipal Waterworks; and Plainfield Ordinance No. 18- 97 regarding Access 
Permits.  

2. Compliance with the standards and specifications of the Plainfield Subdivision Control 
Ordinance.  

3. Substantial compliance with the primary plat file dated December 6th, 2021. 
 


