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STAFF REPORT 
 

CITY OF COLUMBUS PLAN COMMISSION  
(March 12, 2014 Meeting) 

 

Docket No. / Project Title: PUD-14-03 (Shadow Creek Farms Preliminary PUD, Neighborhood 

Commercial Area) 

Staff: Melissa Begley 

Applicant: Beazer Homes 

Property Size: 322.214 Acres   

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 proposal is an amendment to the Preliminary PUD Plan for Shadow Creek Farms.  The Preliminary 
PUD Plan for Shadow Creek Farms was approved in 1999 (PUD-99-2) for a subdivision of 886 residential 
lots, a 6 acre tract for neighborhood business and 110 acres of open space.  At this time, residential 
Sections 1, 2, 3, 4 and 5 have been completed and structures have been built on all of the lots.  Sections 
7A and 7B are currently being developed, with the streets and infrastructure in place, but many lots are 
still available.  The Preliminary Plats for Sections 8 and 9 have been approved but the Final Plats have 
not been approved.  Sections 6, 10 and 11 have not been developed at this time.  The applicant would 
like to amend the PUD to remove the neighborhood business uses and allow the site to be used for 
common area.   
 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application:   

1. Is the removal of the commercial area and changing it to a common area with a detention pond 
acceptable? 

2. Is commercial development viable at this location?  
 
Preliminary Staff Recommendation: 
Continuance, in order for staff and the applicant to thoroughly review the Preliminary PUD.   
 
Plan Commission Options: 
In reviewing a request for a Preliminary PUD the Plan Commission may (1) forward a favorable 
recommendation to the City Council, (2) forward an unfavorable recommendation to the City Council, (3) 
forward the application to City Council with no recommendation, or (4) continue the review to a future 
Plan Commission meeting.  The Plan Commission may attach conditions to any recommendation which 
are to become written commitments of the applicant.  The City Council makes all final decisions regarding 
Preliminary PUD applications. 
 
Decision Criteria: 
The Shadow Creek Farms Planned Unit Development was initially approved in 1999 under the 
procedures specified by the Zoning Ordinance at that time.  A different PUD procedure was established 
with the replacement of the Zoning Ordinance in 2008.  Under the original approval procedure the 
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property was rezoned to PUD at the time the City Council approved the preliminary PUD.  Current Zoning 
Ordinance Section 5.1(E) establishes the intent of the Zoning Ordinance for pre-2008 PUDs to follow the 
procedures in place at the time of their original adoption.  Therefore, the Plan Commission and City 
Council should pay reasonable regard to the following when considering this Preliminary PUD 
modification (a rezoning). 
 

The Comprehensive Plan. 
Preliminary Staff Comments:  The future land use plan identifies this area as residential and the site 
is currently surrounded by residential.  The Comprehensive Plan also encourages adequate green 
space in new developments. 
 
The current conditions and the character of current structures and uses in each district. 
Preliminary Staff Comments:  Tract ‘A’ is currently undeveloped and is located along a minor arterial 
road.  The tract is located within the Shadow Creek Farms subdivision but is physically separated by 
Opossum Creek.  Large lot residential and farm fields are located to the east of the tract.   
 
The most desirable use for which the land in each district is adapted. 
Preliminary Staff Comments:  Tract ‘A’ is currently permitted for a variety of commercial uses but is 
also located adjacent to residential uses.  The open space would serve as a transition to the 
surrounding lower density single family residential.   
 
The conservation of property values throughout the jurisdiction of the City of Columbus. 
Preliminary Staff Comments:  The property values would not be affected.  The tract is currently 
undeveloped and other than the construction of a pond will remain as open space.   
 
Responsible growth and development. 
Preliminary Staff Comments:  Tract ‘A’ is located within the City limits of Columbus and has adequate 
access to existing streets and infrastructure.  The subject property is located along a minor arterial 
street which would provide adequate vehicular ingress and egress to and from the property.  There is 
abundant open space within Shadow Creek Farms.  This site will provide a buffer to the adjacent 
properties.   

 

Current Property Information: 

Land Use: Single family residential/Undeveloped ground 

Site Features: Undeveloped sections of Shadow Creek Farms, single family homes, 
detention ponds, common area 

Flood Hazards: Floodway, 100 year flood fringe along Denois Creek 

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

The subdivision is located in the Wellfield Protection Area 

Vehicle Access: County Road 200 South (Minor Arterial, Residential, Suburban) and 
County Road 150 West (Minor Arterial, Residential, Suburban) 

 

Surrounding Zoning and Land Use: 

 Zoning: Land Use: 
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North: RS2 (Residential: Single Family 2) 

RS3 (Residential: Single Family 3) 

Wildflower Estates, Agriculture farm fields, 
large lot single family residential 

South: AP (Agriculture: Preferred) Agriculture farm fields 

East: AP (Agriculture: Preferred) 

RS2 (Residential: Single Family 2) 

Agriculture farm fields, large lot single family 
residential 

West: AP (Agriculture: Preferred) Agriculture farm fields, large lot single family 
residential 

 

Interdepartmental Review: 

City Engineering: No comments. 

 
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.  At this time, Sections 1, 2, 3, 4 and 5 
have been completed and structures have been built on all of the lots.  Sections 7A and 7B are currently 
being developed, with the streets and infrastructure in place, but many lots are still available.  The 
Preliminary Plats for Sections 8 and 9 have been approved but the Final Plats have not been approved.  
Sections 6, 10 and 11 have not been developed at this time.  No steps beyond the original Preliminary 
PUD approval have been taken with regard to the commercial portion of the development. 
 
Comprehensive Plan Consideration(s): 
The Future Land Use Map indicates the future use of this property as residential. 
 
The following Comprehensive Plan goals and policies apply to this application: 

1. POLICY A-2-18: Maintain and enhance neighborhood-scale business areas, with special 
attention to the unique character of each area.  Neighborhoods can be enhanced by convenient 
shopping areas, provided that these are of a type, size and design consistent with their 
surroundings.   

2. POLICY C-1-2: Require adequate greenspace in new developments.  When reservation of green 
space is impractical because of the size of the development or other factors related to the land, 
provide other methods for the developer to meet this goal.  These mechanisms could include 
payment in lieu of park land dedication or enhancement of and/or connection to exiting parks.    

3. POLICY C-1-9: Designate park areas as passive, active, or restricted.  Passive and active uses 
would include human use of the areas.  Restricted use would protect wildlife corridors, natural 
habitats, wetlands, and unique vegetation.  The parks system should include both passive and 
active recreation at convenient location throughout the community.   

4. POLICY E-3-1:  Allow the free market and private investment decisions to govern the quantity of 
each type of business and the variety of goods and services available, within the framework of an 
overall land use plan.    

 
This property is located in the Western Hills character area. The following planning principles apply to this 
application:  Encourage neighborhood business centers in convenient locations as new residential areas 
are developed.  
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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 applicant has stated that they would like to alter the Preliminary PUD Plan to remove the 
commercial area and make it common area with a detention pond.    

2. In the Preliminary PUD Plan, this area is identified as providing neighborhood services.  The 
types of uses permitted in this area are those permitted under the former B-1 Neighborhood 
Business District, including:  

 business service uses, including banks and financial institutions;  
 clothing service uses, including dry cleaning and laundry receiving stations, laundromats, 

dressmaking, millinery, tailoring and shoe repair shops;  
 equipment service uses, including electrical and household appliance stores, radio, 

television, video, computer, and music sales, rental and repair; sporting goods and 
hardware stores;  

 food service uses, including grocery and convenience stores, meat and fish markets, 
delicatessens, restaurants, coffee shops, eating places and bakeries;  

 personal service uses, including beauty and barber shops, camera and photographic 
shops and optician shops;  

 professional offices, including medical and dental clinics;  
 retail service uses, including drugstores, variety stores, book and stationery stores, 

newsstands, candy and ice cream stores, florist, gift, antique, art, music, toy and hobby 
shops, paint and wallpaper stores, aerobics, exercise and dance studios, jewelry and 
leather stores;  

 special service uses, including children's homes, day care centers, training and education 
centers, kindergartens, nursing homes and neighborhood social centers;  

 general business offices, including agency, insurance, association, communication, travel 
and health offices or studios;  

 utility installations, and facilities;  
 accessory uses, which are incidental to, maintained on the same lot and commonly 

associated with the operation of a permitted use; temporary uses; and other uses 
comparable and compatible to those set forth above.   

 Excluded from the approved uses are package liquor stores or drive-through facilities 
(other than banking facilities). 

 
3. The Preliminary National Flood Insurance Program Flood Insurance Rate Maps, created in 2011, 

show a significant portion of Shadow Creek Farms being in the 100 year floodway fringe.  In 
order to build houses in the 100 year flood fringe, the houses will need to be elevated 2 feet 
above the base flood elevation.  Beazer Homes has indicated that they are proactively working 
to elevate the impacted lots above the preliminary flood elevation to prevent future homeowners 
from needing to purchase flood insurance. The purpose of the proposed pond is not for 
stormwater detention but for fill dirt to elevate building pads. 

4. Of the total 6.174 acre commercial area a significant portion of the site is in the floodway and the 
100 year flood fringe, leaving approximately 2.6 acres of developable land.   

5. The nearest commercial development, Columbus Crossing, is located 3.4 miles from the 
development.   

6. Not including the openspace in sections 6 and 10, the existing open space within Shadow Creek 
Farms equals approximately 110 acres or approximately 34 percent of the total property.  
Changing the commercial area to common area will add to this overall total.  This results in a 
significant amount of open space to be maintained by the Shadow Creek Farms Homeowner’s 
Association.  Maintenance costs, including mowing, operating the clubhouse, maintaining the 
athletic fields and the detention ponds will be borne by the homeowners thorough annual 
association dues.  Given that Shadow Creek Farms is designed as a more affordable housing 
option for the City of Columbus, these maintenance costs could be significant to the individual 
homeowners.  
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7. During the review of the Shadow Creek Farms Preliminary PUD it was determined that some 
portions of the document are out of date or otherwise in need of review and revision.  The 
Planning Department would recommend that Beazer prepare and gain approval for revisions to 
the Preliminary PUD Plan prior to the development of any additional sections of Shadow Creek 
Farms.   

8. This proposed revision of the Preliminary PUD Plan will require Beazer to appropriately update 
all text and maps associated with the commercial area to reflect its new use as a common area 
and to have a revised Preliminary PUD Plan recorded.   

 


















