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DATE:    July 13, 2021 

CASE NO.:    PP-21-062 Primary Plat 

PETITIONER: Innovative ECI for Wade’s Xpress Wash  

REQUESTED ACTION: Approval of One Lot Commercial Primary Plat  
 
LOCATION: 603 West Main Street 
 

LOCATION MAP: 

 

EXISTING ZONING AND LAND USE: COMPREHENSIVE PLAN: 

Site:      GC – General Commercial Site:      Local Commercial 

Northeast:  R-2 Residential – Low Density   
                           Residential 
Northwest:        GC – General Commercial 

Northeast:     Single Family Detached 
 
Northwest:    Local Commercial 

South:  GC – General Commercial South:  Park Open Space 

East:     GC – General Commercial East:     Single Family Detached 

West:    GC – General Commercial West:    Local Commercial 

 
APPLICABLE REGULATIONS: Plainfield Zoning Ordinance 
 Plainfield Subdivision Control Ordinance 
 Plainfield Comprehensive Plan 
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PLANNING OVERVIEW 

Project Description:   Applicant desires approval of Primary Plat for a one lot commercial subdivision of 
approximately 1.44 acres.  The development plan (DP-20-096) was approved February 2021.   
 
The site is to be used as an express carwash and will gain access from Vestal Road to the south.  There 
will be no direct vehicular access from Main Street (US Hwy 40).  
 
During the Development Plan approval, the applicant committed to showing ingress/egress easement to 
allow the property immediately east access to Vestal Road. 

 
TRANSPORTAION COMMENTS 
 
 A single point of ingress/egress is proposed at Vestal Road.  The Vestal Road access would provide full 
access, including the use of an existing left turn lane for eastbound drivers.  The proposed drive includes 
one exit lane and two inbound lanes to promote entering vehicles creating two queuing lines. 
 
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 
discussions.  Successful car wash businesses in Town have proven that significant queuing can occur at 
these facilities.  A direct queuing line from the car wash pay station to Vestal indicates that 
approximately 18 vehicles (two lines of 9) could stack before creating a situation where inbound vehicles 
would be blocked from full entry to the site.   

 

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.  Admittedly, it is difficult to anticipate whether a highly successful operation will create a 
queuing concern, but if this were the case, a backup onto Vestal Road is manageable with the available 
left turn lane present.  Additionally, the petitioner has advised Staff that it will staff an employee near 
the south drive to coordinate excessive queuing if it extends to the public right-of-way.  Though there 
are no guarantees, Staff feels the petitioner has taken reasonable steps to design for expected queuing. 

To create some flexibility for potential future access that may be beneficial for local traffic accessing 
parcels immediately to the east, the Petitioner is committed to granting a future ingress/egress 
easement across its property that allows for improved access to Vestal Road.  This commitment 
complies with the intent of the Town’s requirement that commercial provide interconnectivity, as it is 
unclear at this time, how such a connection might efficiently function with vehicle queuing 
allowances.  The commitment is intended to ensure that all parties will collaborate on a reasonable 
solution in the future, once there is more clarity on future proposed improvements. 
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STAFF COMMENTS, QUESTIONS AND CONCERNS 

1. Site planned improvements do not need to be exhibited on Secondary Plat. 

2. No covenants have been submitted. 

3. All subsurface infrastructure needs to be within utility easements. 

4. No preliminary erosion control plan has been submitted.   

5. Staff has requested a drainage easement across the southeast portion of the lot along Vestal 
Road. 

6. Applicant is to provide Ingress/Egress Easement (See Motion) to the property on the east side of 

this lot.  The commitment is intended to ensure that all parties will cooperate on a reasonable 
access solution in the future, once there is more clarity on future proposed improvements.  In 
the event the Town and owner cannot agree on the then new access the owner shall comply 
with the then recommendations of the Town.  

 
MOTION 
I move that PP-21-062 Primary Plat petition filed by Innovative ECI for Wade’s Xpress Wash be 
approved / denied / continued finding that: 
 
1. Adequate provisions have been made for regulation of minimum lot width, minimum lot depth and 

minimum lot area; 
2. Adequate provisions have been made for the widths, grades, curves and coordination of subdivision 

public ways with current and planned public ways; and, 
3. Adequate provisions have 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. 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.  

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

3. Substantial compliance with the primary plat submitted file dated July 13, 2021. 

4. Petitioner agrees to allow the recording of a future ingress/egress easement for a drive 

connection to Vestal Road, at the request of the Town and at no cost to the Town. The 

commitment is intended to ensure that all parties will cooperate on a reasonable 

solution in the future, once there is more clarity on future proposed improvements. In 

the event the Town and owner cannot agree on the then new access the owner shall 

comply with the then recommendations of the Town 

 

 

 


