
TOWN OF PLAINFIELD 
PLAN COMMISSION REPORT  

Page 1 of 5 
 

   

DATE:  September 9, 2021 

CASE NO.:  PUD-21-085 

PETITIONER:  Woda Cooper Development, Inc.  

REQUESTED ACTIONS:  Planned Unit Development - Zone Map Change and Final Detailed Plan  

LOCATION:   South of the Vandalia Trail, between N. Vine St. and Ellis St. (422 N. East 
St.) 

PARCEL SIZE:  2.81 acres 

APPLICABLE 
REGULATIONS: 

 Plainfield Zoning Ordinance 
Plainfield Subdivision Control Ordinance 
Plainfield Comprehensive Plan 

 

  
 

EXISTING ZONING AND LAND USE COMPREHENSIVE PLAN 
Site: R-4: Medium Density Residential Site: Historic District Residential / Parks and 

Open Space 

North: R-4: Medium Density Residential North: Historic District Residential 

South: R-4: Medium Density Residential South: Historic District Residential 

East: R-5: High Density Residential East: Historic District Residential 

West: R-4: Medium Density Residential West: Historic District Residential 

 

Project Description 
The applicant is proposing to rezone approximately 2.81 acres from R-4: Medium Density Residential to 
PUD: Planned Unit Development.  The property is currently owned by the Plainfield Community 
Development Corporation (CDC) which has selected Woda Cooper as a developer for the site.  Woda 
Cooper currently has a multi-family project under construction near the mall (Harper’s Crossing).  

The proposed project for the CDC site would include a total of 60 multi-family units consisting of 24 
townhomes and a 36-unit apartment building.  The name for the proposed development is “Stanley 
Terrace” which is a nod to the Stanley Fertilizer company formerly located at the site.   The property to 

https://www.townofplainfield.com/1626/Stanley-Terrace
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-7288#JD_Ch.154App.A
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-6217
https://www.townofplainfield.com/1185/Maps-Plans
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-26182
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-26182
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-26182
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-26247
https://codelibrary.amlegal.com/codes/plainfield/latest/plainfield_in/0-0-0-26182
https://www.townofplainfield.com/1465/Harpers-Crossing-Planned-Unit-Developmen
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the west of N. East St. has been cleared in preparation 
for redevelopment while the building located to the 
east are still occupied.    

The Town’s Comprehensive Plan recommends “Historic 
District Residential” at this location which as the Plan 
notes could include a mixture of single-family and multi-
family building types.  The Plan emphasizes that 
regardless of type, the buildings should be 
architecturally compatible with the downtown historic 
district.   

 

Design Review  
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.  

As a Planned Unit Development, the petitioner is allowed to propose development standards specific to 
the project.  

On August 10, 2021 the Design Review Committee recommended approval of the PUD subject to the 
following comments (petitioner’s responses are provided in blue text): 

• Ground mounted sign needs to be changed from 8’ to 6’.  Sign will be changed to be maximum 
of 6’ high 

• Include evergreens around the maintenance shed.  Additional evergreens to be added around 
maintenance shed 

• Floodlighting only for the signs. Woda agreed to this. Will add a note to the final signage detail 
about this. 

• Plants along existing path be removed and replaced where necessary   Additional landscape 
material has been added to the site plan north of the dumpster location and the townhomes as 
discussed at the DRC meeting. 

• Developer and staff should double check parking counts   Per the discussion at the DRC meeting, 
WODA is comfortable with the proposed parking count. The parking provided is similar to other 
projects of the same size - have not had any issues with parking on the other projects. The 
parking summary is on the site plan. 

• Recommend that the Town review vehicular circulation in the area.    The recommended traffic 
plan was previously submitted with the site plans.  We are waiting for the Town to provide 
feedback on the proposed traffic patterns.  
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• Specify details such as shingles, siding type, and width of overhang in the PUD.   The roof 
material is to be asphalt shingles. The building elevation material will be a combination of brick, 
fiber cement siding and fiber cement panels; additional information can be found on 
architectural sheets A5.1, A5.2, A5.5, A5.6, A5.10 and A5.11 .  

• Add and specify landscaping around the ground mounted mechanical equipment.  PCI would 
update the landscape plan to show screening for the ground mounted equipment. This plan will 
be provided as soon as possible. 

 

While there aren’t any requirements that would be applicable to a PUD, this report may make reference 
to comparable zoning districts as a baseline for comparison.  Staff requests that the Design Review 
Committee review the proposed development project and provide comments and / or design 
recommendations to the applicant and staff prior to the proposal moving forward to the Plan 
Commission.   

 

1. Building Materials:  Typically, staff would compare the building material requirements of the R-
6: High Density Residential District with a proposed multi-family PUD, but those standards were 
created to provide a more “suburban” style of architecture.  Exterior siding materials consist of 
brick and fiber cement.  The Design Review Committee reviewed and recommended approval of 
the proposed building elevations. 

2. Mechanical Equipment:  The PUD ordinance states that roof mounted HVAC units will be 
screened by a parapet wall and ground mounted units will be screened with landscaping.    

3. Trash Enclosure / Trash Compactor:  Sheet A2.9 of the Architectural Plans shows that the 
enclosures will have a brick exterior and composite / wood gates.  The enclosure at the 
northwest corner of the site may be visible from the Vandalia Trail due to the elevation being 
approximately 10’ above the grade of dumpsters.  The petitioner added trees to this portion of 
the site to help screen the dumpsters.   

4. Pedestrian Connectivity:   Connectivity with the surrounding sidewalk and trail network has 
been provided.   

5. Landscaping – The PUD allows the petitioner to propose landscape standards specific for the 
project.   

6. Site Lighting: Lighting cut sheets and a photometric have been provided.  The applicant 
indicated that the light fixtures would be the same as those used at Harper’s Crossing.   The 
zoning ordinance allows up to 0.5 footcandles into the right-of-way in residential areas.  The 
PUD states that the parking lot light poles will be 15’ tall.   

7. Signs:  With the PUD zoning the petitioner is allowed to propose sign standards for the site.  The 
proposed monument signs match the height allowed in conventional zoning districts, which is 
limited to 6’. 

 

APPLICABLE PLANNING POLICIES 

 
Public Utilities 
Public water, sanitary sewer and storm water lines exist on the site and around the perimeter of the 
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site.  While some of the water and sewer line sizes are smaller to the south there are larger lines in and 
along the Vandalia Trail.   If the zoning is approved adequate water and sewer service can be supplied 
for the project. 

The existing site is now, or has been until recently, almost 100% paved, roofed or graveled.  The 
proposed project would likely decrease the amount of impervious area as compared to the prior 
conditions.  Runoff from the area to the south historically has caused ponding and less than desirable 
drainage conditions.  When the Vandalia Trail was constructed along North East Street a new 24” storm 
sewer was installed along with curbs and multiple inlets along East Street.  The new 24” pipe extends to 
the south edge of the site under consideration creating an adequate outlet for the proposed site.  The 
project would likely provide opportunity to improve some of the preexisting drainage conditions.   If the 
zoning is approved a drainage system and outlet can be developed to adequately serve the project.  

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

Transportation 
The threshold for requiring a traffic impact analysis is 150 residential units.  This development does not 
meet that requirement. 

The apartment complex will have two drives to North Vine Street.  The Townhome portion offers a 
single drive to a new E/W connecting street between Ellis Street and North East Street.  This street is 
currently referred to as Stanley Terrace Drive.  Stanley Terrace Drive is proposed as a future public street 
to be built as part of the development and dedicated as new public right-of-way.  Given the surrounding 
conditions of the neighborhood, the Petitioner has proposed a street width of 20’, which matches a 
similar street section along E. North Street near Bob Ward Park, where the Town previously added 
similar style street parking.  DPW has commented that this approach meets its expectations. 

At the request of Staff, the Petitioner has submitted a ‘Traffic Plan’ that is intended to illustrate how 
residents will access the site.  Much of the surrounding street network will retain the same two- & one-
way directional travel, but note the following: 

• West Depot Street will be signed to be one-way westbound.  Existing width does not safely 
permit two-way travel and the added usage is cause for introducing this restriction.  The Town 
may consider widening West Depot Street in the future for benefit, but this improvement is not 
being proposed as part of this petition. 

• North East Street will remain one-way southbound.  Existing width does not safely permit two-
way travel, and the existence of the Vandalia Trail limits widening options. 

• Stanley Terrace Drive will be split to allow for ½ as one-way westbound to provide access to 
North East Street and ½ as two-way to provide access to Ellis Street.  Street parking will be 
included. 

Staff is anticipating any final civil site approval to also include a detailed sign package to address not only 
the planned directional travel, but also signing for alley ways that would attempt to prohibit vehicles 
using nearby alleys for through travel. 
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STAFF COMMENTS, QUESTIONS AND CONCERNS 

1. One of the key issues identified by the Comprehensive Plan was in the category of Land Use 
Diversity.  Participants were concerned that Plainfield increasingly lacked a diversity of new 
housing types and price-points (p.31).  The addition of townhomes and apartments on a site 
that had previously not included residential uses would provide affordable housing 
opportunities in the downtown area.  The location is near existing amenities as well as within 
walking distance of local businesses.   

2. The DRC had requested that the petitioner remove and replace the trees to the north of the 
location of the proposed trash enclosure for the apartment building.  The petitioner did add 
some plantings in that area but it appears that some of the trees may be located on Town 
property.     

 

MOTIONS 

 

PUD Rezone 

I move that the Plan Commission certify the zone map amendment PUD-21-085 requesting rezoning of 
2.81 acres at 422 N. East St. from R-4: Medium Density Residential to PUD: Planned Unit Development 
with a(n) favorable / unfavorable / no recommendation. 

 

PUD Final Detailed Plan 

I move that the Plan Commission approve / deny / continue PUD-21-085 as filed by Nick Surak on behalf 
of Woda Cooper Development, Inc. requesting Final Detailed Plan approval for a Planned Unit 
Development finding that: 

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 6.1, C., 2 of the Zoning Ordinance.  

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

1. Substantial compliance with the PUD file dated September 9, 2021.  

https://www.townofplainfield.com/1626/Stanley-Terrace
https://www.townofplainfield.com/1626/Stanley-Terrace

