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DATE:  December 5, 2022 

CASE NO.:  DP-22-094 

PETITIONER:  Scooter’s Coffee 

REQUESTED ACTIONS:  Architectural and Site Design Review for a Drive-Through only coffee 
establishment, including a waiver for building materials 

LOCATION:   1805 East Main Street. 

PARCEL SIZE:  0.46 acres +/-  

APPLICABLE 
REGULATIONS: 

 Plainfield Zoning Ordinance 
Plainfield Subdivision Control Ordinance 
Plainfield Comprehensive Plan 

  
 

EXISTING ZONING AND LAND USE  COMPREHENSIVE PLAN 
Site: GC General Commercial Site: LC Local Commercial 

North: GC General Commercial North: LC Local Commercial 

South: R4 Medium Density Residential South: SFD Single Family Detached 

East: GC General Commercial East: LC Local Commercial 

West: GC General Commercial West: LC Local Commercial 

PROJECT DESCRIPTION 

The applicant is seeking Architectural and Site Design Review for a drive-through only coffee 
establishment.   

PLANNING OVERVIEW 

The site is located at 1805 East Main Street.  The site has three frontages, East Main Street, Elm 
Drive, and Locust Drive. Prior to 2017, a fueling station had existed on this site.  In 2017, a Tim 
Hortons franchisee received approval for a development plan for a drive through coffee and donut 
establishment, removed and remediated the fueling station site, but the parent company rescinded all 
franchise agreements, and the site has subsequently remained vacant. 

The applicant sought, and was granted, multiple variances to encroach into the front yard setbacks.  
Due to the size of the site and presence of three adjacent rights-of-way, the Board of Zoning Appeals 
granted that relief, much as they had with the site when Tim Hortons had sought similar relief. 

The site has had access off Elm Street and East Main Street, but the applicant is proposing to 
eliminate the East Main Street access and retain an access near the corner of Elm Drive and Locust 
Drive. 

APPLICABLE PLANNING POLICIES:  

PUBLIC UTILITIES: The site is served by public utilities. 

https://www.townofplainfield.com/1756/Scooters-Coffee-Development-Plan
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FLOODPLAIN: No known flood plain issues.  The site is not located within a Special Flood 
Hazard Area. 

TRANSPORTATION: As mentioned above, a development plan for this site was previously approved 
for a Tim Horton’s franchise.  As part of that review, a Traffic Impact Study (TIS) 
was performed, and despite concerns that are almost always identified for 
coffee shop drive-thru uses, the analysis indicated that this location would 
perform reasonably and was not expected to create significant impacts to the 
public rights-of-way.  The proposed site layout for Scooter’s is generally less 
intense than the previous proposal, recognizing this plan offers no internal 
customer service.  As a result and given that the proposed development does 
not meet the minimum thresholds for a TIS, Staff has not requested a new study 
be performed. 

On-site queuing has been optimized to circle the site and block (employee) 
parking prior to creating a back-up concern on the public right-of-way.  The 
enter/exit drive to Elm Drive has been placed as far as reasonable away from 
Main St.  Drivers seeking to exit the site and turn west onto Main Street will 
likely encounter long wait times throughout the day.  A history of safety 
concerns along this stretch of US-40 should be expected to warrant access 
restrictions by INDOT in the future. 

The facility is not designed to allow for walk-up customers, however, the final 
site design should allow for pedestrian walks to get constructed either in or 
along the adjacent public rights-of-way. 

 

DESIGN REVIEW 
The following items are identified by the Zoning Ordinance as standards for Development Plan 
review: 

Building/Architectural Complies? Question/Comments 

Maximum Building Height Yes  

Finished Façade Toward a Gateway Yes  

Building Materials No The project is requesting a waiver to use Hardie 
materials (siding, panel and trim).  The Committee 
has consistently recommended the approval of 
waivers for this material. 

Site Design Complies? Question/Comments 

Minimum Yards and Building Setbacks Yes Applicant gained relief from the Board of Zoning 
Appeals. 

Loading Space Orientation N/A  

Outside Storage Yes No outside storage is proposed 

Parking Spaces N/A The applicant has provided proposed parking 
requirements. The Town Zoning Ordinance does not 
set parking minimums. 

Site Lighting (Photometric and Cut Sheets) Yes  

Mechanical Equipment:   Yes Color elevations indicate that the rooftop units will be 
screened by the parapet. 

Trash Enclosure / Trash Compactor Yes  

Pedestrian Connectivity No As a drive-through only establishment, a pedestrian 
connection to the building is likely not necessary.  
The Transportation Director will have more details 
above.  

Signs: Yes Sign Package has been shown.  It appears to 
comply, but signage will be reviewed fully at the time 
of permit application. 

Landscaping  Complies? Question/Comments 

Perimeter Yard Landscaping Yes Alternate Landscape Plan 
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Parking Lot Trees Yes Alternate Landscape Plan 

Parking Lot Screening Yes  

Foundation Landscaping Yes Alternate Landscape Plan 

STAFF COMMENTS, QUESTIONS AND CONCERNS 

1. This site has multiple uses over the last two decades, ranging from a fueling station with 
repair, to strictly a fueling station, to a prospective drive-through coffee/donut business to its 
current proposal for a drive-through coffee establishment.    

2. As mentioned earlier in the report, the site does have three (3) frontages.  While acquisition 
of the adjacent site to the east would bring more developable area, it would also bring the 
addition of another frontage, resulting in four (4) front yards. 

3. The requested materials are of a fiber cement composition, known by the trade names 
“Hardie Siding,” “Hardie Panel,” and “Hardie Trim.”  These fiber cement materials have been 
received architectural waivers in the past and will very likely be included in revisions to the 
building material standards.  These revisions are anticipated to be presented to the 
Commission during First Quarter 2023.  

MOTION 1—Architectural Material Waiver 

I move that the Plan Commission approve / deny / continue the requested building material waiver, 
finding that: 

1. The requested waiver represents / does not represent a(n) innovative use of Building materials, 
lighting, Signs, site design features, or landscaping which will enhance the use or value of area 
properties; 

2. The requested waiver is / not consistent with and compatible with other development located 
along the Gateway Corridor or within six hundred (600) feet of  a residential district; and, 

3. The requested waiver is / not consistent with the intent and purpose of the Plainfield Zoning 
Ordinance. 

MOTION 2—Architectural and Site Design: 

I move that the Plan Commission approve / deny / continue DP-22-094 requesting Architectural and 
Site Design Approval for a drive-through only coffee establishment on a parcel zoned General 
Commercial within a Gateway Corridor, finding that: 

1. The Development Plan complies/does not comply with all applicable Development Standards of 
the District in which the site is located. 

2. The Development Plan complies/does not comply with all applicable provisions of the 
Subdivision Control Ordinance for which a waiver has not been granted.  

3. The Development Plan complies/does not comply with all applicable provisions for Architectural 
and Site Design Review for which a waiver has not been granted.  

4. The proposed development is/is not appropriate to the site and its surroundings. 

5. The proposed development is/is not consistent with the intent and purpose of the Plainfield Zoning 
Ordinance. 

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

1. Substantial compliance with the plans and document approved by the Commission. 

https://www.townofplainfield.com/1756/Scooters-Coffee-Development-Plan
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-26852
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-26852
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-30322

