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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 22, 2021  

Re:   RZ-21-036, PUD-21-039 
Transportation Comments on Hobbs Station Re-Zone 
 

 

TOWN PLANNING LEVEL OVERVIEW 

 

The current Thoroughfare Plan (shown below) indicates the need to create two ‘Minor Collector’ level 

street connections through the site under consideration. 

 

Beacon Image showing Williams Trace 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2019 Thoroughfare Plan 

 

The addition of these proposed Collector-level roadways are intended to do the following: 

• Provide an option to distribute traffic to Main St. (US 40) at key intersections where traffic 

lights already exist or are planned. 

• Provide connectivity for new development to access Smith, Perry, and Main St. (through the 

distribution noted above) in order to provide alternative options for drivers. 
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The proposed network of streets (shown above), has been offered by the Petitioner with the Town’s 

planning documents in mind. 

 

Not specifically identified on the above graphic, however, are two offsite considerations: 

1. The future extension of Williams Trace (Plainfield Commons Dr.) to connect to what the 

Petitioner refers to as the ‘Frontage Road’ (illustrated as Types E1 & E2 in blue above). 

2. A future traffic signal at the intersection of Plainfield Village Drive and Main St. 

 

Both of these two future improvements are addressed, to varying degrees, in the traffic analysis 

completed by the Petitioner.  But, it is important to note that the traffic analysis assumes that no 

connection to Williams Trace exists for the purposes of the current analysis. 

 

 

TRAFFIC IMPACT ANALYSIS & IMPROVEMENT RECOMMENDATIONS 

 

The Petitioner provided Staff with a Traffic Impact Study (TIS) performed by A&F Engineering dated 

March 2021.  A copy of the TIS is included as part of the Commission’s materials.  Staff offered 

comments to the Petitioner on April 9th.  At the time of this report, no formal comments or updates to 

the TIS have been received by Staff. 
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Based upon the initial analysis, with the expected traffic volumes generated by the new developments 

that are being proposed under both zoning requests, the intersection locations generally perform at 

acceptable levels of service from industry standards. 

 

Of particular note from the analysis are the following two tables.  Note that Scenario 4 is considered 

the critical scenario where all newly proposed traffic is reflected with other projected traffic volumes 

through 2031. 

 

1. Table 7 shows the level of service improvements that a new signal will offer at the intersection 

of US-40 & Plainfield Village Drive. 

 

 
 

2. Table 10 shows the level of service summary for the proposed new full-access T-intersection of 

Frontage and Perry Roads. 
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The analysis also indicates that traffic queuing on Perry Road in the southbound direction is not 

expected to exceed 25 feet, reducing the likelihood that future traffic volumes could create a 

situation where this access could adversely affect the roundabout at Perry-Smith Roads. 

 

In summary of the analysis completed at this time in advance of the zoning request, the following set 

of public infrastructure improvements are hereby noted as being represented on Exhibit B of the 

proposed PUD document and that Staff identify as critical to the consideration of the two collective 

zoning requests: 

• Two new access points are created on Smith Road, spaced evenly at approximately 1/3 distance 

of the frontage amount.  Each access point will provide increased capacity accommodations for 

the expected turning movements, currently being illustrated with both left and right turn lanes. 

• A new Minor Collector roadway to extend the existing roadway in front of the Adesa Auction 

site (Frontage Road).  This roadway is to be designed with the intent to provide connectivity to 

Perry Road, Smith Road, and a future extension of Williams Trace.  Further, the roadway 

should be designed to allow, but discourage, heavy truck traffic utilizing the portion that fronts 

the PUD zoning area. 

• A public street network that provides connectivity between the future Frontage Road and Smith 

Road. 

• A new T-intersection at Perry Road and Frontage Road, designed to appropriate standards to 

avoid adverse performance standards for existing, adjacent intersections. 

• Appropriate accommodations for the construction of the Vandalia Trail along the Frontage 

Road and Perry Road. 

• Phase 1 improvements, depicted as Exhibit L of the proposed PUD document, include for the 

full construction of the Frontage Road and the Vandalia Trail, as well as one access point to 

Smith Road, including a connection between Smith Road and the Frontage Road. 

 

Added critical improvements that are not otherwise specifically noted in the proposed PUD document, 

but that Staff would expect to see addressed as part of the future Development Agreement that is 

referenced as an approval condition, would also include the following: 

• Construction of a new, southbound left-turn lane on Perry Road at the new T-intersection with 

Frontage Road, as well as any other capacity improvements deemed warranted by the final 

design. 

• Construction of a new traffic signal, along with required intersection improvements deemed 

warranted by the final design, at the intersection of US 40 and Plainfield Village Drive. 

• The above improvements be built as part of Phase 1 construction. 

 

It is appropriate to note that these and other improvements should be considered and addressed in more 

detail as future Development Plans are brought forward for the Commission’s consideration. 

 

 

OTHER CONSIDERATIONS 

 

PUD-21-039 creates conflicts with the Town’s existing ordinances that are relied upon for 

development planning to be supported with accommodations for proper infrastructure.  In particular, 

the following 3 PUD articles are noted: 
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1. Mixed Use District Article III(B)1 – Reducing setbacks to 0’ from the right-of-way.  Often 

times, the space created by building setbacks provide space where utility and drainage solutions 

can be offered as part of final design details. 

2. Residential District Article V(C)1 – Reducing right-of-way width for local streets from 50’ to 

42’.  Similar to above, this change will have impacts on utility planning, but also on-street 

parking and may be a consideration to determine street maintenance responsibilities assigned to 

the proposed HOA’s, including snow plowing.. 

3. Residential District Article V(C)2 – Reliance upon alley networks to meet public right-of-way 

connectivity.  This approach has not been widely used for decades, and as such, Staff has some 

concern on what may be unintended consequences of a zoning approval that may be later 

determined to create conflict with accepted Town Standards (particularly for utility 

installations), once final designs are complete. 

 

The PUD predicts the need for future waivers in order to address some of these conflicts, as more 

details are developed and the impacts more fully understood. 

 

 


