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DATE:  April 7, 2022 

CASE NO.:  PUD-21-123 

PETITIONER:  Olthof Homes 

REQUESTED ACTIONS:  Zone Map Amendment of 126 acres from AG: Agriculture to Bo-Mar 
PUD, consisting of approximately 80 single family residential units, 60 
paired villas, 306 townhomes, and 315 apartment units 

LOCATION:   NW corner of Smith Rd. and Township Line Rd.  

PARCEL SIZE:  126 acres  

APPLICABLE 
REGULATIONS: 

 Plainfield Zoning Ordinance 
Plainfield Subdivision Control Ordinance 
Plainfield Comprehensive Plan 

 

 

  
 

EXISTING ZONING AND LAND USE COMPREHENSIVE PLAN 
Site: AG: Agriculture Site: Multi-Family / Single-Family Detached 

North: Town of Avon/Hendricks County North: Town of Avon 

South: R4: Medium Density Residential  South: Single-Family Attached / Parks and 
Open Space 

East: Planned Unit Development East: Single-Family Detached 

West: Town of Avon/Hendricks County West: Single-Family Detached 

 

PREOJECT DESCRIPTION  

 
The petitioner is proposing to rezone 126 acres from AG: Agriculture to Bo-Mar PUD, consisting of 
approximately 80 single family residential units, 60 paired villas, 306 townhomes, and 315 apartment 
units.  The project narrative describes Bo-Mar as, “…a diverse, master-planned district with multiple 

https://www.townofplainfield.com/1640/Bo-Mar-PUD
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://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-27615
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-26182
https://www.townofplainfield.com/1606/Elm-Tree-Planned-Unit-Development
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types of residential dwellings that transition seamlessly with the surrounding area and the proposed 
Hobbs Station PUD.” 

 

PLANNING OVERVIEW 

 

The site is primarily being used for agricultural purposes and include a single-family residence along with 
associated accessory structures on the west side of Smith Rd.  Nearby land uses include single-family 
residential to the west and south.  Planned mixed-use, multi-family, and single-family uses will 
eventually be developed on the east side of Smith Rd. as part of the Hobbs Station PUD.  The area 
included in the petition will serve as a transition between the more urbanized development pattern of 
Hobbs Station and the suburban single-family residential pattern of The Settlement in Avon to the west.   

Early in the planning process Town Staff recognized that development of this site in conjunction with 
Hobbs Station would have a substantial impact on transportation.  While Township Line Rd. was 
constructed to accommodate increased traffic volumes, Smith Rd. is currently two-lanes and adding travel 
lanes would be counterproductive to the urban development pattern proposed at Hobbs Station.  Staff 
recommended that the Bo-Mar development include a spine road which would extend Shady Ln. through 
the site and over to Smith Rd. at the entrance to Hobbs Station. This layout is intended to help reduce 
traffic increases on Smith Rd. by providing additional / alternative route options for motorists.  This may 
also decrease the viability of Smith Road as a cut-through for semi-trucks from Allpoints to Main Street, 
which is a stated transportation goal. 

The Town’s Comprehensive Plan identified this site as a Priority Growth Area and recommends a mixture 
of single-family detached and multi-family uses.  The petitioner has included these uses as well as two-
family and townhome units.  The overall mix of housing types will diversify Plainfield’s housing inventory 
while adding density to an area that is already served by infrastructure.   

 

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.  

As a Planned Unit Development, the petitioner is allowed to propose development standards specific to 
the project.  While there aren’t any requirements that would be applicable to a PUD, this report may 
refer to comparable zoning districts as a baseline for comparison.  The Design Review Committee 
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reviewed the project on February 10th and March 10th and recommended approval subject to the 
following: 

1. Fiber cement siding shall be used instead of vinyl. 

2. Projection elements such covered porches, patios, or sunrooms should be added to the 
rear of the paired patio units on lots 25 through 28.  Consider including a 4-rail fence in 
this location.   

3. Add a statement to the PUD text that landscaping shall meet or exceed the landscaping 
requirements of the zoning ordinance.   
 

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

1. Building Materials:  The exterior materials for the single-family, paired homes, and townhomes 
will be a mix of lap, shake, and board and batten siding, brick and stone masonry, and composite 
trim. Vinyl siding shall be prohibited.  The PUD includes proposed architectural design checklists 
(Exhibit G).  Information regarding compliance with each group within the checklist can be found 
on pages 10, 11, and 16.   

2. Mechanical Equipment:  The PUD requires compliance with the Plainfield Zoning Ordinance on 
page 7 for the multi-family and 17 for the Townhome section.   

3. Pedestrian Connectivity:   Pedestrian facilities are proposed throughout the development and 
are intended to provide internal and external linkages.  Staff had requested that a pedestrian 
crosswalk across Township Line Rd between Shady Ln and Smith Rd. be added to the concept 
plan, which the petitioner has included. 

4. Landscaping – The proposed landscaping for the single-family and paired homes is comparable 
to that of the Hobbs Station PUD.  The text of the ordinance notes that landscaping in the 
townhome and multi-family sections will have to comply with the Plainfield Zoning Ordinance 
(PZO).  Landscaping in the multi-family section would be subject to Plan Commission approval.   

5. Site Lighting: The ordinance states that lighting shall comply with the PZO.   

6. Mailboxes: P. 13 states, “The community shall have uniform mailboxes. The mailboxes may be 
located in the right-of-way in a gang box or boxes strategically located within the community, or 
near the Park area.”  

7. Signs:  Sample monument signs have been provided within the exhibits.  The PUD text states, 
“The type and placement of signs throughout the PUD shall be complementary and shall be 
subject to Plan Commission approval as part of the Final Detail Plan approval of a phase of 
development within the PUD.” (P.4)  Sign information including locations and renderings has 
been provided.   
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APPLICABLE PLANNING POLICIES  

Public Utilities: Water:  Public water mains exist along Smith 
Road and Township line road.  Extension through 
the site and into the various sections is easily 
achievable for service.   

 Sanitary Sewer:  Depending upon the timing of 
this project there is a possibility that this parcel 
and the recent Hobbs Station project could share 
in a sewer planned for Smith Road.  An 
alternative route is available that would utilize a 
Town owned 24” diameter sewer located just 
west of the west line of this project.  The western route would require a creek 
crossing and possibly an offsite easement from the abutting landowner to the 
west, Settlement HOA.   Some added sewer capacity is available along Township 
line road, not enough for the entire project but possibly for the southernmost 
portions of the site. 

 Drainage:  The site generally drains south and west.   The concept plan depicts 
detention which would be utilized to control drainage before outlet to Clarks 
Creek to the west and/or to storm piping along Township line road.  There is a 
private pond just off the west edge of the project that currently receives 
drainage from the farm field.  Detailed drainage design is not required at this 
stage of the project, however, if this project continues forward there will need 
to be coordination of drainage design between the existing private pond owner 
and the proposed development.   Town ordinances would limit discharge; 
however, the Town ordinances do not specifically address reducing flow to an 
existing pond.  That may be a concern of the private pond owner.   

Floodplain: A portion of the property is located within a Special Flood Hazard Area.  No lots 
or structures are proposed in the floodplain.  It may be necessary to cross the 
flood plain with sanitary sewer.  If that occurs appropriate state permits will be 
acquired. 

Transportation: In accordance with thresholds set by Town ordinance, this development 
requires the submission of a Traffic Impact Study (TIS).  This study was originally 
offered to Town staff in October 2021 as a draft, with a final document offered 
in March 2022.  Based upon Staff’s review, the documents appear to be 
identical.  A copy of the study received in March, but dated October, is included 
in the materials for the Commission’s review. 

 The study was prepared by A&F Engineering, who also completed a similar 
report for the nearby Hobbs Station development.  Due to the overlapping 
timelines these two developments have moved along, it was seen as beneficial 
to allow A&F to build upon the review that was already performed…assuming 
the new traffic generated by the Hobbs Station development would exist.  The 
Petitioner accommodated this request, thus the study appears to properly 
account for the sum of the increased trip generation the Town can expect in this 
area. 
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 Worthy of note is that the following existing intersections are expected to 
perform at acceptable levels of service, without additional mitigation measures, 
as measured by typical industry practices: 

• US 40 & Perry Road 

• US 40 & Shady Lane 

• Township Line Road & Dan Jones Road 

• Township Line Road & Smith Road 

 Separate from these existing key intersections, the development creates 4 new 
points of access to existing public right-of-way; 2 full access public street 
connections to Smith Road, 1 full access public street connection to Township 
Line Road, and 1 right-in/right-out drive to Township Line Road.  The layout of 
the development is reflective of a request made by Town Staff to incorporate a 
Local Collector-style roadway through the neighborhood, providing direct access 
to both Township Line Road and Smith Road.  This design is intended to help 
other local-thru traffic utilize one of two options when moving in the north-
south direction through this area so as not to rely on Smith Road for all of those 
trips.  Staff expects this approach to make this entire area more accommodating 
for pedestrian movements, which is particularly of interest given the proximity 
to the Vandalia Trail and nearby commercial/retail properties.  Note that the 
Petitioner has included a new roundabout within the development as a means 
for access control and traffic calming.  As additional detail is considered, Staff 
will encourage other methods of road design that are proven to provide calming 
effects. 

 Given the past approvals offered for Hobbs Station, the Town has committed to 
taking on improvements for Smith Road.  The Town has contracted with A&F 
Engineering to design these improvements, given their familiarity with the 
traffic needs identified by the analysis.  As part of these improvements, a new 
roundabout is proposed at the north access drive as referred to in the 
study.  The inclusion of a roundabout in this location is offered as a means to 
help control speeds along Smith Road while also accommodating increased 
traffic volumes.  The Petitioner has agreed to dedicate right-of-way as needed 
for this roundabout and any road widening as part of their future platting 
requirements. 

 Similarly, a future roundabout is proposed at the intersection of Township Line 
Road and Shady Lane, accommodating the future traffic that is expected to be 
generated by this development.  The Petitioner is not proposing to include this 
level of improvement as part of its development, but rather, it would be an 
expected improvement completed by the Town in the future as conditions 
warrant.  The Petitioner has agreed to dedicate right-of-way to accommodate 
this future improvement. 

 Finally, the petitioner has agreed to include the above mentioned right-in/right-
out drive from Township Line Road, between Shady Lane and Smith Road.  This 
drive was not originally considered as part of the TIS, but came out of 
discussions between A&F, the Town, and the Petitioner as it is expected to 
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reduce some of the turning movements that would otherwise occur at the 
Shady Lane intersection.  This limited access location would also be used for a 
mid-block crossing of Township Line Road, providing alternative access to the 
Vandalia Trail for residents who prefer to avoid crossing at the nearby 
roundabouts.  The petitioner has agreed to incorporate this crosswalk into the 
development construction; however details of this design still need to be more 
fully developed. 

 

STAFF COMMENTS, QUESTIONS, AND CONCERNS 

 

1. The layout includes townhomes which will front on the spine road, whereas the paired homes 
will have the rear yards oriented toward the street.  Having structures facing the street on both 
sides would provide for a more desirable streetscape by providing symmetry and an improved 
visual aesthetic.  To achieve a similar effect, the petitioner has added language to the PUD to 
require covered porches or sunrooms on the rear of paired villa lots 25-28 

.   

2. 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.”  This location is near several multi-
tenant retail centers, big box stores, restaurants, and medical facilities.  Many of these uses 
provide essential goods and services to the public and draw consumers from a large radius.  The 
proximity of this site to those uses provides opportunities for shorter vehicular trips as well as 
multi-modal transportation options including walking and biking.   
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MOTION 

Zone Map Amendment: I move that the Plan Commission certify the zone map amendment request 
PUD-21-123, a petition by Olthof Homes seeking a zone map amendment of 126 acres located at the 
northwest corner of Smith Rd. and Township Line Rd., from AG: Agriculture to Bo-Mar Estates PUD 
(Planned Unit Development) with a favorable recommendation / unfavorable recommendation / no 
recommendation to the Town Council, subject to the following amendments (if requested): 
 
_____________________________________________________________________________________ 
 
_____________________________________________________________________________________ 
 


