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STAFF REPORT 

 
CITY OF COLUMBUS PLAN COMMISSION  

(September 14, 2016 Meeting) 
 

Docket No. / Project Title: PUDF-16-09 (Fairfield Inn & Suites) 

Staff: Melissa Begley 
 
 
Applicant: Fairfield Inn & Suites 

Property Size: 2.264 Acres  

Current Zoning: PUD (Planned Unit Development) 

Location: Lot 7B is located at the west end of the Merchants Mile cul-de-sac, north of 
the Chevrolet of Columbus property. 

 
Background Summary:  
Fairfield Inn & Suites is requesting to modify their previously approved Final PUD Plan for Lot 7B of Columbus 
Crossing.  They are proposing to increase the size of the conference space, add 10 additional parking spaces 
and change the ground floor exterior material from EIFS to cultured stone.   
 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application:   

1. Is the proposed Final PUD Plan consistent with the Preliminary PUD Plan? 
2. Is the building of a “quality design” as required by the Preliminary PUD approval? 
 

Preliminary Staff Recommendation & Comments: 
Approval of the increased conference space, additional parking spaces and cultured stone on the ground 
floor; this is consistent with the Columbus Crossing Preliminary PUD Plan.  Approval should be contingent 
upon the following technical comments being addressed:   

1. Provide revised landscape calculations in the Planting Calculation Table for Area #2 – Parking Lot 
Interior and Area #4 - Lot Interior Foundation Plantings Landscaping.  

2. Provide the lighting cut sheets on the lighting plan and revise the lighting so that it does not exceed 
0.1 foot candles at the PUD boundary.  

3. Update the index on the cover page to reflect the actual pages in the site plan package.  Omit pages 
104 and 802 from the plans and include color elevations for the North and West facades.   

 
Plan Commission Options: In reviewing a request for a final PUD the Plan Commission may (1) 
approve the request, (2) deny the request, or (3) continue the review to the next Plan Commission meeting. 
The Plan Commission may request modifications to the proposed detail PUD. 
 

Current Property Information: 

Land Use: Undeveloped Lot 

Site Features: Vacant Lot 

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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Flood Hazards: The 500 year floodplain is present on the property, however the proposed 
building site is not located in the floodplain. 

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

No special circumstances exist on the property. 

Vehicle Access: Merchant’s Mile (Local, Commercial, Suburban) 

 

Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: NA Interstate 65 off-ramp 

South: PUD (Planned Unit Development) Chevrolet of Columbus 

East: PUD (Planned Unit Development) Vacant Lot 

West: NA Interstate 65 

 
Proposal / General Standards Summary: 
The following table compares the proposed features of the development proposed to be revised with the 
standards established by the Preliminary PUD and in a comparable zoning district. A check mark indicates 
that the proposal is consistent with these general standards. All project features must follow the Preliminary 
PUD, but additions to these requirements are subject to the discretion of the Plan Commission. 
 

Criterion/Status 
Summary of PUD 

Proposal 

Summary of 
Preliminary PUD 

Requirements 

Summary of CR 
Zoning District 
Requirements 

Building 
Setbacks: 

 

 

 

Front Yard Setback: 10 
feet (Merchant’s Mile 

24 feet (I-65) 

 

Side Yard Setback: 
10.43 feet & 35 feet 

Front Yard Setback: As 
determined by the Plan 
Commission (typically 25 
to 50 feet) 

 

Side Yard Setback:  As 
determined by the Plan 
Commission (typically 10 
feet) 

 

Rear Yard Setback:  As 
determined by the Plan 
Commission (typically 10 
feet). 

Front Yard Setback: 10 
feet 

 

Side Yard Setback:  10 
feet 

 

Rear Setback:   

10 feet 
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Parking:   
Vehicle Spaces:  127 
spaces provided, 
including 5 ADA spaces

None Vehicles Spaces, Hotel 
use:  1 space required 
per guest room and 1 
space per 100 square 
feet of UFA of meeting 
rooms.  127 parking 
spaces would be 
required for this hotel.  

Lighting:  Foot candles exceeding 
0.1 at the PUD 
boundary lines. 

 

Exterior light fixtures 
are shown to be 90 
degree cut-off 

20 foot tall lights to be 
proposed. 

Lighting shall not exceed 
0.1 foot-candles at the 
PUD boundary lines. 

Per Section 9.4: 90 
degree cut off fixtures 
are required.   

 

All such fixtures shall 
be limited to a 
maximum total height of 
25 feet.  Each 
freestanding light fixture 
may be provided with a 
base up to 36 inches in 
height, which will not be 
included in the total 
height measurement.  

 

Interdepartmental Review: 

City Utilities: No comments received. 

Fire Department: No comments received. 

Code Enforcement: No comments received. 

City Engineer: We have no comments on the proposed changes at this time. 

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

1. A portion of Columbus Crossing received partial PUD rezoning and preliminary PUD approval in 2001 
(PUD-01-02) and the remainder received partial preliminary PUD rezoning and approval in 2002 
(PUD-02-01). The Preliminary PUD Plan approval was completed in 2003 (PUD-02-11). The total 
development consists of approximately 169.95 acres.  

2. A Final PUD Plan was approved for Fairfield Inn & Suites by the Plan Commission on March 9, 2016 
(PUDF-16-01). 
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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:   

 POLICY A-2-16: Promote simple, objective design standards (not an architectural review committee) 
for commercial, industrial, and institutional development. Because the appearance of the community 
is important, the City needs to promote design standards that will lead to attractive development. 
These standards might include such things as variations in roof lines or building facades, 
requirements for windows, or standards for the placement of buildings on their lots. 

 POLICY E-2-1: Encourage development of these corridors in a manner that is visually appealing. 
Highway corridors greatly impact the appearance of a community. Because community appearance is 
important to local residents, the city should encourage these corridors to be developed in a manner 
that enhances community appearance. Elements to be considered include landscaping, screening or 
outdoor storage and display, appearance of buildings, design of parking areas, and others. 

 POLICY E-2-3: Establish objective design standards (not an architectural review committee), to 
encourage development with appropriate landscaping, parking, setbacks, visually appealing 
buildings, and attractive and effective signage. Design standards could include such things as 
requirements for variations in building facades, roof lines, materials, colors, and limitations on outside 
storage. 

 
This property is located in the Western Gateway character area. The following Planning Principle(s) apply to 
this application: 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. 
 
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 is proposing to revise their approved Final PUD Plan for a 50,928 square foot, 4 story 
hotel.  Specifically, they are proposing to increase the size of the conference space from 1,828 
square feet to 3,097 square feet, add 10 additional parking spaces and change the ground floor 
exterior material from EIFS to cultured stone.  The hotel will consist of 96 guest rooms and 
conference meeting rooms. The site will be accessed from Merchants Mile and the orientation of the 
building faces east. 

2. Final PUD Plans at the Columbus Crossing PUD requires review and approval by the Plan 
Commission.  The Zoning Ordinance contains a provision for incidental revisions the plans to be 
reviewed and approved administratively (a Minor Modification) if there is not a change in use, any 
alteration of the development standards, or a change in vehicle or pedestrian circulation or access.  In 
this case, the proposed larger meeting space results in the building moving closer to the southern 
property line by 13 feet, which is a change in development standards (building setback).   

3. The Columbus Crossing Planned Unit Development (PUD) was established in 2003 as a means to 
ensure quality development at the Interstate 65 and State Road 46 front door of the Columbus 
community. All properties located in the Columbus Crossing PUD are regulated by the design 
requirements of the Columbus Crossing Preliminary PUD. All site development plans proposed for 
these properties must be approved by the City of Columbus Plan Commission as Final PUD Plans. 
The Preliminary PUD lists guidelines and some specific requirements for site development in this 
PUD however the Plan Commission has the authority to require design changes to reflect the desired 
quality of the PUD development. 

4. The Preliminary PUD Plan provides design guidance for the architecture of the building. The 
requirement of the Preliminary PUD is that the front sides of all retail buildings over 50,000 square 
feet in gross floor area shall be brick or an equivalent material determined through the final PUD plan 
review process for each building. Other facades of these buildings shall be designed with appearance 
in mind, recognizing that the buildings will be highly visible from multiple angles. Typically the Plan 
Commission requires buildings of all sizes, even those under 50,000 square feet, to use quality 
building materials such as brick, Quik Brik, stone, EIFS (stucco), architectural metal, and split-face 
CMU (concrete masonry units) on all sides. All building sides should be designed to a consistent level 
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of quality; 360° architecture. Additionally, buildings on lots with frontage on Merchants Mile should be 
oriented towards Merchants Mile. 

5. The applicants are proposing EIFS as the primary material on the building façades. They are 
proposing to add cultured stone to the entire ground floor of the building, in addition to the cultured 
stone on the porte cochere.  The previously approved Final PUD Plan included EIFS on the ground 
floor of the building.   

6. The increased meeting room space changes the parking space requirement from 117 parking spaces 
to 127 parking spaces, which have been provided on the revised Final PUD Plan. 

 
Decision Criteria: 
When considering a request for final PUD approval the Plan Commission shall pay reasonable regard to the 
following: 

1. The extent to which the proposal is consistent with the approved Preliminary Plan; 
2. The extent to which the proposal fulfills the requirements and intent of Article 5 of the Zoning 

Ordinance; and 
3. The Comprehensive Plan and any other applicable, adopted planning studies or reports. 

 
 







LOT 7B COLUMBUS CROSSING PUD
COLUMBUS, INDIANA
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SITE SIGNAGE
PLAN

SCALE:  1" = 20'-0"
1 SITE SIGNAGE PLAN
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TYPE "B"- GROUND SIGN SINGLE SIDE

TYPE "A"- END WALL SIGN

SIGN EXAMPLES

TYPE "E"- PYLON SIGN

SCALE:  1" = 20'-0"
3 ENLARGED PATIO PLAN
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3 SOUTH ELEVATION
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PRE-FINISHED MTL. GUTTER, D.S., SPLASH PAD
TRUSS AREA HIGH ROOF 

R.D.

O.F.S.

1/4" GAP BETWEEN CAP AND TOP OF POST

1x8 CEDAR CAP WITH EASED EDGES
1x6 WOOD TRIM

1x4 VERTICAL WOOD
SLATS

P.T. 2x6 NAILERS

U-SHAPED BRACKET TO ATTACH
NAILERS TO COLUMNS

3-1/2"Ø SCHEDULE 40
STEEL PIPE COLUMN

1x6 WOOD TRIM

PITCH POCKET

ROOF PLAN &
ROOFTOP SCREENSCALE:  1/8" = 1'-0"

1 ROOF PLAN
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SCALE:  1/4" = 1'-0"
2 ENLARGED ROOFTOP SCREEN

SCALE:  1/4" = 1'-0"
3 ROOFTOP SCREEN

SCALE:  1/4" = 1'-0"
4 ROOFTOP SCREEN

SCALE:  1/2" = 1'-0"
5 ROOFTOP SCREEN DETAIL

CRITERIA NOTES ARE SHOWN CATEGORIZED BY DISCIPLINE
AND COULD BE INTERPRETED TO APPLY TO MORE THAN ONE
DISCIPLINE. FOR EFFICIENCY, NOTES ARE ONLY SHOWN UNDER
ONE PREDOMINANT DISCIPLINE. CONSULTANTS SHOULD
FAMILIARIZE THEMSELVES WITH ALL CRITERIA NOTES.

REFER TO DESIGN STANDARDS "SITE & BUILDING
EXTERIOR" CHAPTER FOR MAIN REQUIREMENTS RELATED
TO THIS SHEET.

REFER TO EXTERIOR FINISH INDEX FOR ADDITIONAL
INFORMATION .

A.

B.

ARCHITECTURE:

LOWER LEVEL ROOF AT GROUND FLOOR.

DECORATIVE LOUVERED ROOF COVERING AT GROUND
FLOOR.

PORTE-COCHERE ROOF BELOW.

PARAPET WALLS - SEE EXTERIOR ELEVATIONS FOR
HEIGHTS AND FINISHES. INDICATE DECORATIVE
EXTENSIONS AS SHOWN FROM ADJACENT WALL.

ELEVATOR OVER RUN ENCLOSURE.

ROOF TOP ACCESS HATCH & ACCESS HATCH CURB

LINEN CHUTE VENT CAP.

SCREENED ENCLOSURE FOR ROOF TOP
EQUIPMENT RE: 2-5/A202

EQUIPMENT ACCESS WALKWAY.

PREFINISHED ALUMINUM FRAMED ROOF SHADE CANOPY.
SEE DETAILS THIS SHEET.

ROOF SHADE CANOPY TOP PURLINS TO BE 2" X 6"
PREFINISHED ALUMINUM TUBES.  SEE EXTERIOR FINISH
SCHEDULE FOR FINISH AND MATERIAL SPECIFICATION.

ROOF SHADE CANOPY MAIN BEAMS TO BE 6" X 6"
PREFINISHED ALUMINUM TUBES.  SEE EXTERIOR FINISH
SCHEDULE FOR FINISH AND MATERIAL SPECIFICATION.

ROOF SHADE CANOPY COLUMNS TO BE 6" X 6"
PREFINISHED ALUMINUM TUBES. SEE EXTERIOR FINISH
SCHEDULE FOR FINISH AND MATERIAL SPECIFICATION.

ROOF SHADE CANOPY FRONT FASCIA TO BE 6-1/4" 3MM
PREFINISHED ALUMINUM, WITH 2" RETURN TOP AND
BOTTOM.  SEE EXTERIOR FINISH SCHEDULE FOR FINISH
AND MATERIAL SPECIFICATION.

THE ROOFING SUB-CONTRACTOR IS RESPONSIBLE FOR THE
COMPLETE ROOF CONSTRUCTION INCLUDING BUT NOT
LIMITED TO: ROOF DRAINS; OVERFLOW SCUPPERS; ROOF SLPE
PER CODE AND COORDINATED WITH STRUCTURAL, ALL
EQUIPMENT; ROOF ACCESS HATCH AND ALL FLASHING.

THE ROOF SHADE CANOPY DETAILS ARE PROVIDED ONLY
TO SHOW INTENT OF ALUMINUM FRAMING AND LAYOUT.
REFER STRUCTURE AND ARCH. FOR DETAILS.

1.

2.

A304




