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STAFF REPORT 
 

CITY OF COLUMBUS PLAN COMMISSION  
(July 13, 2016 Meeting) 

 

Docket No. / Project Title: PP-16-02 (Wildflower Ridge Major Subdivision Preliminary Plat Replat) 

Staff: Allie Keen 
 
Applicant: Joli Development 

Property Size: 23.26 Acres  

Current Zoning: RS3 (Residential: Single-Family 3) 

Location: North end of Daylily and Periwinkle Drives, in the City of Columbus 

 
Background Summary:   
The applicant has indicated that the proposed replat is for the purpose of revising the previously approved 
Wildflower Ridge Major Subdivision preliminary plat to reconfigure the size of Common Area 1 and to request  
a modification from the Plan Commission to allow the street trees along Daylily and Perwinkle Drives to be 
separated more than the 90 foot maximum to accommodate the Opossum Creek regulated drain right-of-way. 

 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application: Does the 
proposed modification meet the modification decision criteria? 
 

Preliminary Staff Recommendation: 
Approval of the revised preliminary plat including the street tree spacing modification with the following 
commitment: An easement shall be provided on Block D for the Bartholomew County Drainage Board to 
provide access to the Opossum Creek regulated drain. 
 

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).   
 

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. 
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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: 
The following outstanding technical comments must be addressed by the applicant: None. 

 

Current Property Information (entire subdivision site): 

Land Use: Undeveloped 

Site Features: Opossum Creek regulated drain, a bridge, and vegetation. 

Flood Hazards: This property contains the floodway and some areas within the 100-year 
and 500-year floodway fringe. 

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

This property falls entirely within the 5-year time of travel Wellfield 
Protection Overlay District. 

Vehicle Access: This property gains access from Daylily Drive (Local, Suburban, 
Residential) and Periwinkle Drive (Local, Suburban, Residential). 

 

Surrounding Zoning and Land Use (entire subdivision site): 

 Zoning: Land Use: 

North: AP (Agriculture: Preferred) Agricultural Field 

South: RS3 (Residential: Single-Family 3) Single-Family Residential (Wildflower Estates) 

East: AP (Agriculture: Preferred) Agricultural Field 

West: AP (Agriculture: Preferred) Agricultural Field 

 

Interdepartmental Review: 

City Engineering: No comments 

City Utilities: No comments. 

Parks Department: No comments. 
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Drainage Board: An access easement over Block D was originally going to be provided with the 
recording of the final plat for Wildflower Ridge. Now that Block D is not included 
the Drainage Board will need an easement. This can be done through either an 
administrative Subdivision or through a recorded Surveyor’s Correction on the 
original plat for Wildflower Commons. 

The Drainage Board supports the modification request because the trees will be 
kept out of the Opossum Creek regulated drain right-of-way. 

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

1. On June 16, 2009, the Columbus City Council approved a rezoning application (RZ-09-06) to rezone 
the subject property from RS2 (Residential: Single-Family 2) to RS3 (Residential: Single-Family 3). 
No conditions were included as a part of the approval.  

2. On December 9, 2015, the Columbus Plan Commission approved the Wildflower Ridge Major 
Subdivision preliminary plat (PP-15-04) that included 37 lots and 1 common area. The Plan 
Commission also approved three modification requests to allow (1) a temporary dead end at 
Lavender Lane to be 217.45 feet in length, 67.45 feet longer than the maximum 150 foot length, (2) a 
temporary dead end at Honeysuckle Lane to be 220.24 feet in length, 70.24 feet longer than the 
maximum 150 feet, and (3) to waive the requirement to extend Lavender Lane to the western 
property line. The Commission also placed the following condition on the approval: A fire hydrant 
shall remain at the end of the Lavender Lane stub street, as specified by the Fire Department. 

 

History of this Application:  
The relevant history of this application includes the following:  The Subdivision Review Committee met on 
June 23, 2016, reviewed this application, and forwarded it to the Plan Commission with a modification request 
to allow the street trees to exceed the maximum spacing specified in the Subdivision Control Ordinance. 

 

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

1. The proposed preliminary plat is a part of the Wildflower residential neighborhood which is comprised 
of 4 other preliminary plats (Wildflower Estates 1, Wildflower Estates 2, Wildflower Estates 3, and 
Wildflower Commons) and currently has a total of 182 approved lots. Wildflower Ridge, the 5

th
 

preliminary plat, was approved in 2015 and included a total of 37 lots and 1 common area. At this 
time the applicant is proposing to revise the Wildflower Ridge preliminary plat to reconfigure the size 
of the common area and to seek a modification in regards to the required street trees. 

2. Common Area 1 originally was 6.09 acres in size and was the location of an existing detention pond. 
The detention pond was originally a part of the Wildflower Commons preliminary plat, but was then 
made a part of the Wildflower Ridge preliminary plat. At this time, the applicant is proposing to reduce 
the size of Common Area 1 to 2.59 acres and exclude the existing detention pond from being a part 
of Wildflower Ridge; therefore the existing pond will remain a part of Wildflower Commons. The 
applicants are proposing to use Common Area 1 as the location of a different detention pond. 

3. Subdivision Control Ordinance Section 16.24.070(Table 16.24-8) requires street trees to have a 
minimum spacing of 30 feet and a maximum spacing of 90 feet between each tree. The Opossum 
Creek regulated drain crosses through the subdivision site at both Periwinkle Drive and Daylily Drive. 
The Bartholomew County Drainage Board has indicated that there shall be no trees located within the 
regulated drain right-of-way, which is approximately 210 feet wide along Periwinkle Drive and 150 
feet wide along Daylily Drive. In order to keep the street trees out of the regulated drain right-of-way, 
the applicant is requesting a modification to allow the street trees at these locations be permitted to 
exceed the 90 foot maximum separation requirement, with the proposed maximum separation being 
approximately 265 feet. 

4. Approximately 8 street trees would be required to be planted along the frontages of Periwinkle and 
Daylily Drives where the regulated drain right-of-way is located. The applicant has indicated that they 
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have relocated 4 trees elsewhere in the subdivision but are seeking the modification to omit the 
remaining 4 trees.  

 

Subdivision Control Ordinance Consideration(s): 
The following provisions of the Subdivision Control Ordinance apply to the key issues of this application:  
Section 16.24.070(Table 16.24-8) Street Tree Standards: Street trees planted in tree lawns between 5 feet 
and 7.9 feet in width must have a minimum spacing of 30 feet and a maximum spacing of 90 feet between 
each tree. 







826 Third St.  Columbus, IN 
ph 812.376.3391  fax 812.376.9190 
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CROWDER & DARNALL, INC. 
LAND SURVEYING 

 
 
 

 

 
Brian Scott Crowder, PLS 

Ted P. Darnall, PLS 
George A. Crowder, PE-PLS 1916-2003 

Gene W. Darnall, LS 1928-1984 

 
June 20, 2016 
 
City of Columbus Planning Commission 
123 Washington Street 
Columbus, IN 47201 
 
Re: WILDFLOWER RIDGE MAJOR SUBDIVISION 
 
Dear Plan Commission, 
 
On behalf of my client, Joli Development, LLC, I am hereby a requesting modification from the 
City of Columbus subdivision control ordinance; 
 
1) Section 16, Table 16.24-8. This table states that the maximum length of separation between 
street trees is 90 feet. Opossum Creek Regulated Drain crosses Periwinkle Lane, and Daylily 
Drive within this subdivision. Indiana Code 36-9-27-33(d) prevents trees from being placed 
within a regulated drain right-of-way. Due to the width of the regulated drain right of way, and 
other utility conflicts this separation requirement cannot be met.  A modification is being 
requested to allow the maximum separation between trees to be increased to 265 feet along 
Daylily Drive and Periwinkle Lane. The total frontage width of regulated drain right of way is 
approximately 700 feet.  This essentially reduces the useable street frontage for placing trees, 
which will result in the reduction of the overall number of trees required. 
 
 
Thank you for your consideration in this matter, 
 
 
 
_________________________ 
Ted P. Darnall, PLS 
 

Ted
tpd signature
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