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Memo 
To:  Plainfield Plan Commission 

From: Scott Singleton, Director of Transportation 

cc:  Tim Belcher, Executive Director of Development Services 

  Andrew Klinger, Town Manager 

Date: June 3, 2021  

Re:   RZ-21-007 & PP-21-045  
Transportation Comments on Residential Re-Zone & Primary Plat Request 
 

 

In 1993, Plainfield adopted a Comprehensive Plan introducing a network of roadway alignments 
routing along the perimeter areas of Plainfield.  This network of roadways essentially was made up of 
Hadley Road (CR 600 S), Perry Road, Township Line Road (CR 300 S), and the combination of 
Saratoga Parkway and Moon Road (CR 600 E).  This roadway network has since been referred to as 
the Perimeter Parkway system. 
 
Since that time, the actual road alignment of the Perimeter Parkway to connect Saratoga Parkway to 
CR 300 S has been undetermined.  In 2020, after Mr. Don Lambert expressed interest in developing 
portions of land that would be impacted by the alignment selection, the Town hired Banning 
Engineering to perform preliminary analysis of 3 alignment options.  Banning offered a 
recommendation to pursue a roadway alignment generally as indicated in the below figure. 
 

 
 
A copy of Banning’s memo is being included for the Plan Commission’s consideration. 
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In light of that recommendation, the Plainfield Town Council took action to approve a contract for 
professional services with Banning Engineering to perform preliminary roadway design for the portion 
of the Perimeter Parkway noted.  Obtaining critical profile information about the roadway alignment 
was necessary to better understand the environmental, drainage, and cost impacts the selected 
alignment would have, not only on the future roadway construction, but on the potential development 
that is now being proposed. 
 
The proposed Primary Plat reflects the preliminary roadway design for a future project to construct a 
2-lane roadway from the existing intersection of Saratoga Parkway and Gibbs Road to the existing 
intersection with CR 300 S and Vestal Road.  In lieu of a typical section with sidewalks on both sides 
of the street, a 12 foot asphalt path is planned to run along the south side of the roadway.  This 
recommended alternative is to avoid/reduce the impacts to an existing waterway that runs along the 
north edge of the proposed road alignment. 
 

 
     Not to Scale 

 
It is critical to identify that the Perimeter Parkway is classified as an Arterial roadway.  As an Arterial, 
access control is intended to reduce both the types and quantity of direct access allowed to penetrate 
the right-of-way.  As proposed, nearly all new drives will connect directly to Gibbs Road.  However, 
due to topography and constructability concerns for Lots 15 & 16, the Petitioner has requested the 
Town allow for both of these lots to have direct access to the Perimeter Parkway.  If allowed, Staff 
would recommend the access drives be required to meet applicable criteria for an assumed 45mph 
design speed as well as offer an area for vehicles to turn-around on the lot.  In response to the 
Petitioner’s request, Wavier PP-21-045(B) is being offered for the Plan Commission’s consideration. 
 
Early construction estimates for this portion of the Perimeter Parkway range between $4-$5 million 
dollars.  The Petitioner has made it clear that the proposed development cannot support these costs as 
part of the development, and therefore, has requested that a Development Agreement be entered into 
between the Plainfield Town Council and the Petitioner.  The Development Agreement will address 
the responsibility, timing, and funding of the various public infrastructure improvements that are both 
required and desired to accompany any approval the Plan Commission would offer to the Petitioner.  
Staff and the Petitioner have developed a DRAFT list of obligations the Development Agreement is 
intended to address: 
 

Lambert Obligations.  Lambert shall be responsible to: 
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 (a) Dedicate public right-of-way for the extension of the Saratoga Parkway to 
connect to CR 300 S, as the selected alignment of the Perimeter Parkway. Right-of-way is illustrated 
on Exhibit A, including widened portions as shown that are specifically noted to allow for contours 
and side slopes, roadside drainage features, onsite mitigation, and a future street connection and 
intersection improvements. 

 
 (b) Dedicate public right-of-way along Gibbs Road of approximately 40 feet width 

measured from existing roadway centerline, as illustrated on Exhibit A. 
 
 (c) Dedicate public right-of-way along Vestal Road of approximately 50 feet 

measured from existing roadway centerline, including over an existing forested area that serves to 
provide area drainage collection and will be used for a pedestrian connection between Vestal Road and 
the Perimeter Parkway, all as illustrated on Exhibit A. 

 
 (d) Provide and allow right of entry to a drainage easement crossing Lots 13 thru 17 

to allow for a short-term increased stormwater flow at a design rate of 40cfs through the existing 
channel. 

 
(e) Provide improved sight distance at the intersection of Vestal and Gibbs Roads 

by tree clearing and earthmoving to the lines and grades illustrated on Exhibit B. 
 

(f) Provide positive drainage and grading along the northside of Gibbs Road as 
generally illustrated by the Typical Gibbs Road Cross Section illustrated on Exhibit A, including 
improvements to Hendricks County Culvert No. GU-002.  

 
(g) Install reinforced concrete pipe stormwater culverts, with metal end sections, 

under any drive or private alley accessing the public right-of-way. 
 
(h) Asphalt pave all private alleys and driveways to accommodate future pedestrian 

connections and ensure ADA compliance on the future 8 feet path illustrated on Exhibit A. 
 
(i) Provide the Town a 20 feet wide sanitary sewer easement along the common lot 

line of Lots 10 and 11 for use by the Town if gravity sewer is extended in the future utilizing the Town’s 
standard Sanitary Sewer Easement Agreement. 

 
(j) Extend an existing 12 inch watermain along Gibbs Road from its current terminus, 

east to the intersection of Gibbs and Vestal Roads, including any required hydrants, valves, fittings and 
service lines to meter pits located at or near the right of way. 

 
(k) Extend a new 8 inch watermain along Gibbs Road from Saratoga Parkway west 

along the full lot frontage of Lots 16, 17, and 18, including any Town required hydrants, valves, fittings 
and service lines to meter pits located at or near the right of way. 

 
(l) Install a 2.5 inch public sanitary low-pressure force main system along the entire 

length of Gibbs Road, including a connection tee at the existing sanitary main on Saratoga Parkway, 
built in accordance with Plainfield Town Standards. 
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(m) Mark all existing trees within the right-of-way limits that may potentially be in 

conflict with future roadway construction, in accordance with recommendations by Banning 
Engineering. 

 
Town Obligations. The Town shall be responsible to: 

 
(a) Permit two residential driveways, one for Lot 15 and one for Lot 16, to connect 

to the future Perimeter Parkway Alignment, subject to meeting applicable sight distance requirements 
for a 45mph design speed. 

 
(b)  Within 5-years of the effective date of this agreement, design and construct a 

future roadway section of the Perimeter Parkway of approximately 3,250 feet as detailed on Exhibit A. 
 
 (c) Construct an asphalt or concrete pedestrian path of minimum width of 8 feet 

along Gibbs, Vestal, and the Perimeter Parkway within 5-years of the effective date of this agreement. 
 
 (d) Design and construct a new closed stormwater system near the intersection of 

Gibbs Road and along the Perimeter Parkway to a proposed future open ditch along the south side of 
the future Perimeter Parkway.  Redirect 25cfs of flow from the northeast as part of the overall design 
and construction phasing for the Perimeter Parkway thereby removing temporary drainage flow of 
25cfs from the existing channel referenced under Article 1(d). 

 
(e) Accept the proposed stormwater design of Avalon North utilizing the future 

Perimeter Parkway side ditch as satisfactory detention meeting the requirements of Section 54.04 of the 
Town Code regarding storm water release rate. 

 
(f) Accept jurisdictional authority over adjacent portions of Gibbs Road and Vestal 

Road wherein no additional public improvements shall be required of Mr. Lambert other than what is 
otherwise stated herein. 

 
(g) Secure a commitment from the Town of Avon allowing Perimeter Parkway 

roadway improvements to be completed within Avon’s corporate boundary. 
 

(h) Maintain and/or replace Hendricks County Culvert No.’s GU-001 & GU-003 in 
coordination with the Hendricks County Engineer and as necessitated for the satisfactory installation of 
Lambert’s Obligations stated herein. 

 
(i) Install overhead street lights on select Hendricks Power utility poles along Gibbs  

and Vestal Roads. 
 
 
The combined result of these obligations results in a series of improvements reflected in the colored 
sketch of Exhibit A. 
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To reiterate, these are DRAFT commitments intended to be included in a Development Agreement 
between the Petitioner and the Plainfield Town Council.  The Agreement, if executed, will ultimately 
be updated to reflect any feedback and conditions required by a Plan Commission approval.  When 
considered collectively, the scope of improvements planned by the Petitioner combined with the 
Town’s commitments are intended to better align the approval requests being made with the expected 
improvements our ordinances are intended to address. 
 
However, even subject to the execution of the Development Agreement, several additional waivers are 
being requested for this zoning and platting petition.  The purpose of the waiver requests is the result 
of no current plan to improve Gibbs Road to full Town of Plainfield street standards, beyond what is 
described above.  Given the planning and commitment that is underway to expand the Perimeter 
Parkway system, travel along Gibbs Road is expected to be significantly reduced in the future. 
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Banning Engineering, P.C.  •   853 Columbia Road, Suite 101   •   Plainfield, IN  46168 
Phone: (317) 707-3700    •    Fax:  (317) 707-3800    •    E-mail:  banning@BanningEngineering.com 
 

Technical Memorandum 
  

_________________________________________________________________________________________  

1.0 Project Overview  
The Town of Plainfield contracted Banning Engineering to perform a preliminary design of a road between 
Saratoga Parkway and Township Line Road (E CR 300 S). The 1993 Comp Plan, the 2004 Comp Plan, and the 
2019 Thoroughfare Plan have all anticipated an alignment off existing Gibbs and Vestal Road. The 2019 Avon 
Thoroughfare Plan was reviewed and considered for its proposal to extend CR 525 E generally south to 
deemphasize Vestal Road. This review is being performed as a result of the local property owner’s interest in 
developing large tract residential properties. Banning Engineering determined three options to improve traffic 
flow between Saratoga Parkway and Township Line Road. The three options were: widen Gibbs Road to 
accommodate more traffic; construct a road off of Gibbs Road approximately halfway between Saratoga Parkway 
and Vestal Road that connects to Township Line Road at its intersection with Vestal Road; construct a road at the 
intersection of Saratoga Parkway and Gibbs Road that connects to Township Line Road at its intersection with 
Vestal Road. 

  
Figure 1:  Project Overview – Project Scope is within the Blue Rectangle – Location:  Plainfield, Indiana 

2.0 Options 

Date: August 18, 2020   
From: Mark Butler, P.E. – Banning Engineering 
To: Scott Singleton – Town of Plainfield 
Subject: Information & Investigative Planning Technical Memorandum  
Project: Township Line Road 
Project No.: 20158 



Technical Memorandum 
Township Line Road 
Project No.: 20158 

Date: 8/18/2020 
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All options are expected to include intersection improvements at Gibbs Road and Saratoga Parkway, and Vestal 
and Township Line Road. According to the Hendricks County Surveyor, the existing bridge at CR 300 S over 
White Lick Creek has an extended lifespan through 2050 and is being considered as a fix restraining our 
considerations. The proposed future extension of CR 525 E from Avon affects each option differently, but if 
achieved, would be expected to include a connection to the Gibbs Road & Saratoga Parkway intersection. Given 
the expected need to see improvements at Vestal road and CR 300 S, all options are expected to require some 
level of coordination with the Town of Avon, who have already annexed to Township Line Road. At least one 
roundabout intersection through the new stretch of road is expected in the long term. 
 

 
Figure 2. Future connection to CR 525 E 

2.1 Option 1 

Option 1 is to widen Gibbs Road between Saratoga Parkway and Vestal Road to accommodate more traffic. 
The pros to this option include eliminating the need for a box culvert; limited grading; and have an existing 
alignment to follow.  This option also retains a significant number of driveways with direct access to a 
street designated as a minor arterial. This option would not require significant public improvements to be 
incorporated to support the needed access. The cons are: will need to acquire property from up to 10 
property owners; have to rebuild driveways for property owners; existing utilities will require utility 
coordination and possible relocation; poor site distances; road will still be in stop conditions; and poor 
existing accesses. Significant improvements would still be needed at the Gibbs Road and Vestal Road 
intersection. Traffic would need to go through three intersections from Saratoga Parkway to Township Line 
Road. 
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2.2 Option 2 

Option 2 is to construct a road that splits off from Gibbs Road approximately halfway between Saratoga 
Parkway and Vestal Road. The road would curve to the north and then to the east where it would connect 
with Township Line Road at its intersection with Vestal Road. The pros are: fewer property owners to 
coordinate with, only have to worry about utilities at intersections, and less drives intersecting. The cons 
are creates an awkward intersection with Gibbs Road; bisects prime developable land; and no driveway 
connections to parcels east of the sweeping curves, property acquisition is costly and time consuming. This 
option provides a better opportunity to consider creating a cul-de-sac on Gibbs Road and Vestal Road, 
eliminating any intersection improvements. It also provides two options to accommodate Avon planning.  
As the property owner, Mr. Don Lambert does not support the Town taking this routing option given that it 
is expected to severely limit the attractiveness of the land to serve large tract residential properties. Would 
likely push the desired development away, causing the road issue to be handled independently as a public 
project or delayed until future development actually occurs.  

Figure 3: Option 1 – Option 1 is Highlighted with an Orange Line 
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2.3 Option 3 

Option 3 entails connecting to Saratoga Parkway at its intersection with Gibbs Road and then running the 
road to the northeast, curving until its running east, and then connecting to Township Line Road at its 
intersection with Vestal Road. The pros are: only working with one property owner, who would likely 
dedicate the right-of-way; very few utilities to coordinate with; creates a natural perpendicular intersection 
at Saratoga Parkway; can tie new road to S CR 525 E to the north in the future, provides a connection point 
consistent with Avon planning; and is an efficient road from intersection to intersection that fulfills the 
vision of a Plainfield circle bypass route. The con is that the grading near Saratoga Parkway will be more 
difficult than a typical road section. Early or immediate construction may be preferred to avoid establishing 
homes not expecting an adjacent road corridor. This option is expected to create the most efficient use of a 
single roundabout intersection for this area. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 4: Option 2 – Option 2 is Highlighted with an Orange Line 

Figure 5: Option 3 -- Option 3 is Highlighted with an Orange Line 
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3.0 Conclusion 
Examining all three options, it is Banning Engineering’s recommendation to further investigate option 3. This 
option is the most efficient to get traffic from Saratoga Parkway to Township Line Road, provides the best 
intersections, and has the fewest property owner and utility conflicts. It reduces the number of drives accessing a 
secondary arterial. This option is also the option most supported by the north property owner. If geotechnical 
considerations and construction costs are determined to be prohibitive, additional investigation of the other 
options may be warranted.   
 
We appreciate your consideration on this project.  Please reach out via phone: 317-707-3735 or email: 
mbutler@banning-eng.com with questions. 
 
Thanks, 
 
 
 
Mark Butler, PE 
Project Manager 

mailto:mbutler@banning-eng.com
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Appendix A: Mapped Water Resources
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