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STAFF REPORT 
 

CITY OF COLUMBUS PLAN COMMISSION  
(November 13, 2013 Meeting) 

 

Docket No. / Project Title: DP-13-26 (Columbus East High School) 

Staff: Melissa Begley 
 

Applicant: Bartholomew Consolidated School Corporation 

Property Size: 39.99 Acres  

Current Zoning: P (Public/Semi-Public Facilities) 

Location: 230 South Marr Road, in the City of Columbus 
 
Background Summary:   
The applicant has indicated that the proposed site development plan major modification is for the purpose of 
constructing an 8,320 square foot addition to the north side of the building.   
 
The applicant is proposing the following waiver(s) and/or modification(s) from the zoning ordinance 
development standards that would typically apply to this development:  

1. A modification from Zoning Ordinance Section 7.1 (Table 7.1) to reduce the amount of required on-
premise parking spaces.   

2. A modification from Zoning Ordinance Section 8.1(C)(1) Area #1 – Parking Lot Public Street 
Frontage, to alter the location of landscaping being installed from a previously approved site plan. 

 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application:   

1. Does the requested modification for on-premise parking meet the criteria established by the Zoning 
Ordinance? 

2. Does the requested modification for landscaping meet the criteria established by the Zoning 
Ordinance? 

3. Is the proposal for the building addition appropriate for the surrounding context? 
 
Plan Commission Decision Criteria: 
The Columbus Zoning Ordinance requires that the Plan Commission consider (1) compliance with the 
applicable development standards established by the Zoning Ordinance and (2) the general standards listed 
below in the review of site development plans (Section 12.8(E)).   

1. The proposed development will be consistent with the comprehensive plan.  

2. The proposed development will not be detrimental to or endanger the public health, safety, 
convenience, or general welfare.  

3. The proposed development will not be injurious to the use and enjoyment of the surrounding property.  

4. The proposed development will not impede the efficient, orderly, and normal development of the 
surrounding property. 
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Step 1 

5. The proposed development provides adequate access, utilities, landscaping, buffering, and other 
improvements.  

6. The proposed development provides pedestrian and vehicle ingress, egress, and circulation in a 
manner that maintains adequate public safety and efficient movement.   

The Plan Commission may waive or modify development requirements of the Zoning Ordinance based on 
findings by the Commission that the altered requirements will better serve (a) the intent of that development 
requirement, (b) the intent of the zoning district, and/or (c) the general standards listed above.   

 
Plan Commission Process, Options & Preliminary Staff Recommendation:  
 

Development Standards Waivers & Modifications: 
The initial step in the approval process is for the Plan Commission to determine if any 
requested development standards waivers and/or modifications can be supported based on the 
decision criteria provided by the Zoning Ordinance. The waiver or modification may be 

approved if one or more of the criteria have been met.  A separate motion with specific findings is 
recommended for each requested waiver and/or modification.   
 

Waiver / Modification #1: A modification from Zoning Ordinance Section 7.1 (Table 7.1) to reduce 
the amount of on premise parking spaces. 

Preliminary Staff Recommendation:  Approval, all criteria have been met. 

Criteria #1: The requested waiver or modification will better serve the intent of that development 
requirement.  The Zoning Ordinance indicates the intent of the parking standards as follows:  To 
prevent congestion in the public streets by requiring all uses to provide adequate off-street parking, 
stacking and loading spaces; to determine minimum parking space requirements for individual uses; 
and to accommodate a variety of means of personal transportation. 
 
Preliminary Staff Findings: The site currently has provided 724 spaces, which is 776 fewer spaces 
than required.  The applicant has indicated that the gymnasium is only maximized a couple times of 
year, such as graduation ceremonies.  Adequate off street parking is provided for the typical school 
day.  This criterion has been met. 

User Notes: ______________________________________________________________________ 

________________________________________________________________________________

________________________________________________________________________________

________________________________________________________________________________ 

 
Criteria #2:  The requested waiver or modification will better serve the intent of the zoning district in 
which the property is located.  The Zoning Ordinance indicates the intent of the P (Public / Semi-
Public Facilities) zoning district as follows:  To provide locations for large-scale public facilities, 
worship facilities, and concentrations of other public institutions.  This district should be applied in 
those locations where a single facility or combination of facilities forms an institutional center.  This 
district is further intended to provide a set of setbacks and other requirements that respond to the 
unique scale and other considerations common to these types of uses.  This district should be applied 
to reduce land use conflicts and ensure that public and semi-public facilities are appropriately 
integrated into the community. 
 
Preliminary Staff Findings: With the proximity of Clifty Park across the street, which is also zoned P.  
Together they form an institutional center where the sharing of resources is appropriate.  The park 
can serve as overflow parking for the high school during peak demand.  This criterion has been met. 

User Notes: ______________________________________________________________________ 
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________________________________________________________________________________

________________________________________________________________________________

________________________________________________________________________________ 

 
Criteria #3:  The requested waiver or modification will better serve the general standards listed by 
Zoning Ordinance Section 12.8(E)(2) and above. 
 

1. Preliminary Staff Findings:  The school and the park have an integrated circulation plan to move 
pedestrians safely from the park to the school.  The Comprehensive Plan requires new developments 
to construct sufficient but not excessive parking for their demand.  More specifically it notes that 
sizing parking lots to meet peak demand can waste land.  Further, the Comprehensive plan 
encourages flexibility in meeting parking demand, which can be accomplished with the sharing of 
parking with Clifty Park during peak parking demand.  This criterion has been met. 
User Notes: ______________________________________________________________________ 

________________________________________________________________________________

________________________________________________________________________________

________________________________________________________________________________ 

 
Waiver / Modification #2: A modification from Zoning Ordinance Section 8.1(C)(1) Area #1 – Parking 
Lot Public Street Frontage, to alter the location of landscaping being installed from a previously 
approved site plan. 

Preliminary Staff Recommendation:  Approval, criteria #2 has been met. 

Criteria #1: The requested waiver or modification will better serve the intent of that development 
requirement.  The Zoning Ordinance indicates the intent of the landscaping standards as follows:  to 
protect the character of the surrounding area, stabilize soils, control wind-blown dust and debris, 
provide a variety of living plant material around buildings, shield adjacent properties and streets from 
light and glare, break up large expanses of paved areas, and to reduce energy consumption by using 
plant material for shade and windbreaks. 
 
Preliminary Staff Findings: The landscape plan that was approved in 2009 exceeded the minimum 
landscape requirements, however not all of the landscaping was installed in the same location as was 
shown on the plan.  The intent of the parking lot landscaping is to screen the buses from Marr Road.  
The plants were instead planted in other areas of the site resulting in no net loss of plants, however it 
does not better serve the intent of the development requirement.   This criterion has not been met. 

User Notes: ______________________________________________________________________ 

________________________________________________________________________________

________________________________________________________________________________

________________________________________________________________________________ 

 
Criteria #2:  The requested waiver or modification will better serve the intent of the zoning district in 
which the property is located.  The Zoning Ordinance indicates the intent of the P (Public / Semi-
Public Facilities) zoning district as follows:  To provide locations for large-scale public facilities, 
worship facilities, and concentrations of other public institutions.  This district should be applied in 
those locations where a single facility or combination of facilities forms an institutional center.  This 
district is further intended to provide a set of setbacks and other requirements that respond to the 
unique scale and other considerations common to these types of uses.  This district should be applied 
to reduce land use conflicts and ensure that public and semi-public facilities are appropriately 
integrated into the community. 
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Step 2 

Step 3 

 
Preliminary Staff Findings:  The bus parking is being effectively screened with shrubs and grasses in 
quantities that far exceed the minimum landscape requirements.  The bus parking area is setback 
from the road an average of 140 feet and Clifty Park is directly across the street.  The landscape 
change does not create any land use conflicts and is integrated into the community.  This criterion 
has been met. 

User Notes: ______________________________________________________________________ 

________________________________________________________________________________

________________________________________________________________________________

________________________________________________________________________________ 

 
Criteria #3:  The requested waiver or modification will better serve the general standards listed by 
Zoning Ordinance Section 12.8(E)(2) and above. 
 

Preliminary Staff Findings:  The quantity of landscaping shown on the original site plan is not being 
reduced, only provided in a different location than originally proposed and provides adequate 
landscaping on the site.  It does not better serve the general standards listed by the Zoning 
Ordinance.  This criterion has not been met. 

 
User Notes: ______________________________________________________________________ 

________________________________________________________________________________

________________________________________________________________________________

________________________________________________________________________________ 

 
Conditions: 
The Plan Commission should determine through discussion if any conditions of approval are 
appropriate for this request.  Conditions are situations that need to be resolved through the 
action of the applicant prior to, or as part of, the proposed development.  Any conditions should 

be clearly based on the Plan Commission Decision Criteria listed above.  

Preliminary Staff Recommendation: The staff is preliminarily recommending the following conditions of 
approval:  None 

 
User Notes: _____________________________________________________________________________ 

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________ 

 
Commitments: 
The Plan Commission should determine through discussion if any commitments of the applicant 
are appropriate and/or needed for this request.  Commitments are long-term agreements that, 
together with the Zoning Ordinance, govern the use of the property.   Any commitments should 

be clearly based on the Plan Commission Decision Criteria listed above.  

Preliminary Staff Recommendation: The staff is preliminarily recommending the following commitments: None 
 

User Notes: _____________________________________________________________________________ 
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Step 4 

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________ 

 
Approval, Denial or Continuance: 
In reviewing a request for site development plan approval the Plan Commission may (1) 
approve the application, (2) deny the application, or (3) continue the review to a future Plan 
Commission meeting.  The Plan Commission should make, second, and vote on a motion for 

the approval, denial, or continuance of the request. Any motion should include reasons supporting that motion 
that directly reference the Plan Commission Decision Criteria listed above.  Any motion for approval should 
(1) note any approved waivers and/or modifications and (2) specifically list any conditions and/or 
commitments being made as part of the approval and the reasons for those conditions or commitments based 
on the Plan Commission Decision Criteria listed above. 

Preliminary Staff Recommendation: Approval, including the parking lot and landscaping modifications.   
 
User Notes: _____________________________________________________________________________ 

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________ 

 

Current Property Information: 

Land Use: Columbus East High School 

Site Features: The property includes a three story school building, parking lots, tennis 
courts, mature trees along Marr Road and an athletic practice area 

Flood Hazards: The majority of the property is located in the 100 year flood fringe with a 
smaller portion of the property being located in the 500 year flood fringe. 

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

None 

Vehicle Access: Marr Road (Minor Arterial, Suburban, Residential) 

Indiana Avenue (Collector, Suburban, Residential) 

 

Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: RS3 (Residential Single Family 3) Columbus Christian Church and School 

South: P (Public/Semi-Public Facilities) City owned detention ponds 

East: P (Public/Semi-Public Facilities) Clifty Park 
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West: RS3 (Residential Single Family 3) 

RS4 (Residential Single Family 4) 

 

Hughes Subdivision (Single Family Residential) 

Meadow Brook Subdivision (Single Family 
Residential) 

 

Interdepartmental Review: 

City Engineering: 
The proposed expansion will not significantly impact access or drainage on the 
site. Dandy bags should be installed and maintained in all inlets for duration of 
construction activity. 

City Utilities: No comments received. 

Fire Department: We do not have any issues with the site Development Plan for Columbus East 
High School, based on the plans we received. 

 
History of this Location:  
The relevant history of this property includes the following:   

1. A 62,678 square foot building addition with associated parking, exterior lighting and landscaping was 
approved on September 2, 2009 (DP-09-10).   

2. An administrative subdivision was approved on December 10, 2009 and included the dedication of 
right-of-way along Indiana Avenue and Marr Road (AD-09-39). 

 
Comprehensive Plan Consideration(s):  
The Future Land Use Map indicates the future use of this property as residential.   
 
The following Comprehensive Plan goal(s) and/or policy(ies) apply to this application:   

1. POLICY A-2-9:  Preserve and enhance the character of neighborhoods.   
2. POLICY F-5-1:  Require new developments to construct sufficient but not excessive parking for their 

demand.  When businesses, apartments, and other uses do not have sufficient parking, the customer 
and tenant base is affected.  In addition, the surrounding neighborhoods may be disrupted by on-
street parking by customers of businesses with inadequate parking.  At the same time, parking lots 
use large amounts of land, the pavement surface causes increased stormwater runoff and “heat 
islands,” and expanses of asphalt are generally unattractive.  Sizing parking lots to meet peak 
demand can waste land. 

3. POLICY F-5-2:  Encourage flexibility in meeting parking demand (shared parking, grassed overflow 
areas for peak demand and similar practices).  The city should explore ways to reduce the amount of 
land consumed by parking lots.  These might include smaller parking spaces for compact cars, 
shared parking between uses with different areas, and temporary overflow parking areas.  

4. GOAL I-2:  Provide high-quality public facilities as economically as possible, while preserving 
community standards for design.   

5. POLICY S-L-4-1: Make extensive use of street trees throughout the community, requiring them in 
new development.  

6. POLICY S-L-4-2: Encourage use of landscaping to improve the appearance of parking areas, 
requiring it in new large parking areas.  

 
This property is located in the East Columbus character area.   
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Planning Consideration(s): 
The following general site considerations, planning concepts, and other facts should be considered in the 
review of this application:   

1. The parking space standard for a school (grades 9-12) is based off of the seating capacity of the 
largest assembly area.  One parking space is required for every 3 persons.  The gymnasium has a 
capacity of 4,500 persons, and would require a total of 1,500 parking spaces.  The site currently has 
741 parking spaces, 759 fewer spaces than required.  The applicant has indicated that the 
gymnasium is only maximized a couple times of year, such as during graduation ceremonies.  With 
the construction of the new addition, 17 parking spaces will be removed for a total of 724 parking 
spaces on-site.  23 handicap accessible parking spaces are provided on site, 15 are required.   

2. The required front yard setback along a collector street (Indiana Avenue) is 35 feet.  The new building 
addition will be 331.87 feet from Indiana Avenue, which is approximately 66 feet closer than the 
structure without the addition. 

3. Lot Interior landscaping (Area #4) is required around the new addition.  78 points of landscaping is 
required and the applicant is proposing 3 shade trees and 6 shrubs for a total of 120 points.   

4. On August 30, 2012 a final landscape inspection was performed for the 2009 building addition.  It was 
noted that there were some areas where the landscaping had not been installed.  To date, these 
items have not been resolved.  The approved landscape plan included a combination of new 
plantings and plants that were relocated from areas being impacted by the new construction.  Overall, 
the landscape plan exceeded the requirement of the Zoning Ordinance.  The area along the bus pick-
up area was changed from the previously approved plan and due to that change does not comply 
with the Zoning Ordinance.  For Parking Lot Public Street Frontage, the ordinance requires 1 tree and 
7.5 shrubs for every 50 feet of frontage.  There is a total of 520 linear feet of frontage.  This requires 
10 trees and 75 shrubs.  The original landscape plan showed 11 trees and 208 shrubs.  The shrubs 
were planted but the 11 trees were not planted at this location and were instead planted farther north 
on the property between the north parking lot and Marr Road.  

5. The property, including the building addition is located in the 100 year flood fringe.  Buildings that are 
located in this zone are required to bring the building into compliance by either (1) elevating the 
building or (2) floodproofing the building.  The petitioners have provided a floodproofing certificate 
with this application. 
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Columbus – Bartholomew County Planning Department 

Site Development Plan  
Development Standards Waiver / Modification Worksheet 

(Attach a separate worksheet for each requested waiver and/or modification.) 

 
 
Waiver or Modification Requested: 
 
I am requesting a waiver or modification from Section _____________________  of the Zoning Ordinance to allow the following: 
 
____________________________________________________________________________________________________ 
 
____________________________________________________________________________________________________ 
 
 
Waiver or Modification Request Justification: 
 
The Columbus & Bartholomew County Zoning Ordinance [Section 12.8(E)] establishes specific criteria that must be met in order 
for a waiver or modification to be approved with a site development plan.  The requested waiver or modification must meet one 
of the following criteria.  Please describe how the waiver or modification request meets each of the following criteria. 
 
The requested waiver or modification will better serve the intent of the development requirement. 
 
_________________________________________________________________________________________________________________ 
 
_________________________________________________________________________________________________________________ 
 
_________________________________________________________________________________________________________________ 
 
_________________________________________________________________________________________________________________ 
 
 

The requested waiver or modification will better serve the intent of the zoning district in which the property 
is located.   
 
_________________________________________________________________________________________________________________ 
 
_________________________________________________________________________________________________________________ 
 
_________________________________________________________________________________________________________________ 
 
_________________________________________________________________________________________________________________ 
 
 
The requested waiver or modification will better serve the general standards listed by Zoning Ordinance 
Section 12.8(E)(2) and repeated as follows: The proposed development (1) will be consistent with the 
comprehensive plan; (2) will not be detrimental to or endanger the public health, safety, convenience, or general 
welfare; (3) will not be injurious to the use and enjoyment of the surrounding property; (4) will not impede the 
efficient, orderly, and normal development of the surrounding property; (5) provides adequate access, utilities, 
landscaping, buffering, and other improvements; (6) provides pedestrian and vehicle ingress, egress, and 
circulation in a manner that maintains adequate public safety and efficient movement.   

 
_________________________________________________________________________________________________________________ 
 
_________________________________________________________________________________________________________________ 
 
_________________________________________________________________________________________________________________ 
 
_________________________________________________________________________________________________________________ 
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The plant material as installed provides the required plant material to enhance the overall property.
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8.1(C)(1) Area #1 – Parking Lot Public Street Frontage
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The plant material installed with the 2009 construction project to remain in the replanted positions on the property.
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The plant material as installed is in a preferred location to ensure the survivability of the plant material.
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The proposed waiver will be consistent with the comprehensive plan, not be detrimental to or endanger the public healthsafety, convenience or general welfare and will not be injurious to the use and enjoyment of the surrounding property.




