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DATE:  September 8, 2022 

CASE NO.:  PUD/FDP-22-054 

PETITIONER:  Brian J. Touhy (Tuohy Bailey and Moore) 

REQUESTED ACTIONS:  PUD-22-054:  Requesting an amendment to the Vandalia Planned Unit 
Development ordinance to allow for a drive-through restaurant. 
FDP-22-054:  Requesting Final Detailed Plan approval for a drive 
through coffee shop/restaurant. 

LOCATION:   Northeast corner of the intersection of Vandalia Boulevard and West 
Main Street 

PARCEL SIZE:  4.909 acres +/-  

APPLICABLE 
REGULATIONS: 

 Plainfield Zoning Ordinance 
Plainfield Subdivision Control Ordinance 
Plainfield Comprehensive Plan 

  
 

EXISTING ZONING AND LAND USE  COMPREHENSIVE PLAN 
Site: PUD Vandalia PUD Site: SFD Single Family Detached 

North: PUD Vandalia PUD North: SFD Single Family Detached 

South: PUD Sugar Grove Farms PUD South: SFD Single Family Detached 

East:  Hendricks County East: SFD Single Family Detached 

West: PUD Vandalia PUD West: SFD Single Family Detached 

PROJECT DESCRIPTION 

The applicant is seeking an amendment to the Vandalia PUD to allow one (1) drive through 
restaurant.  Additional amendments have been proposed to bring clarity to the ordinance. 

The applicant is proposing a drive through coffee establishment with provisions for indoor and 
outdoor seating.   

PLANNING OVERVIEW 

The site is located at the northeast corner of West Main Street and Vandalia Boulevard.  No direct 
access to West Main Street or Vandalia Boulevard is proposed, instead access will be derived from a 
cross access easement that will run from Vandalia Boulevard to the eastern property line. This will be 
a shared Interior Access Driveway but will not be required to connect to the eastern property line until 
the parcel across that property line redevelops with a use that would connect into the cross access.  
The positioning and layout of the drive through makes it unlikely that stacking of vehicles will occur 
within the public rights-of-way. 

APPLICABLE PLANNING POLICIES:  

PUBLIC UTILITIES: Water and sewer exist along the west and south side of the parcel respectively.   
The drainage concept uses detention with outlet to existing adequate drains 
and ditches.   If the project is approved final civil site drawings will need to 
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provide a detailed grading plan along the common line of the Cabin Coffee 
parcel and the parcels abutting to the east.  Overall, the plan appears to be able 
to meet the Town drainage requirements. 

FLOODPLAIN: No known flood plain issues.  The site is not located within a Special Flood 
Hazard Area. 

TRANSPORTATION: This location is proposed on a remnant outlot that exists because of recorded 
plats that established the Vandalia residential development.  It was previously 
considered by the Plan Commission under PP-14-002, which proposed the 
public right-of-way for Vandalia Boulevard.  A Secondary Plat will need to be 
filed to create this individual lot as presented.  That additional subdivision will 
address some of the access topics that are created by this proposed Final 
Development Plan. 

For example, the FDP is relying upon a proposed full access connection to 
Vandalia Boulevard as its sole point of ingress/egress at this time.  Given the 
proximity of this intersection being within 250’ of a signalized arterial 
intersection, it is reasonable to expect the need for a center median to exist in 
the distant future.  The proposed site plan establishes the lot line along the 
shared Private Street being proposed between the two future lots.  This street is 
expected to serve both lots in the future as well as be available for future 
development to the east.  The Town’s cross-parcel access requirements will 
serve to ensure that this development has a second opportunity to have access 
to Vandalia Blvd. further north across the lot to the north. 

As noted above, this leaves the development having two access drives onto a 
proposed Private Street.  Given this access arrangement, potential backups 
that occur at this location would occur on private property and potentially be 
beyond the purview of public enforcement.  This is not an unusual occurrence, 
but should be recognized. 

Commercial use of this property was addressed as part of the original Traffic 
Impact Analysis completed for the entire Vandalia development.  While the 
Cabin Coffee offers traditional counter/sit-down service, coffee and drink 
providers have recently shown to create potential concerns with vehicle 
stacking.  Article 4.1D of the Town’s Zoning Ordinance can be generally 
interpreted to indicate that a drive-through facility provide a bail-out lane and 
stacking room for at least 5 vehicles.  A provided site plan shows up to 11 
vehicles stacked (very tightly) with a bail-out lane available.  So while the 
proposed site plan does appear to meet the requirements of the ordinance, 
there is an expected reliance that the successful operation of the facility be 
performed in a manner that does not impede other, nearby properties. 

Pedestrian access is available though the timing of a more complete plan is not 
ideal.  At this time, INDOT does not support pedestrian crossing functionality as 
part of the signal at US 40, though it is expected to become part of the design 
once certain traffic warrants are met.  At the time of this report, Staff has 
contacted INDOT for clarification, though no response has been 
received.  Further, Vandalia Boulevard was initially built to include only an 8’ 
sidepath along the west edge.  The proposed plan offers a new sidewalk across 
its proposed frontage, but does not include the separate lot to the north nor 
does it connect to the crosswalk at John Quincy Adams Court.  Expectations 
are that these connections will be constructed as part of future planning and 
development.  Given that a physical connection at the US-40 intersection will 
exist, Staff believes this could be considered adequate as an interim condition. 
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DESIGN REVIEW 
The Design Review Committee met on August 11, 2022 to discuss this project.  The following items 
are identified by the Zoning Ordinance as standards for Development Plan review: 

1. Minimum Yards and Building Setbacks:  Complies.  The applicant’s revisions to the PUD 
allow improved standardization of cross access and shared access between parcels. 

2. Finished Façade Toward a Gateway: Complies, assuming that the amendment is 
approved. 

3. Loading Space Orientation: Not applicable. 

4. Outside Storage: None shown. 

5. Maximum Building Height:  Complies. 

6. Parking Spaces:  Ordinance 23-2022 removes the minimum parking requirements and 
compels the developer to demonstrate sufficiency. 

7. Site Lighting:  Photometric and cut sheets comply. 

8. Building Materials:  The existing ordinance does not overtly require compliance with the 
Gateway Corridor.  There is mixed opinion whether an implication of required compliance is 
present, so Staff has asked the applicant to modify the PUD to become clear. The 
modifications to the PUD ordinance require a general compliance with the Gateway 
Corridor standards, allowing for material and other substitutions to be adjudicated by 
the Plan Commission.  As Staff, the DRC, and the Plan Commission have pointed out, the 
material standards in the current Gateway Corridor are not representative of current materials 
available and their relative desirability on structures.  As a part of the larger ordinance 
revision, Staff anticipates having revisions to the Gateway Corridor ordinance moving forward 
to the ordinance committee in the 4th quarter of calendar 2022, so it was felt that the 
applicant’s proposed language was an effective compromise. 

9. Mechanical Equipment:  Mechanical equipment is shown to be behind a screen wall (see 
dotted line on south elevation).  Complies. 

10. Trash Enclosure / Trash Compactor:  Complies. 

11. Pedestrian Connectivity:  Complies. 

12. Perimeter Yard Landscaping: Complies as an Alternative Landscape Plan. 

13. Parking Lot Trees:  Complies. 

14. Parking Lot Screening: Complies. 

15. Foundation Landscaping: Complies as an Alternative Landscape Plan. 

16. Signs: Conceptual sign information has been presented. Permits will still be required for 
any/all non-exempt signage.  There are areas that were shown for marketing boards that are 
now shown as storefront—these will not be allowed to have marketing materials placed within 
them. 

STAFF COMMENTS, QUESTIONS AND CONCERNS 

1. Unlike other drive through establishments, particularly other drive through coffee establishments, 
the placement of the drive through allows the site focus to be on the building and not the drive 
through.  This is a direction that Staff will be putting forward with future ordinance revisions and is 
appreciative of the forward-thinking nature of this applicant. 

2. The proposed revision to the Vandalia Planned Unit Development will allow only one (1) drive 
through establishment.   

https://www.townofplainfield.com/DocumentCenter/View/521/Vandalia-PDF
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3. The text of the Vandalia Planned Unit Development is unclear in some areas, leading to 
developments being reviewed based upon assumptions of what was intended and/or upon 
“institutional knowledge”.  These revisions will add clarity and create consistent interpretation. 

MOTION 1: Planned Unit Development Amendment 

I move that the Plan Commission certify PUD-22-054, an amendment to the Vandalia Planned Unit 
Development a favorable recommendation / unfavorable recommendation / no 
recommendation subject to the following conditions: 

1. (At Commission discretion) 

MOTION 2—Architectural and Site Design: 

I move that the Plan Commission approve / deny / continue FDP-22-054 requesting Final Detailed 
Plan review for approval for a drive through coffee shop/restaurant on a 4.909 acre parcel to be 
incrementally platted that is zoned Vandalia Planned Unit Development 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. Subject to the Town Council approving the Planned Unit Development Amendment. 

2. Substantial compliance with the plans and documents approved by the Commission. 
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