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DATE:  October 5, 2020 

CASE NO.:  DP-20-096 

PETITIONER:  Jake Wade for Wade’s Investments, LLC  

REQUESTED ACTIONS:  Architectural and site design review for a proposed automated car wash 

LOCATION:   603 W. Main St. 

PARCEL SIZE:  1.44 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: Local / Corridor Commercial 

North: GC: General Commercial 

R-2: Low Density Residential 

North: Local / Corridor Commercial 

Single Family Detached 

South: GC: General Commercial South: Parks and Open Space 

East: GC: General Commercial East: Single Family Detached 

Parks and Open Space 

West: GC: General Commercial West: Parks and Open Space 

 

PROJECT OVERVIEW 

The applicant is proposing to construct an automated car wash facility at 603 W. Main St. to the east of 
an existing McDonald’s restaurant.  The site is currently used for residential purposes and would be 
developed with a 3,982 sq.ft. car wash building and accessory uses including 8 vacuum bays, parking 
areas, and a dumpster enclosure.   
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The site is located along Main St. which is a Gateway Corridor leading to Downtown Plainfield.  The 
Comprehensive Plan identifies the area as “Local Commercial” and states, “The Town must ensure that 
local commercial areas are kept at a pedestrian scale and provide pedestrian and bicycle access and 
facilities.  Finally, local commercial development could be of a size, scale, and character that reflect and 
complement adjacent residential neighborhoods.” (p. 65-66).    

 

DESIGN REVIEW 

This request was reviewed by the Design Review Committee (DRC) at its September 1, 2020 meeting.  
The committee recommended approval of the petition subject to the following comments:  

1. Consider changing some of the Norway Spruce with arborvitae or junipers. Completed. 

2. Remove the large logo shown on the front elevation to reduce the size of the proposed signage. 
Completed. 

3. Install stone at the bottom of the pay station canopy posts to match the building. Completed. 

The following development and design criteria were reviewed for this project: 

1. Building Materials:  (Requirement: Commercial - either all brick with a secondary color of brick 
being 10% or more, plus 2 or more architectural elements;  or,  multiple materials with primary 
material being brick, stone, architectural pre-cast or EIFS, for 50% or more, plus second material 
for 20% or more, plus multiple colors or architectural elements. If EIFS is used as the primary 
building material, the secondary building material shall be brick, stone (limestone, granite, 
fieldstone and the like) or architectural pre-cast (if the surface looks like brick or stone).   
 
The primary building material on each elevation is Nichiha with a brick pattern / appearance.  
The use of this material requires a waiver which has been submitted by the applicant.  EIFS is the 
secondary material on the north and south elevations.  The east and west elevations include 
“Stack N Tack” stone as the secondary material.   

2. Finished Façade Toward a Gateway: (see #1 above). 

3. Loading Space Orientation:  The overhead door (vehicle entrance) would be considered a 
loading space.  The applicant has submitted a request for a Development Incentive.  Additional 
landscaping has been added between the door and Main St.   

4. Mechanical Equipment:  (Roof mounted - All roof mounted mechanical equipment shall be 
screened based upon an elevation view of the building on all sides.   Ground mounted - All 
ground mounted mechanical equipment shall be screened on all sides by: the building; screen 
walls or fences of a material and color which is compatible with the primary building; or 
evergreen or densely twigged hedge plants (with or without mounding) of a height at time of 
planting which is not less than the height of the mechanical equipment to be screened.)    
 
A mechanical equipment pad shown on the east side of the building would be screened by 
landscaping to the south and east as well as the building to the north.   

5. Trash Enclosure / Trash Compactor:  Complies.   

6. Pedestrian Connectivity:  Connection to an existing sidewalk on Vestal shown as well as 
connection to a proposed sidewalk along Main St.   
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7. Perimeter Yard Landscaping:   (In front yards in the Gateway Corridor at least fifty (50) percent 
of the required Plant Unit Value shall be made up of Deciduous Shade (Overstory) Trees, 
Deciduous Ornamental (Understory) Trees or Evergreen Trees.)  Appears to comply. 

8. Parking Lot Trees: (Requirement: Any commercial district or any industrial district shall include 
at least one interior landscape island measuring eight feet by 18 feet minimum for every 15 
parking spaces. Each interior landscape island shall contain at least one deciduous shade 
(overstory) tree, deciduous ornamental (understory) tree or evergreen tree.)  Appears to comply.     

9. Parking Lot Screening:  (A compact hedge row planted three feet on-center (3' o.c.) and between 
twenty-four and thirty inches (24" - 30") in height at the time of planting is required between the 
parking area and the front yard).  Appears to comply.  

10. Foundation Landscaping:  (Foundation planting areas shall have a total area in square feet of 
not less than two (2) feet times the length of the wall (2' X length of wall = area for foundation 
planting) to which the foundation planting is oriented.)   
 
The revised landscape plan shows calculations for the foundation plantings.  Materials have 
been added along the west foundation.  Appears to comply. 

11. Site Lighting: (Lighting shall not cause illumination beyond any Lot Line in a Commercial District.)  
Photometric provided and shows a very small amount of footcandles at the property line in 
various areas.   

12. Signs:  A monument sign is shown on the site plan along Main St.  Prior plans had shown 
another monument sign along Vestal Rd. but it has been removed.  Proposed wall signs are 
shown on the south and north elevations.  All proposed signage will be subject to the sign 
provisions of the zoning ordinance. 
   

 

APPLICABLE PLANNING POLICIES 

 
Public Utilities 
Sanitary sewer and storm water systems exist at or near the site to accommodate the development of 
the land.   Storm water detention is covered by the drainage ordinance.  An existing 12-inch diameter 
water main will need to be extended by the developer along Main Street from the west property line to 
the east property line to provide for service.   

Floodplain 
The property is not located within a Special Flood Hazard Area.  

Transportation 
The submitted site plan proposes a drive to Main St. (US 40) as well as Vestal Road.  The drive to Main 
St. is designed to restrict traffic to RI/RO movements only, working with the existing median that already 
exists for this purpose.  The drive to Vestal Road is proposed as a full access. 

The site does not meet minimum thresholds for performing a formal Traffic Impact Analysis, however, 
traffic concerns have been a key point of conversation with the Petitioner as part of the development 
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discussions.  Successful car wash businesses in Town have proven that significant queuing can occur at 
these facilities.  Additionally, any new and/or repurposed access to Main St. is of key concern. 

Town Staff expressed initial concerns with the placement of the drive to Main St.  As a primary arterial, 
direct curb cuts to Main St. should be considered carefully and favor should be given to the need to 
safely move traffic through the corridor, particularly for properties that are able to be accessed through 
alternative drives.  To help manage this, INDOT provides design guidelines indicating that adjacent 
driveways have a preferred minimum spacing of 305’ at a posted 40mph highway speed.  The proposed 
drive to Main St. is approximately 30’ from the existing drive to McDonald’s.  Based upon Staff 
conversations with INDOT, as the jurisdictional authority, INDOT has indicated their intent to reject the 
drive as its been presented.  Given the available full access option to Vestal Road, Staff supports this 
conclusion. 

The drive proximity at Vestal to the McDonald’s drive is of less concern because of the slower travel 
speeds on that road, as well as the available left turn lane present.  A direct queuing line from the car 
wash pay station to Vestal indicates that approximately 16 or more vehicles could stack before creating 
a backup into the public right-of-way.  By ordinance, this requirement is to allow for six vehicles.  The 
proposed plan meets this requirement, however as noted, a successful car wash business would be 
expected to exceed the ordinance requirement…and the 16+ figure is appreciated and seems 
reasonable.  Admittedly, it is difficult to anticipate whether a highly successful operation could 
potentially create a further queuing concern, but if this were the case, a backup onto Vestal Road is 
much more manageable than would be onto Main St. and the site design accommodates this.  The 
petitioner has advised Staff that it is prepared to staff an employee near the south drive to coordinate 
potential conflicts that could arise with excessive queuing. 

Admittedly, topography, existing parcel lines, existing access points, and the proximity to the Vestal 
Road stoplight & intersection make any development here challenging.  The layout offered by the 
petitioner does offer reasonable accommodations for potential queuing, but it is unclear how the site 
would be designed without a drive access to Main St.  If the Commission decides to take action, Staff 
recommends the Commission consider making any approval of the petitioner’s plan subject to INDOT’s 
approval of the drive to Main St., and if the drive is not approved as shown, making any subsequent 
revision subject to a future approval by the Commission.  

 

 

STAFF COMMENTS, QUESTIONS AND CONCERNS 

1. At the time that the application was filed an automated car wash was a permitted use in the 

General Commercial zoning district.  Automobile-related uses have since been removed from GC 

and shifted to a newly created “AC: Automotive Commercial” district to address concerns 

regarding compatibility with other commercial uses.  

2. Although the property may be developed for the intended use, the Plan Commission is required 

to find that the proposed development is appropriate to the site and its surroundings.  The 

applicant has been responsive to feedback from staff and the Design Review Committee 

regarding design elements including building materials, landscaping, signage, and so forth to 
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make the project aesthetically compatible with surrounding areas.   

 

3. As noted in the transportation comments INDOT has indicated the proposed drive location along 

Main St. would be rejected.   Planning staff agrees that if the Commission does decide to 

approve the petition, it should be subject to INDOT approval of the drive on Main St. and any 

revisions be subject to a future approval by the Commission.  However, given that the property 

does have access from Vestal Rd. the Commission should carefully decide whether access from 

Main St. is desirable – even if it were to be approved by INDOT as shown.  The lack of an 

additional point of ingress and egress on Main St. would provide a better pedestrian experience 

along the corridor at this location and would reduce potential points of conflict for vehicular 

traffic.   

 

MOTIONS 
 

Motion 1: Development Incentive - I move that the Plan Commission approve / deny / continue the 
Loading Space Orientation Development Incentive finding that: 

1. The required front yard or required front bufferyard is / is not effectively screened with a plant 
unit value which exceeds the standard for such yard by adding a plant unit value of 4.0 to the 
total plant unit value otherwise required by this ordinance or other development incentive; 

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

3. The proposed development is / is not consistent with the intent and purpose of this ordinance. 

 

Motion 2: Building Materials Waiver - I move that the Plan Commission approve / deny / continue the 
requested Building Materials 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 / 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 / is not consistent with the intent and purpose of the Plainfield Zoning 
Ordinance.  

 

Motion 3: Development Plan - I move that the Plan Commission approve / deny / continue DP-20-096 
as filed by Jake Wade for Wade’s Investments LLC requesting Architectural Site Design approval for an 
automated car wash on a site zoned zoned GC: 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;  
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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; and,  

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

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

1. Substantial compliance with the development plan file as of October 5, 2020. 

2. The drive location on Main St. shall be approved by INDOT.  If the drive is not approved as shown, 
any subsequent revision to the site plan shall subject to Plan Commission approval. 

3. The property shall be platted according to the provisions of the Subdivision Control Ordinance. 

 


