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DATE:  May 2, 2022 

CASE NO.:  PP-22-028 

PETITIONER:  Larry Good 

REQUESTED ACTIONS:  Primary Plat Approval to create 73 residential lots on 23.1 +/- acres 
currently zoned R-4: Medium Density Residential, requesting waivers to 
the Subdivision Control Ordinance. 

LOCATION:   North of Main St. between Clark Rd. ad Shady Ln. 

PARCEL SIZE:  23.1 acres  

APPLICABLE 
REGULATIONS: 

 Plainfield Zoning Ordinance 
Plainfield Subdivision Control Ordinance 
Plainfield Comprehensive Plan 

 

  
 

EXISTING ZONING AND LAND USE COMPREHENSIVE PLAN 
Site: R-4: Medium Density Residential Site: Multi-Family 

North: Vandalia Trail North: Parks and Open Space (Vandalia Trail) 

South: R-4: Medium Density Residential South: Regional Commercial 

East: GC: General Commercial East: Regional Commercial 

West: R-4: Medium Density Residential West: Multi-Family / Single-Family Detached 

 

PROJECT DESCRIPTION 

 
The petitioner is proposing to subdivide a 23.1-acre tract of land into 73 lots and common area to allow 
for the development of single-family residential homes.  The petition also includes the following 
waivers: 

https://www.townofplainfield.com/1702/Grey-Hawk-Place-Primary-Plat
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/0-0-0-26182
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-26182
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-26852
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-26182
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1. Request for a waiver from Article 3.3 C, Table 3.3 A to reduce the required right-of-way width 
for local streets from 50 feet to 42 feet, to reduce back to back of curb from 30 feet to 26 feet, 
and to reduce pavement width from 26 feet to 20 feet. 

2. Waive Article 3.3B,4,a to eliminate required secondary means of access from an improved 
perimeter public street.  

3. Waive Article 3.3B,4,e to allow a remote secondary access which does not provide direct access 
to an improved perimeter public street.   

The site does not currently have frontage on a public street.  Access is available at the southwest corner 
of the property via an easement which also serves an existing mobile home community to the south.  
The primary plat shows that vehicular access would be for emergency use only and would be restricted 
by bollards.  Public vehicular access would be available from Shady Lane via a new street provided by 
the Town across property it owns to the east.   

The proposed subdivision includes pedestrian facilities which would connect the Vandalia Trail to the 
access easement mentioned above via an 8’ wide sidepath.  The plat shows a 20’ common area located 
between lots 45 and 46.  This area is intended to provide pedestrian connectivity with property owned 
by the Plainfield Community Development Corporation. 

 

PLANNING OVERVIEW 

The Town’s Comprehensive Plan identified this site as a 
Priority Growth Area and the land use map recommends 
multi-family uses.  The Plan’s text mentions single-family 
attached housing as a possibility for this site as well and that, 
“…it could be walkable to the U.S. 40 corridor and leverage its 
proximity to retail, restaurants, services, and employment in 
the immediate area.”   
 
The term “walkable” can have different meanings, but in the 
context of proximity to goods and services it is affected heavily 
by factors such as density, layout, and design.  The proposed 
20’ common area provides a connection from the interior of 
the development to the adjoining property as a pass-through 
but doesn’t provide the same neighborhood cohesion that 
would exist if there were a street connection in this location.   
 
The site is currently zoned R-4: Medium Density Residential 
which prescribes development Standards that provide housing 
opportunities with a density of approximately 4.0 to 5.0 
dwelling units per gross acre.  At 3.2 units per acre the 
proposed subdivision falls below that range, but lots 1 through 6 are skewing the calculation.  These lots 
are encumbered by floodplain areas that would not be suitable for development.   While the larger lots 
contribute to the decreased density, it should also be noted that the remaining lots all exceed the 
required minimum lot area 6,000 sq. ft. The lots all meet the required minimum lot width for the district 
which is 60’.   
 

https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-17290
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-17224
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-17224
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Waivers 
As mentioned above the applicant has requested waivers to the standards of the Subdivision Control 
Ordinance.  Two of the three waivers are regarding access, and the following table is intended to help 
illustrate what is required by the ordinance.     
 
 

 Secondary Access  Remote Secondary Access  

Requirements 

Any major residential subdivision which contains 
30 or more lots shall: 

1. Provide a secondary means of access from 
an improved perimeter public street; or 
 

2. Provide a divided local collector street as the 
means of access from an improved 
perimeter public street back to a point of 
intersection with an internal street network 
where all lots can be accessed by more than 
one direction. 

 

Any major residential subdivision which 
contains 60 or more lots shall provide a 
remote secondary means of access which 
complies with the Town Access Control 
Ordinance and is separated from at least 
one other access point into the 
subdivision by a distance apart equal to 
not less than one-half of the length of the 
maximum overall diagonal dimension of 
the property or area to be served, 
measured in a straight line between 
access points. 
 
Design of remote secondary access. 

1. A remote secondary means of access 
may be designed as: 
 
a. A dedicated public street; or 

 
b. A gated or un-gated emergency 

vehicle access easement 
providing direct access to an 
improved perimeter public 
street or connecting to a public 
street in an abutting subdivision 
which provides access to an 
improved perimeter public 
street. 

1-29 Lots No No 

30 -59 Lots Yes No 

60 or More Lots Yes Yes 

 
 
Staff will describe each request in greater detail below and provide comments: 
 

1. Request for a waiver from Article 3.3 C, Table 3.3 A to reduce the required right-of-way width for 
local streets from 50 feet to 42 feet, to reduce back to back of curb from 30 feet to 26 feet, and 
to reduce pavement width from 26 feet to 20 feet.   
 
The reduction in street width could have a traffic calming effect.  It will also lessen the Town’s 
future maintenance obligations.  Similar residential street width reductions have recently been 

https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-17290
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approved for Hobbs Station and Saratoga Village.     
 

2. Waive Article 3.3B,4,a to eliminate required secondary means of access from an improved 
perimeter public street.   
 
The SCO states that any major residential subdivision which contains 30 or more lots shall:  

1. Provide a secondary means of access from an improved perimeter public street; or 

2. Provide a divided local collector street as the means of access from an improved 
perimeter public street back to a point of intersection with an internal street network 
where all lots can be accessed by more than one direction. 

The first option has been utilized in several residential subdivisions 
and improves accessibility, safety, and convenience for the public.  
From public safety agencies to package delivery drivers, the benefits 
of multiple entrances are far reaching and can be experienced for 
decades beyond the initial construction of the access.  The second 
option has also been used (ex: Glen Haven, portions of Saratoga, 
Nottinghill, etc.) at varying boulevard lengths.  The divided entrance 
to Rockingham (shown to the right) provides an example of this type 
of entry and is approximately 780 linear feet which is comparable to, 
if not greater than, the distance which would be needed in this 
situation for the street crossing the Town’s property.  The divided 
collector option is intended to provide a secondary means of access if one lane is blocked, being 
maintained / replaced, and so on.  This option does not offer the same public convenience 
benefits or neighborhood cohesion potential as the first option.   

Neither option has been provided as a part of this project.  
Planning staff would prefer that the remote secondary 
access (which is an additional secondary access required 
when subdivisions exceed 60 lots) at the southwest corner 
of the site be converted to a full public access. This would 
allow residents to take advantage of the signalized 
intersection at Clark Rd. (aka Clarks Creek Road, aka 
Deerfield Dr.) and Main St., increase convenience, and 
reduce transportation costs by shortening travel distances 
for those travelling to and from the west.  For example, 
while residents at the southwest corner of the subdivision 
would be approximately 1,000’ from the intersection of the 
Clark Rd. and Main St., they would have to travel over a 
mile to reach the same intersection based upon the current 
layout.  This distance may seem insignificant but over time 
this “backtracking” cumulatively adds up to real financial and opportunity costs.   Additionally, 
the lack of vehicular connectivity and increased travel distance would impact Plainfield 
Community Schools which currently has a bus stop at Clark Rd. and East Street.  

A full access at this location would also satisfy both requirements to include a secondary access 
to a public street, as well as a remote secondary access which is required to be separated by a 
certain distance from the primary entrance.   

Rockingham Way 

Increased Travel Distance Scenario 

https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-17224
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Planning staff recognizes that building a full access to Clark Rd. may not be desirable for 
residents living in the mobile home community.  While it would be mutually beneficial the 
existing residents would experience increased traffic with this option – but so will the property 
owners along Shady.  With two access points it will disperse traffic depending on direction of 
travel and destination.  It is also important to note that while having only one access on Shady 
would not increase traffic on Clark Rd., the limited option for ingress and egress to the 
subdivision will increase it unnecessarily in other locations such as along Shady Ln. and Main St.    

Planning staff is also aware that including an entrance to the subdivision could encourage “cut 
through” traffic by non-subdivision motorists.  As noted above the request to waive the street 
width standards would likely result in traffic calming and make it less desirable to travel through 
the subdivision due to the slower travel speeds. Also, an additional distance would need to be 
travelled along with multiple turning movements versus a straight shot to Main.  If there is an 
incident that blocks Shady, motorists are going to try to turn into this subdivision anyway to 
either try to turn around or find their way (unsuccessfully) to Main.    

As an alternative to this recommendation, Planning staff had also suggested that a street 
connection could be provided at the southeast portion of the site so that future development of 
the CDC property (and possibly the Goodwill property which has expressed a willingness to work 
with the Town on a larger development project) can be more fully integrated with the 
subdivision.  This would also allow for a future secondary means of access from Shady Lane 
through the CDC site when development occurs.  This route could be by means of public street, 
private street, or internal drives depending on the project.  Below is a conceptual example 
including a mix of residential uses and how the two projects could become more interrelated by 
having an additional connection: 

 

While this option offers greater integration with future development to the east, it doesn’t 
provide the same level of convenience to motorists as the full access to Clark Rd.   

The proposed subdivision includes 73 residential lots which will only have direct public access 
from one street.  The new street providing the sole public entry to the subdivision may also 
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serve additional residential uses in the future when the Town’s property develops.  Depending 
on the layout these additional residential uses could increase the number of lots / residential 
units utilizing a single point of access.         

3. Waive Article 3.3B,4,e to allow a Remote Secondary Access which does not provide direct access 
to an improved perimeter public street.   
 
Although access is provided to an existing easement instead of an improved public street, it 
does connect to the right-of-way of Clark Rd. and emergency services will have rights to use the 
easement.  Planning staff believes that this meets the intent of the requirement.   

Article 4.3 of the Subdivision Control Ordinance states that the Plan Commission shall not approve 
waivers unless it shall make written findings based upon the evidence presented to it in each specific 
case that: 

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

b) The conditions upon which the request for a waiver is based are unique to the property for 
which a waiver is sought and are not applicable generally to other property; 

c) 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 are carried out; 

d) The waiver will not contravene the provisions of the Town Zoning Ordinance or the 
Comprehensive Plan; and 

e) Where the waiver impacts on the design, construction or maintenance obligations of public 
facilities, that the appropriate public agency has reviewed and approved the proposed 
development in writing to the Plan Commission. 

For the reasons listed above, Planning staff would recommend that the Plan Commission give careful 
consideration regarding the waiver to eliminate the required full secondary access.   

   

 

APPLICABLE PLANNING POLICIES 

 

Public Utilities:   

1. Water:  The project is served from a water main along Shady Lane which is 
adequate for this project.  The water main should extend to the southwest 
corner of lot 60.  Potential to loop the main south along Clark Road will be 
considered if the project advances. 

2. Sanitary Sewer: The project proposes to connect to an existing sewer 
manhole at the southwest corner of proposed lot 60.  From the proposed 
manhole connection then west is an approximately 400 ft long segment of 
sewer is privately owned and is within a private easement at this time.  The 
current developer and the abutting landowner have shared rights to use the 
sewer as well as shared responsibility for maintenance.  I have suggested to 
the developer that the best approach for the future of this project would be 

https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-17224
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for both the easement and sewer line to be dedicated to the Town.  If the 
project moves forward the condition of the line will be verified, and 
dedication of the easement and line will be pursued.  If the line is not in 
good condition replacement or internal lining would be required before the 
Town would consider acceptance.  

3. Storm Drainage: The basic plan routes drainage for the site to northwest 
and southwest outlet points.  Swales will be created along the line between 
the existing trailer park and other abutting lands.  The drainage plan is 
somewhat unique in that they are not proposing to use a detention pond 
for runoff storage and water quality needs.  Water quality needs will be 
provided by another method using structural devices within the storm 
drainage system, which is common.  The designer notes in the drainage 
summary that this site as proposed will likely result in pre and post 
developed run off that is a relatively similar in quantity.  If the project 
advances, detailed calculations will be provided to confirm that judgement.  
Considering all factors mentioned in the summary I support the methods 
proposed, subject to submission of a detailed drainage report if the project 
advances.   

Floodplain:  The property is located within a Special Flood Hazard Area which has been 
delineated on the plat.   

Transportation:  The requirement to complete a Traffic Impact Analysis for a residential 

development is established by ordinance at 150 dwelling units.  This 

development did not meet that threshold and Staff did not request a study 

given that no additional improvements were expected to be incorporated at the 

existing public rights-of-way, given that Shady Lane already includes for shared 

left turn lanes. 

As at least partially outlined above, much consideration has been given to this 

site given the limitations that exist based upon existing development, desired 

development by the Petitioner, public ownership of adjacent land parcels, 

Subdivision Control Ordinance (SCO) conditions, and financial viability of the 

project.  The Petitioner and the Town recognized that some level of 

consideration would likely be needed if this development were to occur at this 

time, and thus, the Town Council approved a Letter of Intent as part of its 

August 23, 2021 consent agenda.  This LOI is qualified that the project must gain 

‘approval of the Town’ and identifies the subdivision plat as a step associated 

with the approval process.  A copy of the LOI is being included for the 

Commission’s consideration, and accordingly, Staff notes that any approval by 

the Plan Commission is recommended to be made subject to the Petitioner 

entering into a Project Agreement with the Plainfield Town Council as outlined 

within the LOI. 
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The street alignment shown for connecting to Shady Lane has been presented 

to the Plainfield Town Council, and generally speaking, has been viewed 

favorably.  The alignment as shown has been selected based upon preserving 

the opportunity to assembly a larger tract of developable land south of the 

street.  Staff has not offered a strong recommendation toward a fixed location 

to intersect Shady Lane, rather leaving that consideration to be made as part of 

the referenced Project Agreement, and subject to this project’s Public Hearing 

and Plan Commission review. 

Similarly, the Petitioner’s waiver request to narrow the pavement width has 

been considered by Staff to justify the limiting of street parking to only one side 

of the street, ensuring that a double-parked situation would not legally occur, 

which could prohibit emergency access vehicles from utilizing the available 

pavement width.  Given the Town’s existing ordinances that allow for street 

parking to occur, Staff recommends that any approval of the waiver request be 

conditioned upon the Plainfield Town Council passing an ordinance restricting 

street parking along the public rights-of-way created to one side.  As a matter of 

clarity, the Petitioner has agreed to include restrictions for overnight street 

parking as part of its HOA conditions, but this would not be an enforceable 

condition less it was deemed necessary to be presented for approval by the 

Town Council. 

Finally, recognizing the value and purpose outlined above regarding the 

Secondary Access and Remote Secondary Access requirements set forth through 

the Town’s SCO, the public street layout as offered by the Petitioner does allow 

for those requested waivers to eventually become nullified, should the existing 

easement that connects Clark Road to this parcel be converted into a public 

right-of-way.  Feedback through the public hearing process with the Plan 

Commission that could identify development conditions and/or timing will be 

valued by Staff to consider when advising the eventual considerations made by 

the Town Council for the development of the noted Project Agreement.  

 

 

STAFF COMMENTS, QUESTIONS, AND CONCERNS 

 

1. Recent approved residential projects in the area have included sidewalks from the fronts of the 
homes connecting with the public sidewalk.  Is there a desire to see the same design element 
within this subdivision?  

2. Given the development potential of properties to the east (Town of Plainfield, CDC, and Goodwill), 
secondary platting of the southeast section of the subdivision could be deferred and allow for the 
release of an RFP to solicit project proposals.  This would provide time for a.) determination of 
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whether the Goodwill site could be included in an overall master plan, and b.) site planning to 
determine how best to connect adjoining properties.  If the Town does not pursue project 
proposals, or a conceptual design is not approved within a reasonable timeframe, secondary 
platting could commence based upon the submitted design. 

   

 

MOTIONS 

 

MOTION 1: Primary Plat Waiver  
I move that the Plan Commission approve / deny / continue Waiver PP-22-022-A as filed by 
Larry Good, 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 / will 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 / are not 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 / would not result, as 
distinguished from a mere inconvenience, if the strict letter of these regulations is carried out; 
and  

4. The waivers will not / will contravene the provisions of the Plainfield Zoning Ordinance or the 
Comprehensive Plan. 

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

1. Approval of an ordinance by the Plainfield Town Council restricting street parking on one side of 
the street as generally presented by the Petitioner. 

 
 
MOTION 2: Primary Plat Waiver  
I move that the Plan Commission approve / deny / continue Waiver PP-22-022-B as filed by 
Larry Good, requesting a waiver of Town Code of Ordinances Title XV Chapter 153: Article 3.3B,4,a to 
waive installation of a secondary means of access to an improvement public street 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 / will 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 / are not unique to the 
property for which a waiver is sought and are not applicable generally to other property;  
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3. Because of the particular physical surroundings, shape or topographical conditions of the 
specific property involved, a particular hardship to the owner would / would not result, as 
distinguished from a mere inconvenience, if the strict letter of these regulations is carried out; 
and  

4. The waivers will not / will contravene the provisions of the Plainfield Zoning Ordinance or the 
Comprehensive Plan. 

 
MOTION 3: Primary Plat Waiver  
I move that the Plan Commission approve / deny / continue Waiver PP-22-022-C as filed by 
Larry Good, requesting a waiver of Town Code of Ordinances Title XV Chapter 153: Article 3.3B,4,e, to 
waive the design standards for remote secondary access 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 / will 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 / are not 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 / would not result, as 
distinguished from a mere inconvenience, if the strict letter of these regulations is carried out; 
and  

4. The waivers will not / will 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-22-028 as filed by Larry Good to create a 
73 lot subdivision on approximately 23.1 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 the following Chapters of the 
Plainfield Town Code;  

• Chapter 51: General Sewer Use and Wastewater Pretreatment  

• Chapter 52: Water Regulations;  

• Chapter 55: Drainage;  

• Chapter 56: Storm Water;  
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• Chapter 93.15: Access to Public Streets and Thoroughfares;  

• Chapter 152: Flood Hazard Reduction; and, 

• Chapter 154: Subdivision Control Ordinance   

2. Substantial compliance with the primary plat file dated May 2, 2022. 

3. All homes within the subdivision shall comply with the Town’s Single-Family Residential Design 
Guidelines.  

4. Execution of a Project Agreement between the Petitioner and the Plainfield Town Council to 
address the construction of a public street across adjacent publicly owned land to provide 
access to a public right-of-way. 

 
 


