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CABIN COFFEE – PROJECT NARRATIVE 

Applicant:  327 Properties LLC 
Site:  Approx. 4.909 acres, NE Corner of Vandalia Boulevard and E US Highway 40, 

Plainfield, Indiana; Parcel ID: 32-10-33-300-026.000-012 (the “Site”) 

Overview 

327 Properties LLC has acquired parcel number 32-10-33-300-026.000-012 and proposes 
the following site improvements/developments. A site plan, area map, legal description, and 
exterior renderings.  

The proposed building is an approximately 2,300 sq ft Cabin Coffee building to be 
constructed in the southern portion of the Site. The Applicant proposes to construct a driveway 
off of Vandalia Boulevard.  There would then be two access drives built off the entry driveway, 
allowing access to the new Cabin Coffee building. The front of the building would face the 
intersection of Vandalia Boulevard and US 40, facing southwest. The proposed drive-thru would 
be positioned on the back of the property, towards the northeast. The drive-thru lane will also 
have a by-pass lane and a truck zone adjacent to it. We propose a combination of masonry, 
wood and metal materials to be consistent with an existing Cabin Coffee building and to be 
very similar to the existing Cabin Coffee location in Hendricks County, just west of Avon, 
which presents a sophisticated yet rustic feel. The building would be wood framed with an 
approximate 7/12 sloped shingle roof, soffit lighting, as well as an outdoor seating area which 
includes special accommodations for customers with pets. The outdoor seating and private 
meeting room intend to attract neighbors from the surrounding residential developments. The 
proposed design offers adequate parking and landscaping to comply with Plainfield 
Gateway Corridor standards. The improvements will include a drive-thru lane with 
consideration given to proper stacking and traffic flow. The drive-thru is not only critically 
important to Cabin Coffee’s business success, but also provides convenient access for 
morning commuters as well as served the customers well in 2020 when indoor eating areas had to 
shut down due to the pandemic.  

Applicant previously filed a petition to amend the Vandalia PUD to allow a drive-thru to 
be constructed as part of the Cabin Coffee restaurant.  Applicant also respectfully requests Final 
Detailed Plan approval.  

Typical Business Hours of Operation 

Cabin Coffee operates 6am-6pm Monday through Saturday and is closed on Sunday. On 
occasion they host special events outside of normal operating hours. During these special events, 
the intention would be to limit operations to between 6am to 11pm Monday through Sunday.  

Vehicle & Pedestrian Access to Site Amenities 

The proposed building will be accessible by an entry drive running east/west to be built off 
Vandalia Boulevard. The entry drive going east/west off Vandalia Boulevard will then have two 
access drives that allow access to Cabin Coffee. Both access drives will be two-way, providing 
two options for customers to both enter and exit. The eastern access drive will allow easy access 
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to the drive-thru, while also allowing customers who had parked at the restaurant to exit. The 
western access drive will allow customers to easily exit the drive-thru lane, while also allowing 
customers to enter Cabin Coffee.   
 
 The Vandalia PUD already includes pedestrian connectivity to the Vandalia Trail via the 
path along the west side of the Vandalia Boulevard, and we plan to benefit from that connectivity 
to generate pedestrian and bicycle access to the property (particularly Cabin Coffee).  
 
Architectural and Landscape Standards  
 

As it is important to maintain the corporate image of Cabin Coffee, the architectural 
building elements will be a combination of the corporate identity and Gateway Corridor standards. 
The expectation is to combine the rustic feel of the corporate standards using building elements as 
required in the current ordinances.  
  

It is recognized this is the main entry point into the Vandalia neighborhood and landscaping 
will be used to blend the proposed Cabin Coffee building into the existing community. Landscape 
vegetation will be used to screen the proposed parking lots from the main community entrance as 
well as any unloading zones from the residential communities. The landscape vegetation will be 
consistent with native Indiana species while complying with the local ordinances.  
 
Proposed Construction Timeline 
 

It is our intention to start construction of the Cabin Coffee building immediately following 
the administrative approval process and issuance of permits. It is our intention to be at that point 
in the fourth quarter of 2022 and hope for project completion in 2023.  
 

We feel that the proposed project will fit well within the Vandalia PUD, compliment the 
adjacent residential neighborhood, be aesthetically pleasing in appearance, and provide services to 
those that live in the area that will be both beneficial and pleasing. The project furthers Plainfield’s 
development of US 40 west of town and will hopefully attract other businesses to follow. 

 
Additional Narrative Requirements for Planned Unit Developments (PUDs) 
 

The following features and concerns will be addressed as consistent with the Vandalia 
PUD: Protection of unique topographical features on the site; protection and preservation of 
wooded areas; development of common open space and recreational areas (passive or active) 
accessible to the residents or users of the PUD by way of sidewalks, footpaths or combined 
walkways/bikeways; a more efficient use of the land including the reduction of land area disturbed 
for utility lines and motor vehicle access; creation of innovative residential and business 
environments; minimize the alteration of the natural site features through the design and situation 
of individual lots, streets, and buildings; diversity and originality in lot layout; utilization of 
individual building designs which achieve an enhanced relationship between the development and 
the land; and relationship to surrounding properties.  
 
 




