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PROJECT DESCRIPTION 

Stone Table, Inc. is proposing to subdivide approximately 20.59 acres into 5 lots and a block area which 
may be subdivided in the future for additional development.  The purpose of the plat is to establish new 
lots for multi-family residential development as well as potential office / retail uses.  The area to be 
subdivided is within the Plainfield Marketplace Planned Unit Development (PUD) which was established 
in 2002 and includes what would have been the southern portion of the Metropolis mall – now known 
as The Shops at Perry Crossing.   

In addition to the petition for the primary plat Samaritan Senior Lifestyle Communities is requesting 
approval to construct a four-story apartment building with 132 market-rate, age restricted units which 
will become Phase VI of the Plainfield Marketplace PUD.  The project will also include an enclosed trash 
compactor, seven (7) detached accessory buildings with 63 garages, off-street parking areas, and a 
courtyard with several private amenities.  The site is south of the Courtyard by Marriot which is 
currently under construction.   

 

PLANNING OVERVIEW 

The Plainfield Marketplace PUD is a 250+ acre district that encompasses an area which includes portions 
of the Stout Heritage Pkwy. and Perry Rd. corridors.  Since the creation of the PUD several multi-family 
and commercial projects have been built within the district.  An additional multi-family residential 
development, Haven Homes – Phase 1, has been approved east of Perry Rd. but has not yet started 
construction.    

Development within the PUD began with the J.C. Penney department store and Galyan’s Trading 
Company’s corporate headquarters (Balkamp Inc.).  The Rave movie theater (AMC), shopping mall, and 
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Central Park apartments were added as additional phases of the PUD in the mid-2000s.  The Ascent 
apartments were constructed in 2017 as Phase IV and in 2019 Phase III (the mall) was amended to 
include a new Courtyard by Marriot hotel at the south end of the shopping center.     

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.  

  
 

EXISTING ZONING AND LAND USE COMPREHENSIVE PLAN 
Site: PUD: Planned Unit Development Site: Multi-Family Residential 

North: PUD: Planned Unit Development North: Regional Commercial 

South: PUD: Planned Unit Development South: Regional Commercial 

East: PUD: Planned Unit Development East: Multi-Family Residential 

West: PUD: Planned Unit Development West: Regional Commercial 
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Comprehensive Plan 

The zoning ordinance states that the PUD District 
“encourages imaginative uses of open space, promotes high 
standards in design and construction, and furthers the 
purposes of the Comprehensive Plan.”  During the planning 
process for the 2015 Comprehensive Plan participants 
identified the areas around Perry Crossing as priority 
development sites.  

The Plan states that the area is a part of a Regional Retail 
District which has the potential to be repositioned to target 
infill development to support the existing retail businesses 
with a strategic mix of uses, including housing, office, 
medical service, and direct connectivity to industrial 
employment.  It identifies the mall as a core retail area which 
could be further built out and that the vision could be to 
transition to a contemporary “mixed-use village”. 

The Plan also recommends that the Town utilize zoning and 
development regulations to ensure that surrounding 
development fully leverages the mall property as a major 
retail destination.  

 

Compatibility and Context 

The Shops at Perry Crossing serves as the central retail core for the district and was developed as a 
lifestyle mall.  Although the center is considered to be an outdoor facility, the layout was designed to 
create a sense of enclosure.  The mall’s interior streets are lined with buildings and other visual 
elements which provide an urban-like environment.  This focus on pedestrian-oriented development can 
be found in other areas of the PUD such as The Central Park apartment complex.  The multi-family 
residential community includes building-to-street linkages such as individual unit entrances with 
sidewalks.  Several buildings also include front porches which provide opportunities for social interaction 
along with attached garages accessed from the rear.  According to the staff report for Central Park, the 
developer modelled the project based upon “Traditional Neighborhood Design” principles.  

The Ascent, which is located closer to the mall and was developed after Central Park, has fewer 
residential buildings but features an increased height (3 to 4 stories vs. 2 to 3 stories at Central Park).  
The Encore project includes a single, four-story building with a larger “horseshoe” shaped footprint.  The 
mass of the building fits within the traditional “rural-to-urban” transect, illustrated below, which 
demonstrates how the characteristics of urban form can change as development moves toward a denser 
core.   
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The proposed building size appears to be compatible with the area based upon its proximity to the mall.  
The site layout however does not offer a configuration that is contextually appropriate to the PUD.  The 
residential building has been positioned at the center of the lot with accessory buildings and parking 
areas surrounding the principal use.  These auto-related uses act to separate the residential area from 
the streets and other adjoining land uses in a manner that is more appropriate for a less dense, 
suburban setting. 

Another key difference between the Encore project and other multi-family residential in the PUD is that 
it would be the first to only include detached garage buildings.  The following table provides a 
comparison of the densities and number and types of buildings for each multi-family development in the 
PUD: 

 

 

 

 

 

 

Plainfield Marketplace PUD Multi-Family Residential Comparison 

Status Proposed Existing Approved, Not Built 

Name Encore by Samaritan The Ascent Central Park Haven Homes Phase I Harper’s Crossing1 

Total Units 132 306 304 52 60 

No. of Residential Buildings 1 11 27 2 1 

Dwelling Units / Acre (+/-} 23 12 13 14 18 

Max. Building Height 4-Story 4-story 3-story 3-story 3-story 

Type of Garages  Detached 
Attached and 

Detached 
Attached None None 

No. of Attached Garage Units None 42 92 None None 

No. of Detached Garage Units 63 78 None None None 

No. of Detached Garage 
Buildings 

7 11 None None None 

Maximum Width of Detached 
Garage Building 

10 bays 6 bays N/A N/A N/A 

[1] Harper’s Crossing is not within the Plainfield Marketplace PUD but has been included for reference due its proximity to the mall. 
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Special Committee Review 

The subject petition is pursuant to a Special Committee process that was set up in late 2002, specifically 
for the Plainfield Marketplace PUD. This process allowed for a pre-filing review by a Special Committee, 
and later for the traditional DRC review.  The Special Committee offered suggestions and 
recommendations regarding several topics including site layout, building location / orientation, 
circulation, and architecture.  The petitioner incorporated a number of comments into the plans which 
were revised and submitted to the Design Review Committee.   

    

Design Review Committee  

Although the site is located within a Planned Unit Development and the applicant is allowed to create a 
set of standards specific to the project, the Plainfield Marketplace PUD includes a commitment which 
states that it was the developer’s intent for the overall project (the PUD as a whole) to generally exceed 
the Gateway Corridor provisions.   

The committee recommended approval of the petition by the Plan Commission subject to the following 
comments.  The applicant submitted revised plans on December 20, 2019 and staff has added 
underlined notes following each comment based on the resubmittal: 

1. The back wall of the courtyard needs to include a jet out section of the roof in the middle of the 

elevation.  A revised façade includes the requested architectural feature.  

 

2. Replicate the treatment of the front elevation to the rest of the building (excluding the 

elevations facing the inside of the courtyard).  The revised building elevations include increased 

percentages of brick on the front, left side, right side, and building ends. 

 

3. Revise the materials of the trash enclosure to be all-brick walls with a composite gate. Complies. 

 

4. The landscape plan is subject to review by Elaine Taylor.  No comments were submitted. 

 

5. Delineate crosswalks on the plans. Complies. 

 

PUBLIC UTILITIES 

Sanitary Sewers 

The proposed apartments currently indicate service being provided by the construction of a new 

privately owned gravity sewer, lift station and forced main which ultimately ties into an existing public 

sewer on Perry road.   This service method is sufficient for the project.  Alternatively, the lift station may 

be avoidable if gravity flow is extended south under Stout Heritage to a public sewer south of Stout 

Heritage.  This alternative will be reviewed further if the project is approved. 
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Water 

A public water main exists along Stout Heritage sufficient to serve the project.  The current proposal 

indicates water service being extended from Stout Heritage along the proposed entry drive.  This service 

method is sufficient for the project.  It may be possible and advantageous to loop the proposed main 

with a new main being planned for the new hotels which will come off of Perry road.  Discussions with 

the hotels are underway on this topic. 

Drainage 

The land proposed to be developed with this project was part of the original mall.  Conceptually the 

detention was planned to be somewhat regional in nature and located south of Stout Heritage.  This 

concept allowed for maximization of development land north of Stout Heritage.  Two significant 

components of this concept were construction of a pond/wetland south of Stout Heritage and 

enclosure/relocation of the existing ditch north of Stout Heritage.  The bankruptcy and breakup in 

ownership of the “mall area land” combined with the failure of the prior owner to complete the 

originally planned components created a situation where each parcel now requires its own detention 

method.  If approved, this site will be required to provide its own storm water detention and storm 

water quality method meeting Town ordinances.  The project can meet Town ordinances for detention 

and the site has a storm water outlet with a significant ditch near the site.   

Discussions are ongoing about the potential for re-establishing the originally planned components (pond 

and ditch enclosure) and then allowing this and other projects to utilize those components per the 

original concept.  Doing so would be consistent with the original plan and would maximize developable 

land.  At this time no agreement has been reached regarding alternative methods of storm water 

management.  Any agreement would be the subject of a memorandum of understanding with the Town 

Council. 

 

FLOODPLAIN 

The property is not located within a Special Flood Hazard Area  
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TRANSPORTATION 

Much has been discussed and considered when comparing the original vision of the Metropolis PUD to 

the current proposal to subdivide a large parcel to the south of “The Shops at Perry Crossing”.  The 

transportation planning that was originally in place for the PUD is not being abandoned, yet there is a 

clear need to provide an alternative perspective for the plat and development plan currently proposed 

by Mr. Shrout and what cascading effects it is expected to have on the overall PUD. 

 

For the purposes of this report, the transportation discussion can be broken down into the following 

categories: 

 Technical analysis of impacts to the existing public rights-of-way (i.e. Traffic Analysis) 

 Plat subdivision and verification of access to created lots 

 Providing assurance that platting addresses anticipated future needs of shared maintenance 

responsibilies for private infrastructure 

Exhibit showing a historical representation of the Metropolis PUD vision 
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 Creating local connectivity within the Metropolis PUD that was inherent to the original vision 

 Creating pedestrian infrastructure connectivity that was not inherent to the original Metropolis 

PUD 

Traffic Analysis 

The parcel owner/petitioner commissioned a Traffic Engineering Analysis report to support the planned 

development of the undeveloped areas west of Perry Road and near Stout Heritage Parkway.  The 

report is included in the materials for the Plan Commission. 

The analysis refers to two development sites:  1) Stone Table Site and 2) Lauth Development.  The Stone 

Table Site generally refers to the NW quadrant of the Perry Road & Stout Heritage Parkway intersection, 

including several outlots along Perry Road that are owned by Poag.  The Lauth Development refers to 

the SW quadrant of the same intersection.  These development sites are linked because of the expected 

decision to coordinate a single full-access intersection along Stout Heritage Parkway, servicing both 

locations. 

While the report considers a number of proposed access drives to public rights-of-way, two key 

takeaways are as follows: 

1. The existing signalized intersections at Perry/Stout Heritage and Perry/Perry Crossing Way will 

operate at acceptable levels of services without mitigation. 

2. Recommendations for the full-access intersection at Stout Heritage Parkway includes for future 

left-turn lanes for both E/W directions of travel, as well as a westbound right turn lane.  Staff 

considers this intersection a candidate for a future roundabout, in lieu of the expected 

developments currently proposed. 

The current development plan is relying upon the full access at Stout Heritage to be created.  The 

proposed private roadway shall serve as the primary ingress/egress for the apartments to the public 

right-of-way.  However, the generated traffic from this development does not elevate to a situation 

where all of the forecasted improvements are necessary at the onset of the overall development vision 

being offered.  Given this situation, coupled with activity at the SW quadrant and the Staff’s 

consideration of an alternative intersection design, it is recommended that any approval offered by the 

Plan Commission for the proposed development plan include a commitment from the developer to 

enter into an agreement with the Town Council.  The agreement would be expected to address the 

scoping, timing, and funding details of creating the needed full access that the development requires 

while addressing the needed cooperation with future development plans. 

Platting & Subdivision Access Requirements 

As stated above, the proposed development will obtain its primary ingress/egress to the public right-of-

way through a private roadway being proposed to a full intersection with Stout Heritage Parkway.  As 

indicated on the plat, a 60’ access and drainage & utility easement is proposed to be created over the 

private roadway as a means for satisfying access requirements driven by the Town’s subdivision control 
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ordinance.  Lot 1, Lot 2, Lot 4, Lot 5, & Block A as proposed would have direct access to this created 

easement.  Lot 3 does not have access to this easement, making it 100% reliant upon existing 

ingress/egress easements that have been recorded and documented through previous platted Phases of 

the ‘Plainfield Marketplace’. 

Based upon research done by the petitioner, it is understood by Staff that these previous Plainfield 

Marketplace plats provide the required use and benefits for continuous ingress/egress that the Town’s 

subdivision ordinance requires.  Staff asserts that it has certainly been the intent for previous plats to 

establish the shared continuous use of the private infrastructure that has already been built in the PUD 

to be used by the Phase VI platted parcels and the created connecting access easement to Stout 

Heritage Parkway. 

Shared Maintenance for Private Infrastructure 

The petitioner has stated its intent to create a business association group that will have the authority to 

assess dues over the created Lots 1 thru 5 & Block A.  The association is intended to ensure that all 

private infrastructure built within the platted limits and has a shared benefit properly funded for future 

maintenance and improvements.  The current version of the plat does not clearly address this need, but 

should be required to do so before its final approval. 

Local Connectivity for the Metropolis PUD 

As perhaps is best illustrated by the exhibit above showing a historical depiction of the Metropolis PUD 

vision, the mall had originally been planned to fully extend to Stout Heritage (then ‘Metropolis’) 

Parkway.  Stout Heritage Parkway has been built as a boulevard-style street section with sidewalks on 

both sides.  The Parkway fronts a number of high-density apartment developments throughout its 

length and it serves as a Major Collector between SR 267 and the Ronald Reagan Parkway.  While the 

original PUD vision clearly focuses on Perry Road being the ‘front door’ entry to the mall, Staff has 

insisted that the original connectivity laid out as part of the PUD be retained, including viable roadway 

and pedestrian connections between Stout Heritage and the private existing roadways that are already 

in place to support The Shops at Perry Crossing. 

As outlined above, the petitioner is in agreement with establishing the connectivity sought by 

Staff…evidenced by the proposed platting of the 60’ access easement.  Both the petitioner and Staff 

have agreed that, though the private street network should connect, the original intent for the 

connection to Stout Heritage to serve as a mall entry should be de-emphasized as part of the proposed 

Phase VI development.   The de-emphasis has been accounted for in a number of different ways: 

 A curved entry that interrupts the line of sight for vehicles, followed by an offset alignment 

through Lot 2. 

 A local roundabout intersection near the middle of the Phase VI development, again 

interrupting sight lines and serving as a traffic calming method 

 Added street parking along the private street as the road nears the mall area 
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 A T-intersection at the future Marriott Courtyard that requires drivers to fully transition into the 

mall’s private road network 

The proposed plat illustrates the overall approach for creating a new connectivity vision for the PUD’s 

access to Stout Heritage Parkway.  However, to be clear, the current development plan is only proposing 

to construct a portion of the overall vision.  This portion includes the private street, including a 

boulevard entry, from Stout Heritage Parkway to (& including) the roundabout intersection.  It also 

includes the construction of a local drive to City Center Circle.  These proposed improvements 

essentially create local service connections only for the proposed apartment development’s use at this 

time…delaying the actual shared roadway connection to be constructed at the behest of future 

developments on Phase VI. 

Pedestrian Connectivity 

As originally contemplated, the mall area developed with limited dedicated pedestrian infrastructure 

connecting it to neighboring sites and public rights-of-way.  Today, there is increased focus on improving 

pedestrian access to and through the Metropolis PUD as residential densities intensify.  The Phase VI 

plat and the proposed development plan layout a plan that illustrates this focus through the following: 

 A proposed 10-12’ multi-use path running along the private street connection to Stout Heritage 

Parkway and up along the existing ditch to connect to the front of the mall area 

 A local sidewalk connection to this same path connecting the proposed apartments 

 A local sidewalk connection running parallel to the future private roadway connection through 

Lot 2 

 A proposed 10’ multi-use path running E/W along the north portion of the parcel to provide a 

connection along City Center Circle to the proposed path mentioned above that runs to the 

front of the mall area 

All of these improvements are designed to provide a new level of connectivity for pedestrians on 

dedicated infrastructure that will enhance the experience of moving around the PUD. 

With regard to the actual development plan being proposed, the construction would include the path 

along the new private road up to the roundabout, the local sidewalk connections to the apartments, and 

a portion of the 10’ multi-use path along the north portion to connect the local drive to the western 

limit of the platted area.  The developer has committed to making an attempt to coordinate path 

improvements beyond the western limit to connect to an existing sidewalk that exists, but given that 

requires improvements beyond the property; Staff does not recommend this being made a requirement 

for the development plan being proposed. 
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STAFF COMMENTS, QUESTIONS AND CONCERNS 

1. A proposed address plan for the Subdivision consistent with the address patterns established for 
the Town of Plainfield and Hendricks County will need to be submitted for the plat.  The 
applicant is currently working with Plainfield’s Geographic Information System (GIS) coordinator 
to establish a street name and numeric for each lot. 

2. The proposed use and accompanying building will offer additional residential opportunities 
within the Plainfield Marketplace PUD which is developing into a walkable, mixed-use area with 
the mall serving as the commercial core.   The density will be approximately 23 units per acre.  
As residential moves closer to the mall higher densities are more desirable.    

3. The layout of the site does not offer 
sufficient opportunities for the 
building’s entrance or other portions 
of the façade to connect with 
existing or proposed streetscapes.  
Staff recommended options to 
address this issue which included 
rotating the building 90 degrees so 
that the main entrance would face 
the private drive or flipping the 
building so it would face City Center 
Circle.    

4. The location, size, and number of accessory use (garage) buildings are not consistent with other 
existing multi-family residential development in the PUD.   The Ascent includes a mixture of 
internal and detached garages – none of which exceed six (6) bays in length. Central Park 
features only internal garages.  The garages have been placed at the perimeter of the site which 
effectively isolates the apartment building from adjoining land uses.  Additionally, the length of 

Example of Defining Streetscape through Building Orientation 
and Location 

Location of Proposed Garage Buildings 
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the 10-bay buildings creates a long, flat façade and roof lines which will obscure the visibility of 
the apartment building’s façade which has been designed to a higher standard.   
 

  

  Existing 11-Bay Garage Building at the Residences on Ronald Reagan 

5. The access drive route passes through a parking lot to the north of the roundabout which will 
effectively act as a break in the connection between land uses.  As noted in the transportation 
comments staff supports de-emphasizing the route as a mall entry and encourages traffic-calming 
measures be implemented at this location.  However, the approach presented by the petitioner 
does not fully enhance the relationship between existing and future adjoining land uses within the 
PUD.   As new land uses are established north and south of Stout Heritage the route could be 
designed to provide connectivity between each use in a cohesive manner whereby buildings are 
incorporated into the design of the corridor rather than merely accessible from it.  This 
development concept would be more compatible with the mall property.   

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Narrow pavement width, building placement, and on-street parking help slow traffic while 
providing connectivity and enhancing the pedestrian experience 
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MOTIONS 

 

MOTION 1: Primary Plat 
I move that the Plan Commission approve / deny / continue PP-19-182 as filed by Erik Cooper on behalf 
of The Stone Table, Inc. to create a 5 lot subdivision on approximately 25.59 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. The developer will continue to work with the Town to finalize an address plan for the 
subdivision. 

2. 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.  

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

4. Substantial compliance with the primary plat submitted file dated December 20, 2019. 

 
MOTION 2: PUD Final Detailed Plan 
I move that the Plan Commission approve / deny / continue FDP-19-195 as filed by Timothy Shrout on 
behalf of Samaritan Senior Lifestyle Communities for Final Detail Plan approval of Plainfield Marketplace 
Phase VI: 

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 plans dated December 20, 2019. 

2. The developer will commit to enter into an MOU with the Town Council to address details 
associated with the scoping, timing, and funding of public infrastructure improvements. 


