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STAFF REPORT 
 

CITY OF COLUMBUS PLAN COMMISSION  
(July 10, 2013 Meeting) 

 

Docket No. / Project Title: PP-13-05 (Poplar Woods Major Subdivision Preliminary Plat ) 

Staff: Thom Weintraut 
 
Applicant: F.C.Tucker/Scott Lynch Group 

Property Size: 24.63 Acres 

Current Zoning: RT (Residential: Two-Family) 

Location: West side of Talley Road 460 feet north of 25
th
 Street, in the City of 

Columbus  

 
Background Summary:   
The applicant has indicated that the proposed subdivision is for the purpose of creating 73 lots and 2 
Common Areas totaling 24.63 acres. The applicant is requesting two modifications from Section 
16.24.030(F)(1) of the Subdivision Control Ordinance to allow the maximum length of a dead end street to 
extend beyond 150 ft.   In addition the applicant is also requesting a modification from Section 
16.24.160(C) of the Subdivision Control Ordinance for relief from the requirement that the width to depth 
ratio not exceed a 3 to 1 ratio for lots 14, 15, 19 thru 22, 62, 63, 65, and 66.   
  

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

1. Will allowing a temporary dead end of Poplar Woods Lane to extend temporarily beyond 150 feet 
from its intersection with Victory Drive as part of a phasing plan create any issues? 

2. Will allowing a temporary dead end of Poplar Woods Lane to extend beyond 150 feet from its 
intersection with Lauren Lane create any issues? 

3. Should the three to one lot depth to width ratio requirement be upheld?  
4. Should consideration be made regarding the potential for flooding to occur on a portion of this 

property where the Flood Risk Management Plan has identified as being inundated by up to 2 feet of 
water in a 100-year flood event? 

 

Preliminary Staff Recommendation: 
Approval of the Subdivision and the following modification requests: 

1. The request for a modification of the requirements of Section 16.24.030(F)(1) of the Subdivision 
Control Ordinance to allow the length of a temporary dead end street to be approximately 270 feet in 
length and thereby exceeding the maximum permitted length by approximately 120 feet during the 
period between the construction of Phase 1 and Phase 2 of the Poplar Woods Major Subdivision. 

2. The request for a modification of the requirements of Section 16.24.030(F)(1) of the Subdivision 
Control Ordinance to allow the length of a temporary dead end street to be approximately 270 feet in 
length and thereby exceeding the maximum permitted length by approximately 120 feet. 

3. The request for a modification of the requirements of Section 16.24.160(C) of the Subdivision Control 
Ordinance to allow the width to depth ratio to exceed the maximum of 3 to 1 for lots 14, 15, 19 thru 
22, 62, 63, 65, and 66. 
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4. Further study should be done to determine if there is an effective mitigation strategy for flooding on 
portions of the property shown as being inundated by a 100-year flood event as shown on the 100-
Year Flood Depth Map for Sloan Branch in the Flood Risk Management Plan. 

 

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. 
 

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: The Talley Road 
improvement plan should have Bike Path labeled as Bike Lanes. 

 

Current Property Information (entire subdivision site): 

Land Use: Undeveloped open field. 

Site Features: Meadow and woods. 

Flood Hazards: No regulatory floodplain. 

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

None.  

Vehicle Access: The property will gain access from Talley Road (Minor Arterial, Suburban, 
Residential) and Yellowwood Drive (Local, Suburban, Residential). 
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Surrounding Zoning and Land Use (entire subdivision site): 

 Zoning: Land Use: 

North: RT (Residential: Two-Family) Single and two-family residential and 
undeveloped. 

South: CC (Commercial: Community Center) Office and retail. 

East: RT (Residential: Two-Family) 
AP (Agriculture: Preferred) 

Single-family residential. 

West: RS4 (Residential: Single-Family 4) Single-family residential. 

 

Interdepartmental Review: 

City Engineering: 1. All comments have been addressed. 

City Utilities: No comments provided. 

Parks Department: No comments provided. 

MPO: No comments provided. 

 
History of this Application:  
The relevant history of this application includes the following:  This application was reviewed at the June 20, 
2013 Subdivision Review Committee meeting for technical comments and forwarded to the July Plan 
Commission meeting for approval. 

 

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 subdivision will be built in 2 separate phases.  The first phase of development shows 
the construction of Poplar Woods Lane to include the development of 3 lots north of Victory Drive.  
This portion of street extends beyond the 150 feet maximum allowed by Section 16.24.030(F)(1) of 
the Subdivision Control Ordinance.  The Phase Plan was determined based upon the topography to 
installation of Sanitary Sewer.  The Phase I lots can all be developed using a gravity system for 
sanitary sewer.  The lots in Phase II will require the installation of a lift station to provide sewer 
service.  This time period for the temporary dead end street could be dependent on the development 
period for Phase I. 

2. This request for the longer dead end section of Poplar Woods Lane north of Lauren Lane is an effort 
to provide a future connection to an infill parcel directly to the north of this parcel.  The property to the 
north is approximately 12 acres and only has access to Talley Road.  The extension of Poplar Woods 
Lane to the north property will provide a second access point for that northern property and a 
connection to the residential neighborhoods to the west.  The length of the dead end will be 
approximately 270 feet or 120 feet longer than allowed under Section 16.24.030(F)(1) of the 
Subdivision Control Ordinance. 
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3. The reasoning for the 150 foot maximum distance for a dead-end street is to avoid a long section of 
street where emergency vehicles and visitors to the area may have difficulty in maneuvering to turn 
around and exit out of the dead end street.    

4. The proposed subdivision site is an infill site with development on the North, South and West sides of 
the property and in order for the petitioner to accommodate the street connection and provide suitable 
building sites the lot configuration for Lots 14 and 15 results in depth to width ratio that exceeds three 
to one. In addition, Lots 19 thru 22 and 62, 63, 65, and 66 which are located on a cul-de-sac also 
exceed the 3 to 1 depth to width ratios.  It is not uncommon for lots on the “bulb” of a cul-de-sac to 
exceed the 3 to 1 ratio because of the smaller frontage available on the bulb of a cul-de-sac. The 
purpose of the 3 to 1 ratio is to help to provide orderly development that keeps lot sizes in scale with 
the surrounding residential lots. 

5. The parcel of land where the subdivision is proposed is not located in a mapped 100-year floodplain, 
however the Flood Risk Management Plan completed in May of 2013, shows an area of this property 
that currently would be covered with up to 2 feet of water in a 100-year flood event.   

 

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(F) of the Subdivision Control Ordinance states that permanent dead-end streets 
shall not be permitted.  Temporary dead end streets (“stub streets”) may be permitted only as part of 
a continuing street plan and as required by Section 16.24.030(E) of the Subdivision Control 
Ordinance requirement for neighborhood connectivity.  In cases where a temporary dead end street is 
permitted or required as part of a continuing street plan, the street shall be constructed according to 
the standards of this ordinance.  
  1.  The maximum length of a temporary dead end shall be 150 feet. 

2.  A public notice sign shall be installed and maintained at the end of all temporary  
dead end   streets which contains the announcment that the street will be a future 
connection and provide the name and number for the City Engineer’s office. 

2. Section 16.24.160(C) of the Subdivision Control Ordinance requires the depth to width ratio of ant 
single-family residential lot not be greater than three to one. 
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