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STAFF REPORT 
 

CITY OF COLUMBUS PLAN COMMISSION  
(February 14, 2024 Meeting) 

 
Docket No. / Project Title: ANX-2024-003 / C/RZ-2024-001 (Toyota Material Handling) 

Staff: Noah Pappas 
 

Applicant: Toyota Material Handling, Inc. 

Property Size: Annexation: 70.53 Acres 
 Rezoning:  65 Acres  

Current Zoning: AP (Agricultural: Preferred) 

Proposed Zoning: I2 (Industrial: General)  
Location: On the east side of I-65 and county road 225 West between Deaver Road 

and county road 300 South (including 2914 Deaver Road), in Wayne 
Township.   

 
Background Summary:   
The applicant has indicated that the proposed annexation and re-zoning is for the purpose of annexing 70.53 
acres, including three parcels and right-of-way, into city limits and then rezoning the properties to I2 for a 
future 260,000 square foot manufacturing facility.  
 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of these applications:   

1. Is this property a logical and appropriate addition to the City of Columbus? 
2. To what extent is buffering needed to protect adjacent residences from industrial development at this 

location? 
3. To what extent are infrastructure improvements required to accommodate industrial use? 

 
Preliminary Staff Recommendation (Annexation): 
Favorable recommendation to the City Council.  
 
Preliminary Staff Recommendation (Re-zoning): 
Favorable recommendation to the City Council with the following commitments, all to be satisfied at the time 
any portion of the property is developed and prior to its occupancy: 

1. The subject property’s 225 West frontage shall be improved to include a minimum pavement width of 
24 feet, as well as curb and gutter on both sides of the road. These improvements shall include a re-
alignment of 225 West north of its intersection with Deaver Road meeting the specifications of the 
City Engineer, including the dedication of all necessary right-of-way to the City of Columbus to 
accommodate the re-aligned road. 

2. The intersection of Deaver Road and 175 West shall be improved within existing right-of-way to 
facility semi-truck turning movements consistent with the specifications of the City Engineer.  

3. A 30-foot ½ right-of way shall be dedicated along the subject property’s 300 South frontage. 
4. A Type A Buffer meeting the requirements of the Zoning Ordinance effective February 14, 2024, shall 

be provided along the property lines of the adjacent residential lots (at 2770 West Deaver Road and 
2815 – 2921 West 300 South).  
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Plan Commission Options: 
Annexation and re-zoning are two separate requests and should be decided separately.  In reviewing 
requests for annexation & re-zoning the Plan Commission may (1) forward a favorable recommendation on 
both or either to the City Council, (2) forward an unfavorable recommendation on both or either to the City 
Council, (3) forward both or either to City Council with no recommendation, or (4) continue the review to the 
next Plan Commission meeting.  The Plan Commission may recommend that conditions or commitments be 
attached to the re-zoning request.  The City Council makes all final decisions regarding annexation & re-
zoning applications. 

Considerations / Decision Criteria (Annexation): 
Indiana law requires that, to be eligible for annexation, the external boundary of the area must be at least 
12.5% contiguous with the boundary of the City (the property involved in this annexation is 53% contiguous).  
In 1990 the City Council adopted the following policies for annexation: 

1. Subdivisions which are contiguous to the City should be a part of the City.
2. Land contiguous to the City zoned for commercial or industrial purposes should be annexed to the

City before it is developed.
3. Land contiguous to the City used for commercial or industrial purposes should be a part of the City.
4. Undeveloped land required to complement the annexation of developed land and which helps

provided the ability to manage growth should be a part of the City.
5. Neighborhoods which are socially, culturally, and economically tied to the City should be a part of the

City.
6. The pattern of City boundaries should promote efficient provision of services by the City, the County,

and other agencies.
7. Contiguous lands needed for orderly growth and implementation of the City’s Comprehensive Plan

should be a part of the City.
8. Contiguous lands which are likely to be developed in the relatively near future should be a part of the

City.
9. Contiguous lands having the potential for health or safety problems or environmental degradation

should be a part of the City and provided with City services.
10. Contiguous properties which, if annexed, would serve to equalize the tax burden for City residents

should be a part of the City.

Decision Criteria (Re-Zoning): 
Indiana law and the Columbus Zoning Ordinance require that the Plan Commission and City Council pay 
reasonable regard to the following when considering a re-zoning: 

The Comprehensive Plan. 
Preliminary Staff Comments:  The Comprehensive Plan promotes continued economic development in 
this (Woodside/Walesboro) area. It encourages growth to take place in an orderly manner. Where 
possible, this growth should be contiguous or in close proximity to the existing development in order to 
facilitate provision of infrastructure and services. This development represents an expansion to the north 
that is directly adjacent to existing industrial development. Currently, however, the Comprehensive Plan 
future land use map designates this area as agriculture.  

The current conditions and the character of current structures and uses in each district. 
Preliminary Staff Comments:  The current condition of and character of the area is agriculture, residential, 
and to the south industrial. There are 3 single-family residential properties along 300 South, and one on 
Deaver Road, that directly border the subject property.  

The most desirable use for which the land in each district is adapted. 
Preliminary Staff Comments:  The Comprehensive Plan Future Land Use Map identifies this area as 
agricultural. However, the Comprehensive Plan also indicates a desires to promote continued industrial 
development in the Woodside/Walesboro area. Being north of the Woodside Business Park and within 3 
miles of the nearest I-65 interchange makes industrial a desirable use for the subject property.  
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The conservation of property values throughout the jurisdiction of the City of Columbus. 
Preliminary Staff Comments:  The site is bordered to the south by Deaver Road and the existing Toyota 
manufacturing facility and to the west by I-65 and an industrial rezoning would clearly have no impact on 
property values in those directions.  However, residential properties to the north and east may be 
impacted unless adequate buffering is provided. 
 
Responsible growth and development. 
Preliminary Staff Comments:  Though this property is directly north of existing industrial development, 
there are infrastructure constraints presented by the current condition of 225 West, 300 South, and the 
nearby intersection of 175 West and Deaver Road.  Responsible growth and development could be 
satisfied if these infrastructure constraints are addressed and adequate buffering can be provided for 
adjacent residences.   

 
 

Current Property Information: 

Existing Land Use: Agriculture 

Existing Site Features: Agricultural fields, woods, a single-family home 

Flood Hazards: None 

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

None 

Vehicle Access: Deaver Road (Collector, Industrial, Suburban) 

225 West (Collector, Residential, Rural) 

300 South (Collector, Residential, Rural) 

 
Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: AP (Agriculture: Preferred) Agricultural, Single-Family Residential 

South: I-3 (Industrial: Heavy) 

I-2 (Industrial: General) 

Industrial (Toyota Material Handling) 

Industrial (Claas) 

East: AP (Agriculture: Preferred) Agricultural, Single-Family Residential 

West: AP (Agriculture: Preferred) I-65, Agricultural, Single-Family Residential 

 
Zoning District Summary (Existing / Proposed): 

 Existing Zoning: AP  Proposed Zoning: I-2 
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Zoning District Summary (Existing / Proposed): 

Zoning District Intent: The “AP”, Agriculture: Preferred 
zoning district is intended to provide 
an area suitable for agriculture and 
agriculture-related uses. This 
district is further intended to 
preserve the viability of agricultural 
operations, and limit non-
agricultural development in areas 
with minimal, incompatible 
infrastructure.  

Residential development in this 
zoning district is intended to be 
limited.  In no instance shall this 
zoning district be considered a 
large-lot residential zone.  This 
district is further intended to protect 
the use and value of both 
agricultural and non-agricultural 
property within in the community. 

The “I2”, Industrial: General zoning 
district is intended to provide 
locations for general production, 
assembly, warehousing, research & 
development facilities, and similar 
land uses. This district is intended 
to accommodate most modern 
industrial production facilities and 
should be considered as 
appropriate for most general 
industrial developments and uses.  

 

Permitted Uses: Agriculture Uses 

• farm 

Residential Uses 

• dwelling, single-family 

Park Uses 

• nature preserve / conservation 
area 

Agriculture Uses 

• farm 

Communications / Utilities Uses 

• communication service exchange 

• sewage treatment plant 

• utility substation 

• water tower 

Public / Semi-Public Uses 

• Use government facility (non-
office) 

• Parking lot / garage (as a primary 
use) 

• Police, fire, or rescue station 

Park Uses 

• Nature preserve / conservation 
area 

Commercial Uses 

• Auto-oriented uses (medium 
scale) 

• Builders supply store 

• Conference center 
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• Data processing / call center 

Industrial Uses 

• Contractor’s office / workshop 

• Dry cleaners (commercial) 

• Food & beverage production 

• General industrial production 

• Light industrial assembly & 
distribution 

• Light industrial processing & 
distribution 

• Mini-warehouse self-storage 
facility 

• Research & development facility 

• Truck freight terminal 

• Warehouse & distribution facility. 

Water and Sewer Service: Not Required 

 

Required 

Lot and/or Density 
Requirements: 

1 acre or as needed to provide 2 
viable septic sites, whichever is 
greater. 

1 acre (43,560 square feet) 

Setbacks Required: 
 

Side Yard Setback: 
30 feet 

Rear Yard Setback: 
30 feet 

Front Yard Setback: 
Arterial Street or Road: 50 feet 

Collector Road: 30 feet 

Collector Street: 25 feet 

Local Road: 25 feet 

Local Street: 10 feet (25 feet for any 
garage with vehicle entrance facing 
the Street) 

Side Yard Setback: 
20 feet 

Rear Yard Setback: 
20 feet 

Front Yard Setback: 
Arterial Street or Road: 50 feet 

Collector Street or Road: 35 feet 

Local Street or Road: 25 Feet.  
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Height Restrictions: Primary Structure:  
40 feet 

Accessory Structure: 
35 feet 

Primary Structure:  
50 feet 

Accessory Structure: 
40 feet 

Floor Area Requirements: 1,000 square feet minimum dwelling 
living area   

Not applicable 

Signs: Signs only permitted for Conditional 
Uses 

Permitted 2 wall signs, up to 15 
percent of the street facing wall or 
350 square feet total, whichever is 
less.  

Permitted 1 freestanding sign per 
frontage, up to 10 feet tall and 75 
square feet in area each.  

 

Interdepartmental Review: 

City Engineering: The following should be made conditions of the rezoning: 
1. 225 W should be improved to meet the standard City street cross section. 

The existing street is approximately 18’ wide.  
2. The intersection of 225W and Deaver Road should be realigned to 

remove the sharp 90 degree bend just north of the intersection.  
3. Intersection improvements at 175W and Deaver Road to facilitate turning 

trucks. 
 
There are other improvements needed in the area, regardless of this site 
developing.  

1. Realignment of CR175 W over to the intersection of CR 150 W and 
Deaver Road. 

2. Traffic Study and Improvements at the intersection of CR 175 W and CR 
450 S 

Both of these project would be City projects, but there is not funding programed 
at this moment.   

City Utilities: 1. I have no concerns with the proposed annexation. 
2. CCU has a 16-inch water main adjacent to the property along Deaver 

Road that can provide water service to the area proposed to be annexed. 
The property owner/developer is responsible for paying for the tap fees 
and system development charge for connection. 

3. A sewer extension will be required to provide sanitary sewer service to 
the area proposed to be annexed. The property owner/developer is 
responsible for the sewer extension and tap fee. CCU will work with the 
applicant during the site plan review process to determine the best 
connection point and if the extension will be privately owned or will be 
turned over to CCU for maintenance. 
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Parks Department: I don’t see any issues from the Parks Department side of things. 

Police Department: No comments provided. 

Fire Department: 1. The Columbus Fire Department is able to provide fire protection to this 
proposed annexation with an acceptable response time from Engine 6.  

2. My only concern is that 225 West may need to be widened to facilitate a 
timely response to this area by Engine 5. Traveling 225 West on an 
emergency run in a fire truck can be sketchy. I have been assigned to 
both Station 6 and Station 5 and have often felt that 225 West needed to 
be improved. 

Public Works 
Department: 

No comments provided. 

Animal Care 
Services: 

No comments provided. 

Human Rights 
Department: 

No comments provided. 

City Administration: No comments provided. 

 
Comprehensive Plan Consideration(s):  
The Future Land Use Map indicates the future use of this property as Agriculture.   
 
The following Comprehensive Plan goal(s) and/or policy(ies) apply to this application:   

1. Policy A-2-3: Ensure that development takes place in a manner which allows for preservation of 
farmland, open space, and significant natural features whenever possible and desirable.  
This policy is intended to encourage creative subdivision design which protects natural features, 
proper buffering, and orderly development. It is not an anti-growth policy, nor does it mean that all 
farmland will be retained.  

2. Policy A-2-5: Ensure that the city considers the impacts on agriculture when new development is 
proposed or infrastructure extended. 
New roads and utilities can disrupt farming activities and increase development pressures in rural 
areas. Factories can cause air pollution and noise that adversely affect plants and livestock. 
Agricultural land should be viewed as land in active economic use, not as inexpensive vacant land.  

3. Policy A-2-6: The City Council should consider annexation proposals on a case-by-case basis within 
the laws of the State of Indiana and the city’s adopted annexation policies. 
Annexation increases taxes and increases the pressure for development. Because of requirements of 
Indiana law, it is sometimes necessary for the city to annex farmland in order to provide for orderly 
growth, but the city’s annexation policies should discourage annexation of farmland except when 
necessary.  

4. Policy A-2-7: Require appropriate buffer areas to be maintained between farm and nonfarm uses. 
Subdivisions and farms may not be good neighbors: homeowners complain about dust, odors, noise, 
herbicides and pesticides, while farmers complain of crop destruction caused by children, pets, and 
off-road vehicles. Providing temporary buffers between farms and subdivisions can reduce conflicts. 

5. Policy A-2-13: Encourage growth to take place at a rate that enables the city to maintain the high 
quality of public services.  
Growth that is too rapid would outpace the city’s ability to provide services such as police, fire, and 
trash pickup, and it would strain facilities such as schools and parks.  
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6. Policy A-4-6: Encourage wise use of infrastructure dollars. 
These are limited public resources for construction or improvement of streets, sewer systems, water 
systems, drainage systems, and other similar facilities. These expenditures are affected by the 
pattern of development, and costs should be considered in conjunction with development proposals.  

7. Policy A-4-7: Require new development to take place in an orderly fashion to facilitate efficient 
provision of services at reasonable cost. 
Public services, such as police and fire protection, school busing, trash pick-up, road maintenance, 
and snow removal all cost more when development is scattered rather than compact.  

8. Policy D-1-3: Encourage development adjacent to already developed areas. 
Compact development contiguous to already developed areas is the most economical and convenient 
urban form, and the city should encourage that type of development.  

9. Policy J-2-3: Encourage industrial development to be integrated with its surroundings, providing 
smooth transitions between differing land uses.  
Columbus’ economic success has been tied to successful local industry. In years past, industries 
located in the downtown and other neighborhood areas, close to the work force and to public facilities 
and services. Different types of industries are appropriate in different types of surroundings. The city 
should take steps to ensure that industries are good neighbors and that appropriate measures are 
employed to ensure that industries are good neighbors and that appropriate measures are employed 
to ensure compatibility of adjacent uses.  

10. Goal J-3: Provide for continued industrial growth while protecting the agricultural sector of the 
economy by retaining expanses of productive agricultural land.  

11. Policy J-3-1: Limit the growth of industrial activity to the areas most suited for this use, minimizing 
the impact of this type of development on agricultural businesses. 
The city needs to continue its industrial growth for long-term economic health. Much of this growth will 
take place on land that now is used for farming. While it is recognized that some farmland will be lost 
to this growth, the city should minimize the impacts on farm operations.  

12. Goal J-4: Promote continued economic development in this area to provide jobs which will improve 
the standard of living and provide upward mobility for local residents.  

13. Policy J-4-1: Encourage new industrial development to be similar to that experienced in this area in 
the past. 
This area has been the location of significant industrial growth in recent years. These industrial parks 
are attractive and accessible. New development of a similar nature will enhance the strength of the 
existing businesses and continue to provide economic and job growth.  

14. Policy J-4-2: Encourage the growth in this area to take place in an orderly manner. Where possible 
this growth should be contiguous or in close proximity to the existing development in order to facilitate 
provision of infrastructure and services. 
Infrastructure and services can be provided most efficiently to development contiguous to existing 
development of a similar nature.  

15. Policy J-4-3: Designate the land bounded by CR 350 S, CR 400 W, CR 700 S, and SR 11 as an 
economic growth area. 
While it will be many years before this entire area is occupied by industrial development, it is 
important to set aside an area to accommodate the growth and to discourage incompatible land uses 
which in turn will discourage desired industrial growth.  

16. Policy J-4-4: Maintain manufacturing, offices, office/warehouse and similar uses as the principal 
uses in this area. 
See Policy J-4-1.  

 
This property is located in the Woodside/Walesboro character area.  The following Planning Principle(s) apply 
to this application: 

1. All new development should be designed in a manner that does not diminish the level of service of 
the traffic flow in the area. 

2. New nonresidential development should be in industrial parks or commercial centers to complement 
the existing development.  

3. Require new development to be served by public sewer and water and to be annexed to the city 
wherever possible.  
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Bicycle & Pedestrian Plan: The Bicycle & Pedestrian Plan calls for a future shared use path to be installed 
along Deaver Road between 50 West and 300 West.  
 
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 requesting to annex and rezone the three subject properties from AP (Agriculture: 
Preferred) to I2 (Industrial: General). The applicant has indicated it intends to develop the site with a 
260,000 square foot manufacturing facility.  

2. The subject property is located 2.8 miles from the nearest I-65 interchange at State Road 58 / 450 
South when taking Deaver Road to 175 West to 450 South. It is directly north of the existing Toyota 
Material Handling facility.  

3. Adjacent properties, other than the Toyota manufacturing facility to the south, are all either single-
family homes or used for agriculture. There is 1 home adjacent to the subject property along Deaver 
Road, which is bordered on two sides by the site.  That adjacent residential lot is 2.16 acres in size, 
with a home located approximately 65 feet from the rezoning site.  There are three homes adjacent to 
the subject property along 300 South.  Two of those homes are on approximately 2 acre lots; the third 
lot is 6 acres. The nearest home is 20 feet from the rezoning site.  A group of 7 additional homes on 
lots of varying sizes is located north of the site on the opposite side of 300 South. 

• The site has frontage on 300 South, 225 West, and Deaver Road. If the property is annexed 
and rezoned:300 South would be considered a Collector, Industrial, Suburban street with 
Thoroughfare Plan recommendations for a pavement width of 24 feet, curbs and gutters, and 
sidewalks in a 60-foot total / 30-foot half right-of-way.  300 South currently has a total right-of-
way width of 30 feet and a pavement width of 16 feet, with no curbs, gutters, or sidewalks. 

• 225 West would also be considered a Collector, Industrial, Suburban street, also with a 
recommended pavement width of 24 feet, curbs and gutters, and sidewalks in a 60-foot total / 
30-foot half right-of-way.  225 West currently has a total right-of-way width of 60 feet and a 
pavement width of 18 feet, with no curbs, gutters, or sidewalks. 

• Deaver Road would continue to be considered a Collector, Industrial, Suburban street, with a 
recommended pavement width of 24 feet, curbs and gutters, and sidewalks in a 60-foot total / 
30-foot half right-of-way.  Deaver Road currently has a total right-of-way width of 70 feet and 
a pavement width of 25 feet, with slight stone shoulders but no curbs, gutters, or sidewalks. 

4. The Columbus Strategic Growth Study, completed by the Planning Department in 2017, looked to 
provide analysis and recommendations regarding the City’s growth. The subject property was 
identified as within a Tier 2 site in which the primary constraints on development were identified as 
sewer availability and road conditions.  However, City Utilities has now indicated that sewer service 
can be provided. 

5. Zoning Ordinance Chapter 8.2(Table 8.3) establishes buffering requirements between different 
zoning districts.  No buffer is required between properties zoned AP (Agricultural: Preferred) and I2 
(Industrial: General).  Therefore, the adjacent homes would not be provided with a buffer from 
industrial development on this site.  When I2 zoning is adjacent to a residential zoning district, 
however, a Type A buffer is required.  Per Section 8.2(D), a Buffer Yard Type A consists of a 
minimum width of 25 feet in addition to the minimum required setback, so 45 feet in total. It must 
provide a dense buffer consisting of a fence or wall with landscaping, an opaque tree screen, or a 
combination of both.  Zoning Ordinance Chapter 7.3(Part 2) requires the construction of sidewalks, 
consistent with the recommendations of the Thoroughfare Plan, along all street frontages when 
existing lots in Multi-Family Residential, Commercial, Public, and Industrial zoning districts are 
developed.  Therefore, if rezoned, the subsequent development of the subject property will be 
required to include a sidewalk along its frontages of Deaver Road, 225 West, and 300 South. 
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