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STAFF REPORT 
 

CITY OF COLUMBUS PLAN COMMISSION  
(August 13, 2014 Meeting) 

 

Docket No. / Project Title: PUDF-14-08 (Shadow Creek Farms Final PUD, Section 10) 

 PP-14-06 (Shadow Creek Farms Preliminary Plat, Section 10) 

Staff: Melissa Begley 
 
Applicant: Beazer Homes 

Property Size: 26.7 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 a Final PUD Plan and Preliminary Plat for a 72 lot subdivision, Section 10 of Shadow Creek 
Farms.  The proposed Preliminary Plat includes 3 modifications from the Subdivision Control Ordinance, 
including (1) Section 16.24.060(A)(1)(a) to waive the requirement for a mid-block crossing sidewalk for a 
block that exceeds 900 feet, (2) Section 16.24.030(G) to allow more than 30 lots to be allowed on a single 
access point and (3) Section 16.24.030(F)(1) to allow a temporary dead end turn around to be longer than 
150 feet.   
 
A Preliminary PUD Plan for Shadow Creek Farms was approved in 1999 (PUD-99-2) for a subdivision of 886 
lots.  At this time, Sections 1, 2, 3, 4, 5, 7A & 7B have been completed and structures have been built on all of 
the lots.  Sections 8 and 9 are currently being developed.  Section 6A recently received Final PUD and 
Preliminary Plat approval.  Sections 6B and 11 have not been developed at this time.  The next steps required 
in the approval process for Section 10 are these Final PUD and Preliminary Plat applications, to be followed 
by a Final Plat application. 
 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application:   

1. Are the housing types submitted by the petitioner in addressing Condition 4 of the Statement of 
Conditions appropriate? 

2. Subdivision Control Ordinance Section establishes 30 as the maximum number of lots allotted to 
obtain access from a single point. The proposal is showing 72 lots in Section 10 and an additional 
carryover of 10 lots from Section 5 for a total of 82 lots from a single access point.  Is this too many 
lots off of a single access point? 

3. The Subdivision Control Ordinance requires mid-block sidewalks for all blocks that exceed 900 feet.  
The applicant’s proposal does not show a mid-block crossing?  Is a mid-block crossing desirable? 

4. The Subdivision Control Ordinance limits the length of a temporary dead end street to 150 feet.  The 
petitioner is proposing temporary dead end streets on both Creek Bank Drive and Creekland Drive 
however they have proposed temporary stone turn-arounds for vehicular and emergency traffic.  Are 
temporary gravel turnarounds adequate? 

 
 

City of Columbus – Bartholomew County    

Planning Department                 

      

123 Washington Street 
Columbus, Indiana  47201 
Phone: (812) 376-2550 
Fax: (812) 376-2643 



PUDF-14-08 & PP-14-06 
Shadow Creek Farms, Section 10   
Page 2 of 5 

Preliminary Staff Recommendation – Final PUD: 
Approval of the Shadow Creek Farms, Section 10 Final PUD, subject to the following technical comments 
being addressed.   

1. Adjust the local street cross section to center the tree in the tree lawn and relocate the water lines. 
2. Identify and label the floodway on the drawings. 
3. On the Landscape Plan, extend the rear yard landscaping along all Common Areas except Common 

Area #1, change the planting pattern from all trees to a tree/shrub combination, delete the lake cross 
section and delete or clarify pond #10 expansion. 

 
Preliminary Staff Recommendation – Preliminary Plat: 
Approval of the Shadow Creek Farms, Section 10 Preliminary Plat, including the following modifications from 
the Subdivision Control Ordinance: (1) Section 16.24.060(A)(1)(a) to waive the requirement for a mid-block 
crossing sidewalk for a block that exceeds 900 feet, (2) Section 16.24.030(G) to allow more than 30 lots to be 
allowed on a single access point and (3) Section 16.24.030(F)(1) to allow a temporary dead end turn around 
to be longer than 150 feet.   
 
Approval should be subject to the following technical comments being addressed. 

1. Adjust the local street cross section to center the tree in the tree lawn and relocate the water lines. 
2. Identify and label the floodway on the drawings. 
3. Delete or clarify pond #10 expansion.  
4. Show BFE on all lots in a floodplain.   
5. The curb radius is shown at 20’, 25’ is required. 
6. Delete all non-street tree landscaping from the Street Tree Concept Plan.   

 
Decision Criteria - Final PUD: 
When considering a request for final PUD approval the Plan Commission should ensure compliance with the 
requirements of the preliminary PUD and pay reasonable regard to the Comprehensive Plan. The preliminary 
PUD provides the basic parameters for the development, which may be further detailed by the Plan 
Commission at the time of the final PUD review. 
 
Decision Criteria - Preliminary Plat: 
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). 
 
Plan Commission Options: 
Final PUD and major subdivision approval are two separate requests and should be decided separately. In 
reviewing a request for a final PUD approval the Plan Commission may (1) approve the request, (2) deny the 
request, or (3) continue the request to the next Plan Commission meeting. The Plan Commission may request 
modifications to the proposed detail PUD. 
 
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) 
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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). 
 

Current Property Information (entire subdivision site): 

Land Use: An undeveloped section of Shadow Creek Farms 

Site Features: The site includes Denois Creek Regulated Drain, woods and an open field 

Flood Hazards: The 500 year floodway fringe, the 100 year floodway fringe and floodway 
are located along the southern portion of the Section.   

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

The property is located in the Wellfield Protection Area. 

Vehicle Access: Creek Bank Drive (Local, Residential, Suburban) 

 

Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: PUD (Planned Unit Development) Additional Sections of Shadow Creek Farms 

South: AP (Agriculture: Preferred) Single Family Residential, Agricultural fields 

East: PUD (Planned Unit Development) Additional Sections of Shadow Creek Farms 

West: PUD (Planned Unit Development) 

AP (Agriculture: Preferred) 

Additional Sections of Shadow Creek Farms 

Single Family Residential, Agricultural fields 

 

Interdepartmental Review: 

City Engineering: No comments received. 

City Utilities: No comments received. 

Fire Department:  

 
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.  Sections 1, 2, 
3, 4, 5, 7A & 7B are completed.  Sections 8 and 9 have received all of their approvals and are ready to begin 
construction.  Section 6A recently received Final PUD and Preliminary Plat approval.  Sections 6B and 11 
have not been developed at this time.   
 
History of this Application:  
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The relevant history of this application includes the following:  The petitioner met with the Subdivision Review 
Committee regarding the Section 10 Preliminary Plat on July 24, 2014.  The application was forwarded to the 
August 13, 2014 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. Condition 4 of the Shadow Creek Farms Preliminary PUD Statement of Conditions requires the 
development to include a variety of housing types, and to incorporate design guidelines to ensure 
visual variety, housing diversity, and conservation of property values. These design guidelines must 
be acceptable to the Plan Commission. The petitioner submitted illustrations addressing housing 
types which are to be included in Section 10. The proposed housing designs for Section 10 include 
16 different house plans for the standard lot product.   

2. The applicant is proposing landscaping along the rear of the lots that abut the common area to the 
north and along the rear of the lots that abut the common area to the south.  The primary purpose of 
this landscaping is to help distinguish the lots from the Common Areas and has been provided in 
other Sections, including Section 5, 6A and 8.  

3. The Subdivision Control Ordinance Section 16.24.030(F)(1) states that the maximum length of a 
temporary dead end turn around shall be 150 feet.  The petitioner is requesting two temporary dead 
end streets.  Creek Bank Drive will be approximately 658 feet in length and Creekland Drive will be 
approximately 1050 feet in length.  The petitioner has proposed a temporary stone turn around for 
emergency and vehicular traffic.  A permanent connection will be built when Section 11 is developed.   

4. The Subdivision Control Ordinance Section 16.24.030(G) restricts the number of lots to 30 from a 
single access point and limits the maximum length of a permanent cult-de-sac to 650 feet.  The 
proposal is showing 82 lots on a single access point.  This is measured from the intersection of 
Rolling Knoll Lane and Creek Bank Drive which includes 10 lots from Section 5.  This also exceeds 
the 650 feet maximum length.   

5. Section 16.24.060(A)(1)(a) of the Subdivision Control Ordinance requires a mid-block crossing 
sidewalk for a block that exceeds 900 feet as a supplemental pedestrian connection.  The petitioner 
has not provided a crossing due to the location of an existing pond and is therefore requesting a 
modification from this requirement.  

6. The lot density, lot widths and setbacks shown on the Final PUD and the Preliminary Plat are 
consistent with the approved Preliminary PUD. 

7. The subdivision is located within the Wellfield Protection Overlay District. The intent of the overlay’s 
regulations is to prevent land uses and certain development practices from degrading the water 
quality to the City’s water supply.  The Wellfield Protection Overlay District does not require any 
special approval for residential uses.  

8. According to the DNR flood plain maps, some of the lots in this Section are located in the 100 year 
and 500 year Flood Fringe.  These lots will be required to be elevated 2 feet above the base flood 
elevation.   

9. The Subdivision Control Ordinance outlines the preferred placement of underground utilities in 
relation to the street and sidewalks. The function of this placement is to prevent conflicts with utilities 
and street trees. Shadow Creek Farms does not follow this preferred placement, largely due to the 
fact that it was established before the preferred placement was developed in 2010. 

 
Subdivision Control Ordinance Consideration(s): 
The following provisions of the Subdivision Control Ordinance apply to the key issues of this application:   

1. Section 16.24.060(A)(1)(a) Supplemental Pedestrian Connections:  In addition to the street-side 
sidewalks, pedestrian connections meeting the sidewalks construction specifications for local streets 
shall be provided at midblock locations where blocks exceed 900 feet in length.   

2. Section 16.24.030(G) Any street network or portion of a street network which has only one access 
point shall be considered a cul-de-sac.  The maximum length and the maximum number of lots 
fronting on a cul-de-sac shall be determined according to the Design Elements Tables.  For local 
streets the maximum length is 650 feet and the maximum number of lots is 30. 

3. Section 16.24.030(F)(1) Maximum Length:  The maximum length of a temporary dead end street shall 
be 150 feet.    
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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. GOAL D-2: Encourage development of a sufficient supply of diverse housing types, sizes and price 
ranges in the community. 

2. GOAL F-2: Ensure safe, convenient, pedestrian-friendly neighborhood environments, which are 
accessible to all citizens. 

 
This property is located in the Western Hills character area. The following planning principles apply to this 
application: 

1. Encourage all development to be linked to bicycle and pedestrian systems. 
2. Encourage a better mix of housing prices. 




































































