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STAFF REPORT 
 

CITY OF COLUMBUS PLAN COMMISSION  
(July 9, 2014 Meeting) 

 

Docket No. / Project Title: PP-14-05 (Wildflower Estates 3) 

Staff: Allie Keen 
 
Applicant: JOLI Development, LLC 

Property Size: 27.15 Acres  

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

Location: Located at the intersection of Wild Orchid Way and Daylily Drive, 
approximately 1,313 feet north of County Road 200 South, in the City of 
Columbus. 

 
Background Summary:   
The applicant has indicated that the proposed subdivision is for the purpose of subdividing approximately 
27.15 acres into 16 lots and 1 block. Subsequently, the applicant is requesting the following 3 modifications 
from the Subdivision Control Ordinance: 

1. A modification from Section 16.24.030(Table 16.24-1) of the Subdivision Control Ordinance for the 
purpose of installing 30 foot wide streets, 1 foot wider than permitted for a Local, Residential, 
Suburban street. 

2. A modification from Section 16.24.030(Table 16.24-1) of the Subdivision Control Ordinance for the 
purpose of installing 4 foot wide sidewalks, 1 foot less than required. 

3. A modification from Section 16.24.070(A) of the Subdivision Control Ordinance requiring the 
installation of street trees on as a part of all major subdivisions along local streets. The applicant is 
requesting relief of this requirement. 

 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application: Should the 
existing street design (street width, sidewalk width, and street trees) in the Wildflower development be 
matched, or should the proposed subdivision meet the requirements of the Subdivision Control Ordinance? 
 
Preliminary Staff Recommendation: 
Approval with all modification requests, contingent on the technical comment being addressed.  
 
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 
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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). 

 
 
Outstanding Technical Comments: 
The following outstanding technical comments must be addressed by the applicant: Show the sidewalk ramp 
locations on sheet 5 for the proposed subdivision. 
 

Current Property Information (entire subdivision site): 

Land Use: Undeveloped 

Site Features: Opossum Creek regulated drain, trees along property boundaries, access 
easements, and drainage and utility easements. 

Flood Hazards: A portion of the property falls within the 100-year floodway fringe and 
within the identified floodway. 

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 Wild Orchid Way (Local, Residential, 
Suburban) and Daylily Drive (Local, Residential, Suburban). 

 

Surrounding Zoning and Land Use (entire subdivision site): 

 Zoning: Land Use: 

North: AP (Agriculture: Preferred) Agriculture 

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

East: AP (Agriculture: Preferred) Agriculture 
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West: RS3 (Residential: Single-Family 3) 

RS2 (Residential: Single-Family 2) 

Agriculture/Undeveloped 

Single-Family Residential (Wildflower Estates 2) 

 

Interdepartmental Review: 

City Engineering: No comments. 

City Utilities: No comments provided. 

Parks Department: No comments provided. 

MPO: No comments provided. 

 
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 May 23, 2013, a preliminary plat for Wildflower Estates 3 (PP-13-03), was reviewed at the City of 
Columbus Subdivision Review Committee meeting. Following that meeting, that plat was never taken 
to the City of Columbus Plan Commission at the request of the applicant and has expired.  

 
History of this Application:  
The relevant history of this application includes the following:  The Subdivision Review Committee met on 
June 19, 2014, reviewed this application, and forwarded it to the Plan Commission. The following outstanding 
comments have not been addressed: Show the sidewalk ramp locations on sheet 5 for the proposed 
subdivision. 

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

1. This proposed preliminary plat is a part of the Wildflower residential neighborhood which is comprised 
of 3 other preliminary plats (Wildflower Estates 1, Wildflower Estates 2, and Wildflower Commons) 
and currently has a total of 166 approved lots. The applicants at this time are proposing the 4th 
preliminary plat for the neighborhood, which will be comprised of 16 new lots and one block that is 
intended to be subdivided in the future. 

2. Section 16.24.030(Table 16.24-1) of the Subdivision Control Ordinance allows for Local, Residential, 
Suburban streets to have a maximum width of 29 feet. This width includes the following: 8.5 foot 
travel lanes, 4 foot parking lanes, and 2 foot curb and gutter. The applicants are proposing a street 
width of 30 feet for the purpose matching the existing street width throughout the Wildflower 
development. The pavement on the streets will have 9 foot travel lanes as opposed to the required 
8.5 foot lanes. 

3. The Subdivision Control Ordinance standards changed in 2010 and also included the standards for 
sidewalk widths changing from 4 feet to 5 feet.  All other subdivisions in the Wildflower neighborhood 
have been approved with 4 foot wide sidewalks. The applicant is requesting a modification to reduce 
the sidewalk width from 5 feet to 4 feet in order to be consistent with other sections and to provide a 
smooth transition between them. 

4. Section 16.24.070(A) of the Subdivision Control Ordinance, requires street trees to be installed with 
all major subdivisions along local and collector streets as specified by the Design Elements Tables 
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(Tables 16.24-1 and Table 16.24-2). The applicant is requesting a modification in order to waive the 
street tree requirement for the purpose of keeping the street design consistent throughout the entire 
Wildflower development. All other approved plats within the Wildflower development do not include 
street trees. 

5. 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. 

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

1. Section 16.24.030(Table 16.24-1) Design Elements for Local Streets: The pavement width for a 
Local, Residential, Suburban street with parking on both sides shall be 29 feet (8.5 foot wide travel 
lanes and 4 foot wide parking lanes).   

2. Section 16.24.030(Table 16.24-1) Design Elements for Local Streets: Required sidewalks shall be 5 
feet in width. 

3. Section 16.24.070(A) General Street Tree Requirements: Street trees shall be a required component 
of the public improvements in all major subdivisions along all local streets.  
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