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STAFF REPORT 

 
CITY OF COLUMBUS PLAN COMMISSION  

(May 11, 2016 Meeting) 
 

Docket No. / Project Title: PUD-16-05 (Westwood Preliminary PUD, 4
th
 Amendment) 

Staff: Allie Keen 
 
 
Applicant: Breeden Investment Group, Inc. 

Property Size: 39.27 Acres (Entire Development) 

 6.73 Acres (Area “A”)  

Current Zoning: PUD (Westwood Planned Unit Development) 

Location: Southeast corner of the intersection of Jonathan Moore Pike (SR 46) and 
County Road 350 West, in the City of Columbus  

 
Background Summary:  
The applicant has indicated that the proposed revised preliminary Planned Unit Development is for the 
purpose of allowing gas stations with convenience stores as a permitted use within Area “A” of the Westwood 
PUD. Area “A” is specifically located at the southeast corner of the intersection of Westwood Boulevard and 
Jonathan Moore Pike (SR 46). Gas stations are permitted in other areas of this PUD, but are excluded from 
this location. The applicants have indicated that Rickers proposes to build a new gas station and convenience 
store at this location. 

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

1. Is a gas station with convenience store an appropriate use at this location? 
2. Are the current Area “A” buffer requirements adequate if a gas station with convenience store is 

added as a permitted use? 
 

Preliminary Staff Recommendation & Comments: 
Favorable Recommendation to City Council, with the following commitments:  

1. The Preliminary PUD Plan shall specifically exclude fueling locations for semi-tractor trailers.  
2. The stormwater area present in Area “A” shall be added to the Preliminary PUD Plan and indicated as 

such. It shall be further indicated that no development, including parking areas and drives, but 
excluding landscaping shall occur in this stormwater area. 

3. The permitted area for a gas station with convenience store shall be limited to the portion of Area “A” 
to the north and west of the stormwater detention area.  

 

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. 

City of Columbus – Bartholomew County                 

Planning Department                 

      

123 Washington Street 
Columbus, Indiana  47201 
Phone: (812) 376-2550 
Fax: (812) 376-2643 
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Decision Criteria: 
Indiana law and the Columbus Zoning Ordinance require that the Plan Commission and City Council pay 
reasonable regard to the following when considering any rezoning (including Preliminary PUD applications): 
 

The Comprehensive Plan. 
Preliminary Staff Comments:  The Comprehensive Plan indicates that Area “A” should be commercial as 
are most properties along the commercial corridor of Jonathan Moore Pike. The subject property is 
located within the Western Gateway character area, where the Comprehensive Plan further encourages 
commercial to be the dominant land use.  
 
The current conditions and the character of current structures and uses in each district. 
Preliminary Staff Comments:  Permitting a gas station with a convenience store within Area “A” would not 
be inconsistent or more intense with some of the current permitted uses, such as a restaurant with drive-
through facility. Development in the Westwood PUD currently is a mix of multi-family residential, office, 
and retail uses. There are adjacent residential properties outside the PUD boundary, but the required 
landscape buffer, setback, and existing detention easement will provide some protection of these 
properties to future development of Area “A”. 
 
The most desirable use for which the land in each district is adapted. 
Preliminary Staff Comments:  The intention of the Westwood PUD was for the purpose of providing a mix 
of uses including offices, retail, and multi-family residential. Gas stations permitted at this location would 
also not be inconsistent with some of the other permitted uses within Area “A”, such as a drive-through 
restaurant. Jonathon Moore Pike is an arterial street that currently has a mix of several different 
commercial uses, ranging in intensity. Area “A” has frontage along this commercial corridor, therefore 
limiting gas stations to only be allowed north of the existing detention easement along State Road 46 
would be more consistent with the development along this corridor. Additionally, the landscape buffering 
and larger setback will also be more compatible with the adjacent residential properties to the east of 
Area “A”. 
 
The conservation of property values throughout the jurisdiction of the City of Columbus. 
Preliminary Staff Comments:  Area “A” is undeveloped and located along the commercial corridor of 
Jonathan Moore Pike. It is typical for fueling centers with convenience stores to be located along this type 
of corridor. Additionally, the natural typography, stormwater area, and required buffering will provide 
separation between Area “A” and the residences.  
 
Responsible growth and development. 
Preliminary Staff Comments:  The subject property is located within the city limits of Columbus which has 
adequate access to existing streets and infrastructure and commercial and emergency services. The 
subject property has easy access to an arterial street which would provide adequate vehicular ingress 
and egress to and from the property. The required landscape buffering, 70 foot building setback, and 
existing detention easement also attribute to responsible growth and development by providing 
separation and protection of the adjacent residential properties to the east of Area “A”. 
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Current Property Information: 

Land Use: Vacant/Undeveloped 

Site Features: There is a platted stormwater detention area located within Area “A”. 

Flood Hazards: There are no flood hazards at this location. 

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

No special circumstances exist at this location. 

Vehicle Access: The property gains access from Westwood Boulevard (Local, Commercial, 
Suburban). 

 

Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: CR (Commercial: Regional) Westhill Shopping Center 

South: PUD (Westwood PUD) 

AP (Agriculture: Preferred) 

Westwood Pines Apartments 

Single-Family Residential 

East: PUD (Westwood PUD) CVS 

Office Uses 

West: PUD (Woodcrest PUD) 

AP (Agriculture: Preferred) 

Single-Family Attached Residential (Woodcrest 
Villas) 

Single-Family Residential 
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Permitted Uses in the Existing Westwood Preliminary PUD: 

Area “A” Area “B” Area “C” 

 Day care centers and 
kindergartens 

 Educational institutions, 
special schools, vocational 
school and music and art 
studios. 

 General business office uses, 
including medical and dental 
clinics; provided that no retail 
activity is carried on with the 
general public and no stock of 
goods is maintained for sale. 

 Public and semi-public uses 
including, but not limited to 
museums, libraries, parks, 
churches, community centers, 
exhibition and assembly halls, 
convention centers, galleries, 
and facilities for the production 
of live theater and accessory 
retail sales incidental to the 
primary use of the facility, 
including by not limited to a 
theater equipment sales, ticket 
sales, and museum gift shops. 

 Catering establishments when 
conducted independently and 
not as accessory to a 
restaurant or dining 
establishment. 

 

 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 store, 
radio, television and record 
sales and repairs, sporting 
goods and hardware stores. 

 Food service uses, including 
grocery, meat and fish 
markets, delicatessen, eating 
places, and bakery. 

All Uses in Area “A”, plus: 

 Public service uses, including 
utility substations and 
distribution centers, bus, police 
and fire stations, post offices, 
libraries, telephone exchanges, 
waterworks, pumping station, 
assembly halls, vocations and 
special schools. 

 General business offices, 
including agency, insurance 
and association offices and 
communication, travel and 
health studios. 

 Retail service uses including 
department stores, furniture, 
carpet, interior decorating, 
upholstering, furrier, and office 
supply stores, restaurants and 
catering establishments; hotels; 
and storage, processing and/or 
conditioning when incidental to 
any of these uses. 

 Indoor commercial recreational 
uses, including auditorium, 
theater, bowling alley, dance 
studios, and amusement 
facilities. 

 Special service uses, including 
mortuaries and funeral parlors, 
garden supply centers (fully 
contained within building) and 
automobile accessory stores. 

 Fraternal, philanthropic and 
charitable uses, private clubs, 
lodges, social centers and 
athletic clubs, health and 
religious establishments. 

 Outdoor commercial recreation 
including baseball fields, 
swimming pools, skating rinks, 
miniature golf ranges and 
similar open-air facilities; 
provided that any structure or 
area used for such outdoor 
recreation purpose shall be 
located not less than 100 feet 
from any residential district. 

 Convenience Center with self-
service gasoline facilities.  

 Single-Family Residential 

 Two-Family Residential 

 Multi-Family Residential 

 Commercial, professional, 
and corporate office 
buildings. 

 Child and Adult Day-Care 
Facilities 

 Group Homes 

 Home Occupations 

 Recreational Facilities 
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 Personal service uses, 
including beauty and barber 
shops and optician shops. 

 Professional office uses, 
including medical and dental 
clinics. 

 Retail service uses including 
drugstores, variety stores, 
book and stationary stores, 
newsstands, candy and ice 
cream stores, florist, gift, 
antique, art, music, toy and 
hobby shops, package liquor 
stores, paint and wallpaper 
stores, jewelry and leather 
stores. 

 Special service uses, including 
children’s homes, day care 
centers, kindergartens, nursing 
homes, and neighborhood 
social centers. 

 Corporate Offices 

 Motel with Lounge & Dining 
Facilities 

 Restaurants with Drive-Up 
Facilities 

 Multi-Family Residential 
(limited to Lot 4) 

 

Interdepartmental Review: 

Fire Department: No comments. 

Code Enforcement: Code Enforcement does not have any issues with this proposal. 

City Engineer: 
Engineering requests that the applicant start or complete the required basin in 
Area “A”. This basin was required with the development on Block B2 and will serve 
as the regional detention basin for all future development in Area “A”. 

INDOT: No comments. 

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

1. On November 1, 1994, the subject area was approved by City Council to be rezoned from AG 
(Agricultural District) to a PUD (RZ-94-12). The original Preliminary PUD (PUD-94-8) and preliminary 
plat (PP-94-19) for the Westwood development area were also subsequently approved. The 
preliminary PUD established regulations such as permitted uses and height requirements. Details for 
individual developments such as parking, signage, landscaping, or architectural details would be 
submitted and reviewed by the Plan Commission as each site was ready to be developed. 

2. On June 3, 1997, the Preliminary PUD was amended by City Council, which reduced the required 
setback for Area “C” from 50 to 40 feet along the south and east property lines (PUD-97-5). 
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3. On January 4, 1999, the Columbus City Council approved an amendment to the Preliminary PUD 
which allowed for a sign easement at the southwest corner of Westwood Boulevard and Jonathan 
Moore Pike (SR 46) (PUD-98-2). The sign easement would be the location of an off-site sign which 
would identify Westwood, feature 3 panels, and 200 “points” of landscaping at the base of the sign. 
This amendment also created “Block D” to accommodate a creek across the PUD. 

4. On December 18, 2012, the Columbus City Council approved an amendment to the Preliminary PUD 
which allowed multi-family residential as a permitted use on Lot 4 in Area B of the Westwood PUD. 

5. On March 9, 2016, the Columbus Plan Commission approved a minor subdivision to create one new 
2 acre lot on the northern portion of Area “A”. The Plan Commission also approved a modification to 
delay the sidewalk installation along Westwood Boulevard until the lot is developed and the 
Commission determined that a sidewalk along State Road 46 would not be required to be installed. 
The Plan Commission also approved the removal of a portion of the existing platted “no access” 
notation along Westwood Boulevard to allow 2 potential driveways to the new lot. 

 

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

1. POLICY A-2-11: Encourage all new development to be in scale (height, area, mass, setback, etc.) 
with its surroundings, determined on a neighborhood-by-neighborhood basis. 

2. POLICY B-1-9: Encourage new development to be designed in a manner which preserves natural 
topography and other natural features, including but not limited to trees, woodlands, wetlands, 
streams, ponds, and drainage ways. 

3. POLICY E-1-14: Encourage new businesses in the West Hill/Tipton Lakes/Westwood area to be of 
similar character to those already developed utilizing planned commercial centers. 

4. GOAL E-2: Promote the use of designated highway corridors as areas for commercial development. 
5. POLICY E-2-10: Encourage businesses along commercial corridors to add landscaping. 
6. POLICY E-2-13: Discourage encroachment of business into residential areas on a lot-by-lot basis 

along the highway, but logical expansions of existing businesses and redevelopment of multiple 
residential lots for commercial purposes should be considered. 

7. POLICY E-2-22: Limit commercial development to the area between County Road 350 West and 
Carr Hill Road. 

 
This property is located in the Western Gateway character area.  The following Planning Principle(s) apply to 
this application:   

1. Commercial development and agriculture should continue to be the dominant land uses in this area. 
2. All commercial development should be in centers containing several businesses, planned as a unit 

and managed by a single entity, as opposed to lot-by-lot, uncoordinated development with curb cuts 
for each individual business. 

3. In order to reflect the importance of this area as the city’s primary entry, design standards should be 
adopted for layout, buildings, landscaping, signs, and lighting. 

4. Where commercial development is adjacent to residential, the commercial development should be 
required to provide appropriate buffers, including increased setbacks, landscaping, and fencing. 
Service areas should be screened from view, and noise and light levels should be designed to have 
minimal impact on residential areas. 

5. Pedestrian and bicycle connections should be provided among commercial areas as well as between 
residential and commercial areas. 

 

Planning Consideration(s): 
The following general site considerations, planning concepts, and other facts should be considered in the 
review of this application:   

1. The Westwood PUD was originally approved 1994. The intention of this 39.27 acre development was 
for the purpose of providing a mix of uses including offices, retail, and residential. The Westwood 
preliminary PUD broke up the site into 3 different areas (A, B, and C) in which permitted uses and 
development standards are indicated separately. The following is an overview of the permitted uses 
within each area: 
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o Area “A”, which is 6.73 acres, is located on the western most portion of the site and currently 
permits a mix of office, retail, and personal service uses, with the most intense use being a 
restaurant with drive-up facilities.  

o Area “B”, which is 10.73 acres, is located along the public street frontage of Jonathan Moore 
Pike and permits all of the uses in Area “A” in addition to higher intensity office, retail, 
personal service, and public facilities uses. Gas stations with convenience stores are also 
permitted within this area of the PUD. 

o Acres “C”, which is 21.65 acres, is located on the southern edge of the PUD and permits all 
types of residential uses (single-family, multi-family, etc.) as well as office and recreational 
facilities. 

2. The applicants are requesting to revise the Preliminary PUD in order to add gas stations with 
convenience stores as a permitted use in Area “A”. The applicant has indicated that this use would 
not include truck fueling. 

3. The following development standards apply to the entire PUD development area: 
 Maximum building height in any area shall not exceed 35 feet above grade as 

measured at the main entry to the building. 
 Parking requirements based on the pre-2008 Zoning Ordinance. 
 Landscaping, sidewalks, signs, and other site details would be reviewed by the Plan 

Commission as a part of the final PUD site plan. 
4. Area “A” has the following additional development standards: 

 A maximum of 4 buildings may be constructed in this area. 
 A minimum setback of 70 feet to an adjoining exterior residential property line and 20 

feet of the setback shall include landscape screening. 
 At least 50% of the lot area shall be devoted to open space which may include 

parking and landscaping. 
5. Any proposed develop of a lot within the Westwood PUD requires the Columbus Plan Commission to 

review the site plan for compliance with the above standards as well as provide additional discretion 
on the overall design, sidewalks, signs, and other site details in additional to those specifically 
included by the Preliminary PUD. 

6. Area “A” has frontage along both Jonathan Moore Pike (SR 46) and Westwood Boulevard. Jonathan 
Moore Pike is a commercial heavy corridor. The commercial development along this corridor primarily 
serves the surrounding residential neighborhoods in western Columbus. The commercial uses closer 
to the I-65 interchange are more intense uses such as drive-through restaurants, gas stations, and 
hotels, whereas further from the interchange at the bottom of the hill are less intensive commercial 
uses, such as offices, banks, and smaller scale retail. There are some more intensive commercial 
uses, such as the Jay C grocery store and restaurants that are at the bottom of the hill as well.  

7. The Woodcrest Villas, a single-family residential neighborhood, is immediately east of Area “A”. The 
closest residential structure is located approximately 6 feet from the PUD boundary. According to the 
development standards specified for Area “A” a minimum setback of 70 feet would be required from 
this property line, with 20 feet of that setback utilized for landscape screening. The PUD does not 
specify the amount or type of landscape screening; therefore the details would be at the discretion of 
the Plan Commission. Typically, between commercial and single-family residential zoning district the 
current Zoning Ordinance would require a Type A Landscape Buffer. Per Zoning Ordinance Section 
8.2(D), a Type A Landscape Buffer shall include a minimum width of 25 feet in addition to the 
minimum setback required by the Ordinance and shall consist of a dense buffer consisting of a fence 
or wall with landscaping, an opaque tree screen, or a combination of both. There is a natural tree 
buffer between Area “A” and the adjacent single-family residences that provides some screening; 
however additional landscape screening would further protect these adjacent properties.  

8. Additionally, there is a platted stormwater detention easement on Area “A” that would potentially limit 
the location of any building proposed on Area “A”. This detention easement divides Area “A” into two 
pieces and takes up approximately 1.23 acres of the 6.73 acre area. This easement will serve the 
future development in Area “A” as well as the office development across Westwood Boulevard, south 
of CVS. The location and size of this easement will provide additional separation from the adjacent 
residences from a gas station.  
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9. Gas Stations with convenience stores are permitted within Area “B” of the Westwood PUD, which is 
located across Westwood Boulevard and along Jonathan Moore Pike (SR 46). However, this area of 
the PUD is not adjacent to residential properties outside of the PUD boundary. 

10. Based on the permitted uses throughout the entire PUD, it appears that the more intense commercial 
uses were allowed along SR 46, as opposed to the areas that were adjacent to residential uses. Gas 
Stations may have been excluded originally from Area “A” to provide separation from the adjacent 
residential from a use of this intensity and concerns about noise, trash, excessive lighting, etc. 

 

 
 










