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STAFF REPORT 
 

CITY OF COLUMBUS PLAN COMMISSION  
(October 9, 2013 Meeting) 

 

Docket No. / Project Title: PP-13-06 (Shadow Creek Farms Major Subdivision Preliminary Plat, 

Section 7A) 

 PP-13-07 (Shadow Creek Farms Major Subdivision Preliminary Plat, 

Section 7B) 

 PP-13-08 (Shadow Creek Farms Major Subdivision Preliminary Plat, 

Section 8) 

Staff: Melissa Begley 
 
Applicant: Beazer Homes 

Property Size: 11.463 Acres (Section 7A), 4.546 Acres (Section 7B) and 

 21.139 Acres (Section 8) 

Current Zoning: PUD (Planned Unit Development) 

Location: South of County Road 200 South between County Roads 225 West and 
150 West, in the City of Columbus   

 
Background Summary:   
The applicant has indicated that the proposed revision to these preliminary plats is for the purpose of 
requesting a modification for the previously approved Sections 7A, 7B, and 8 to reduce the required sidewalk 
width from 5 feet to 4 feet.   
 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application:  Should the 
applicant be allowed to reduce the sidewalk widths from 5 feet to 4 feet? 
 
Preliminary Staff Recommendation: 
Approval of Shadow Creek Farms, Section 7A, 7B and 8 Preliminary Plats, including the modification to 
Subdivision Control Ordinance Section 16.24.060 to reduce the sidewalk width from 5 feet to 4 feet and 
subject to the following conditions: 

1. All outstanding technical comments being addressed. 
2. The final plat for Section 8 not being signed by the Planning Director until the entire sidewalk 

along 200 South is accepted by the Engineering Department. 
 

Plan Commission Options: 
In reviewing a request for major subdivision approval, the Plan Commission shall (1) approve the request if 
the proposal meets the minimum standards of the Subdivision Control Ordinance, (2) deny the request if the 
minimum standards of the Ordinance are not met and appropriate modifications are not obtained, or (3) 
continue the request to gather further information or otherwise as provided by the Plan Commission Rules of 
Procedure (per Subdivision Control Ordinance Section 16.40.050).   
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Modification Decision Criteria:  
Indiana law and Columbus Subdivision Control Ordinance Section 16.40.050 require that the Plan 
Commission approve all subdivisions which meet the applicable requirements.  Section 16.32.020 of the 
Subdivision Control Ordinance indicates that the Plan Commission may grant a modification of the 
requirements of the Ordinance upon the determination that each of the following is true: 
 

1. The modification will not be detrimental to the public, health, safety, and general welfare. 
 
2. Adjacent property will not be adversely affected. 

 
3. The modification is justified because of exceptional topographic or other physical conditions unique to 

the property involved, as opposed to mere inconvenience or financial disadvantage. 
 

4. The modification is consistent with the intent of the Zoning Ordinance, other applicable ordinances, 
and the Comprehensive Plan. 
 

5. The condition necessitating the modification was not created by the owner or applicant. 
 

6. The modification will not conflict with the requirements of the Zoning Ordinance including but not 
limited to lot area, lot frontage, lot width, and setback(s). 

 
 
Outstanding Technical Comments – Section 7A: 
The following outstanding technical comments must be addressed by the applicant:  

1. Change the signatures on the Primary Approval to: President, Roger Lang and Secretary, Dave 
Fisher. 

2. Under Lakecrest Drive, include the wording (Local, Residential, Suburban) 
 
Outstanding Technical Comments – Section 7B: 
The following outstanding technical comments must be addressed by the applicant:  

1. Change the signatures on the Primary Approval to: President, Roger Lang and Secretary, Dave 
Fisher. 

2. Under Shadow Bend Drive, include the wording (Local, Residential, Suburban). 
 
Outstanding Technical Comments – Section 8: 
The following outstanding technical comments must be addressed by the applicant:  

1. Change the signature on the Primary Approval to: Secretary, Dave Fisher. 
2. Under Shadow Bend Drive, replace the word “Road” with “Street” 

 
 

Current Property Information (entire Shadow Creek Farms): 

Land Use: Single Family Residential lots 

Site Features: Park area, common areas, and clubhouse, detention ponds 

Flood Hazards: There is an area of Floodway, 100-year floodway fringe, 500-year 
floodway fringe located on the south side of the Shadow Creek Farms 

Special Circumstances: 
(Airport Hazard Area, Wellfield 
Protection Area, etc.) 

None 
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Vehicle Access: 200 South (Minor Arterial, Residential, Suburban) 

150 West (Minor Arterial, Residential, Suburban) 

 

Surrounding Zoning and Land Use (All of Shadow Creek Farms): 

 Zoning: Land Use: 

North: RS2 (Residential: Single-Family 2) 

RS3 (Residential: Single Family 3) 

AP (Agriculture: Preferred) 

Single-Family Residential 

Vacant (residential planned) 

Agriculture 

South: AP (Agriculture: Preferred) Agriculture 

East: AP (Agriculture: Preferred) Agriculture 

West: AP (Agriculture: Preferred) Agriculture 

 

Interdepartmental Review: 

City Engineering: No comments received. 

City Utilities: No comments received. 

Parks Department: No comments received. 

MPO: No comments received. 

 
History of this Location:  
The relevant history of this property includes the following:  Shadow Creek Farms is an ongoing development, 
originally approved in 1999 (PUD-99-02), consisting of 11 residential sections, a 33 acre park, and a 6 acre 
tract set aside for neighborhood business use.  Sections 1, 2, 3, 4 and 5 are completed.  Sections 7A and 7B 
are currently being developed.  The Preliminary Plats for Sections 8 and 9 have been approved but the Final 
Plats have not been approved and Sections 6, 10 and 11 have not been developed at this time.   
 
History of this Application:  
The relevant history of this application includes the following:  The applications were sent to the Subdivision 
Review Committee regarding the Section 7A, 7B and 8 Preliminary Plats on September 11, 2013.  The 
applications were forwarded to the October 9, 2013 Plan Commission Meeting.   
 
Planning Consideration(s): 
The following general site considerations, planning concepts, and other facts should be considered in the 
review of this application:   

1. During a site visit in mid-August, it was noted that the sidewalks on several completed lots in Sections 
7A and 7B were only 4 feet in width and not 5 feet in width as approved on the Preliminary Plats.  All 
other aspects of the street infrastructure (i.e. tree lawns, curbs, pavement width) were in compliance 
with the approved street cross-section. 
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2. On November 10, 2010 a major update to the Subdivision Control Ordinance was enacted.  Among 
the changes was a new 5 foot minimum sidewalk width.  The previous requirement was a 4 foot 
minimum width sidewalk.  Sections 1, 2, 3, 4 and 5 of Shadow Creek Farms were built prior to the 
November 2010 regulation changes and were built with 4 foot sidewalks.   

3. Planning and Engineering staff met with the applicant and discussed possible options to correct the 
error, including: 

a. Option 1 - Removing the 4 foot sections of sidewalk and replacing with 5 foot sidewalks.  In 
addition to the sidewalks being replaced, because the sidewalks run through the driveways, 
the driveways would also have to be removed and replaced.  This would create a significant 
disruption to the existing homeowners. 

b. Option  2- Adding 1 foot of concrete to the 4 foot sidewalk to establish the 5 foot sidewalk.  
This would create unusual joints in the sidewalks and the new 1 foot portion of the sidewalk 
would settle differently from the other portion of the sidewalk creating potential tripping 
hazards. 

c. Option 3 - Returning to the Plan Commission to request a modification to allow 4 foot 
sidewalks to be built in Sections 7A, 7B and 8.   

4. Aside from the sidewalk width, all other aspects of these Preliminary Plats are to remain the same as 
previously approved. 

5. Sections 7A, 7B and 8 are areas in the subdivision that are connecting previously completed sections 
of the subdivision.  The continuation of the 4 foot sidewalk is consistent with the previously built 
sections and provides a smooth transition from section to section.  Sections 10 and 11 are separated 
from the other sections and will be able to provide a better transition to a 5 foot sidewalk.   

 
Subdivision Control Ordinance Consideration(s): 
The following provisions of the Subdivision Control Ordinance apply to the key issues of this application:  
Section 16.24.060 (Table 16.24-1) of the Subdivision Control Ordinance requires that sidewalks on Local, 
Suburban, Residential streets be 5 feet in width.   














