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STAFF REPORT 
 

CITY OF COLUMBUS PLAN COMMISSION  
(May 8, 2024 Meeting) 

 
Docket No. / Project Title: PP-2024-001 (Drive-In Commercial Park Major Subdivision Preliminary 

Plat Revision) 

Staff: Ashley Beckort 
 
Applicant: Vision Housing LLC 

Property Size: 20.48 Acres  

Current Zoning: I2c (Industrial General w/ Commitments) 

Proposed Zoning:  I2c (Industrial General w/ Commitments) & RM (Residential: Multi-Family) 

Location: On the west side of Indianapolis Road, generally between Arcadia and 
Paula Drives, in the City of Columbus 

 
Request Summary:   
The applicant is requesting approval of a major subdivision preliminary plat revision consistent with 
Subdivision Control Ordinance Chapter 16.16.  The proposed subdivision includes 12 lots and 1 common 
area (for a drainage pond) totaling 20.48 acres.  The proposed revision is for a traffic circulation change, 
specifically to connect Omega Drive with 150 West, and to remove a “no-access” notation along 150 West. 
 

 
 
Modifications:  
The applicant is proposing the following modification(s) from the subdivision control ordinance design or 
improvement standards that would typically apply to this development:  Section 16.24.030(C) Subdivision 
Control Ordinance requires improvements along existing right-of-way like 150 West. The applicant proposes 
to improve 150 West north of the new Omega Drive connection, but requests to waive the requirement to 
improve 150 West south of Omega Drive. 

City of Columbus – Bartholomew County    
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Plan Commission Process, Options, & Preliminary Staff Recommendation: 
Step 1 - Modification Request(s): 
The initial step in the approval process is for the Plan Commission to determine whether or not any requests 
for modification from the design or improvement standards of the Subdivision Control Ordinance can be 
supported based on the decision criteria provided.  Subdivision Control Ordinance Section 16.32.020 
indicates that the Plan Commission may grant a modification of the standards upon the determination that 
each provided criterion has been met.  A separate motion with specific findings is recommended for each 
requested modification.  The Plan Commission may attach conditions to any approved modification that are 
related to that modification and “will reasonably secure the objectives and requirements” of the Subdivision 
Control Ordinance (Section 16.32.030(B)).     
 
Requested Modification: Section 16.24.030(C) of the Subdivision Control Ordinance states that the frontage 
of all existing streets (like 150 West) shall be improved in all respects including right-of-way dedication, 
widening, street trees, sidewalks, etc. It shall be the responsibility of the subdivider to design, construct and 
pay for said improvements. Improvements to 150 West appear to not have been required with the original 
subdivision plat because it was not used for access.  150 West is a dedicated right-of-way but unimproved 
south of Tudor Addition and dead-ends along the Abbey Place Common Area, south of the subject property. 
With the proposed new connection to 150 West, improvements along 150 West are required.  The applicant 
proposes to improve 150 West north of the new Omega Drive connection (as required by the Subdivision 
Control Ordinance), but requests to waive the requirement to improve 150 West south of the new Omega 
Drive connection.  

Preliminary Staff Recommendation:  Approval, all criteria have been met. 

Criteria #1:  The modification will not be detrimental to the public health, safety, and general welfare. 

Preliminary Staff Findings:  The developer is proposing to improve 150 West north of the proposed 
Omega Drive connection, which would provide an alternate access point improving safety and 
circulation.  There are no properties south of the subject property that require access through 150 
West. The developer is requesting to waive the improvements south of the proposed Omega Drive 
connection, rather than seeking the vacation of that right-of-way to allow flexibility for a potential 
future pedestrian connection through a city-lead project.  This criterion has been met. 

Criteria #2:  Adjacent property will not be adversely affected. 

Preliminary Staff Findings:  There are no properties south of the subject property that require access 
through 150 West. The developer is not seeking the vacation of the 150 West right-of-way to allow 
flexibility for a potential future pedestrian connection through a city-lead project.  Not improving 150 
West south of the proposed Omega Drive connection, will not adversely affect neighboring properties. 
This criterion has been met. 

Criteria #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. 

Preliminary Staff Findings:  150 West is a dedicated right-of-way but unimproved south of Tudor 
Addition and dead-ends along the Abbey Place Common Area, south of the subject property.  The 
developer is proposing to improve 150 West north of the proposed Omega Drive connection, to 
provide an alternate access point.  There are no properties south of the subject property that require 
access through 150 West. The developer is requesting to waive the improvements south of the 
proposed Omega Drive connection and retain the right-of-way as-is which will allow flexibility for a 
potential future pedestrian connection through a city-lead project.  This criterion has been met. 

Criteria #4:  The modification is consistent with the intent of this (the Subdivision Control Ordinance) 
and other applicable ordinances and the Comprehensive Plan. 

Preliminary Staff Findings:  The portion of 150 West that would be used by the applicant and 
neighboring property owners would be improved, but the portion that is unimproved and unused will 
not be improved.  This criterion has been met. 
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Criteria #5:  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). 

Preliminary Staff Findings:  There are no properties south of the subject property that require access 
through 150 West. Not doing improvements along 150 West (south of the Omega Drive connection) 
will not conflict with any zoning ordinance standards. This criterion has been met. 

 
Step 2 - Required Revision(s): 
The Plan Commission should identify any needed corrections or additions to the proposed plat that are 
necessary to meet the requirements of the Subdivision Control Ordinance and for which modifications have 
not been approved.  The Plan Commission should also stipulate any changes necessary for the subdivision to 
comply with the Commission’s determinations on those design or improvement details that are at its 
discretion.  Any required revisions must enforce the requirements of the Subdivision Control Ordinance.  
Discretionary features include those specifically indicated as such by the Subdivision Control Ordinance (such 
as the number of lots to be served by access easement) and those for which ensuring compliance requires 
the case-by-case application of the requirements by the Commission (such as street names, traffic calming, 
or supplementary travel lanes). 
 
Preliminary Staff Recommendation:  The following required revisions should be included as part of the plat 
approval:   

1. The “no parking” signs shall be revised to meet all requirements of the City Engineer. 
2. The street, curbing, and sidewalks along 150 West shall be extended north to align with the northern 

property line.   
3. The preliminary plat shall include lot numbers only, with the appropriate lettering to be completed 

during the final plat stage.  Remove “A” from Lot 4 and 5.   
4. The removal of the “no-access” easement along 150 West, north of Omega Drive shall be labeled, 

rather than omitting it from the plat drawings.  
5. The “no-access” easement shall be shown as removed along Lot 4 and the Omega Drive connection, 

but remain along Lots 5 and 6. 
6. The additional right-of-way dedication along the west side of 150 West shall be shown to match the 

associated commitments (per RZ-2024-006: Vision Housing LLC-West). 
7. The plat shall show improvements to the west half of 150 West as may be required through the 

rezoning of that adjacent property per RZ-2024-005 (Vision Housing LLC – Omega Drive) and/or RZ-
2024-006 (Vision Housing LLC – West). 

 
Step 3 - Request Approval, Denial, or Continuance: 
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 and Subdivision Control Ordinance Section 16.40.050.  The Plan Commission should make, 
second, and vote on a motion for the approval, denial, or continuance of the request. Any motion for approval 
should (1) note any approved modification(s) and (2) incorporate any required revisions. 
 
Preliminary Staff Recommendation:  Approval of the proposed preliminary plat revision with required revisions 
(as listed above) and with the associated modification request (as noted above).  Approval should be 
contingent on the successful completion of the rezoning of the subject and adjacent property as proposed by 
cases RZ-2024-005 (Vision Housing LLC-Omega Dr.) and RZ-2024-006 (Vision Housing LLC-West). 
 

Current Property Information (entire subdivision site): 

Land Use: Vacant 

Site Features: Omega Drive and Retention Pond 
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Flood Hazards: Zone AE (100-year floodway fringe) along the north, east, and south 
property lines.  Zone X (500-year floodway fringe) along the middle of the 
property. 

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

None. 

Vehicle Access: Indianapolis Road (Minor Arterial, Industrial, Suburban) 

Omega Drive (Local, Industrial, Suburban) 

150 West (Local, Industrial, Suburban) 

 
Surrounding Zoning and Land Use (entire subdivision site): 

 Zoning: Land Use: 

North: CC (Commercial Community) 

RS2 (Residential: Single-Family 2 

Dog Kennel (Guardian K-9) 

Tudor Addition 

South: I3 (Industrial Heavy)  Industrial (PMG and CAPCO) 

East: I2 (Industrial General)  Industrial (PCA) 

West: I1 (Industrial Light) 

RS3 (Residential: Single-Family 3) 

Vacant Industrial 

Abbey Place Subdivision and Open Space 

 

Interdepartmental Review: 

City Engineering:  Our original Subdivision Review Committee comments have been addressed. 
We do have a new comment that the no parking signage should be standard 
12x18” “No Parking” Signs. 

 The Engineering Department supports the modification request to end the 
improvements on CR 150 West at the new street connection. There is little 
chance that 150 West will connect to another street south of this location, and 
will only add additional maintenance requirements to the City. The right-of-
way should remain in place to protect existing utility infrastructure and 
preserve a route for a possible future pedestrian connection. 

City Utilities: No concerns. 

Fire Department: The plat revision poses no safety concerns in regards to an emergency response 
from the Columbus Fire Department. The connector road from Omega to 150 
West will provide improved access to the Paula Drive area. 
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Drainage Board: The original Subdivision Review Committee comments have been addressed and 
I have no concerns with the proposed modification. 

City Parks: If there are areas of flooding concern, then Parks would recommend “recreation 
area/open space”.   

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

1. This site was originally developed as a drive-in movie theater.  
2. PP-94-005: In May of 1994, Plan Commission approved a Preliminary Plat with 12 lots and 1 

common are over 20.48 acres. At this time, the property was zoned B-4 (Highway Business).  
3. FP-96-008: In 1996, the final plat was submitted creating the 12 lots and street network, with the 

public infrastructure (Omega Drive) being accepted by the City of Columbus on November 19, 1996. 
4. RZ-2007-015: Heard by the Plan Commission on January 2, 2008, and approved by the City Council 

on February 19, 2008, this rezoning changed the zoning from B-4 (Highway Business) to I-2 (Medium 
Industrial).  

5. RZ-2018-008: City Council voted to approve a rezoning for portions of the subject property to CC 
(Commercial: Community Center).  However, the rezoning was not completed after the applicant 
chose not to record the associated commitments.  The subject property is still zoned industrial. 

6. VAC-2018-002: A vacation request was submitted in March of 2018 to vacate 150 West south of the 
Tudor Addition.  This request went through the Subdivision Review Committee for comments and 
passed first reading at City Council with the condition that a utility easement be provided in place of 
the right-of-way.  The vacation was not completed after the applicant chose to not fulfill the final step 
of the vacation process, which is to complete a plat.  The 150 West right-of-way is still present. 

 
History of this Application:  
The relevant history of this application includes the following:  The proposed preliminary plat was reviewed by 
the Columbus Subdivision Review Committee at its April 18, 2024 meeting and forwarded to the Plan 
Commission. 

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

1. Zoning: The subject property is currently zoned I2c (Industrial General with Commitments).  There 
are accompanying rezoning requests to rezone a portion of the subject property, as well as the 
property west of 150 West to RM (Residential: Multi-Family).  The proposed circulation change would 
provide an alternate access to the subdivision and provide a connection between these two 
proposed-to-be residential properties. 
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2. Current Layout: The subject property is made up of 12 lots and 1 common area (for a drainage 
pond).  The lots are designed to gain access from the internal street (Omega Drive) and do not have 
direct access to 150 West (to the west) nor Indianapolis Road (to the east) as there is a platted “no-
access” notation.  Omega Drive accesses from Indianapolis Road and loops in a circle with the pond 
and 2 lots inside.  

3. Proposed Revision: The applicant is proposing a circulation change of a new street connection 
between Omega Drive and 150 West and to remove a portion of the “no-access” notation along 150 
West.  Per Section 16.40.070 of the Subdivision Control Ordinance, the proposed street circulation 
change requires Plan Commission review.  Further, this proposed change requires consent of 75% of 
the owners of the subdivision.  In this case, the subdivision is in one ownership and they have signed-
off on the proposed change.  

4. Street Cross-Sections:  The existing Omega Drive meets the minimum street pavement width 
standards of the Subdivision Control Ordinance, but does not have curb and gutter or street trees. 
Sidewalks have not been installed yet, but are required by the Zoning Ordinance when each lot is to 
develop. The new street connection assumes the completion of the associated rezoning and meets 
the standard in the Subdivision Control Ordinance for a Local, Residential, Suburban Street with no 
on-street parking, with 17 feet of pavement, curb and gutter, tree lawn, street trees, and 5-foot 
sidewalk.  

5. 150 West: The Drive-In Commercial Park Major Subdivision has 885 feet of frontage along 150 West.  
The right-of-way along 150 West is about 39 feet wide (25 feet platted and 14 feet prescriptive).  150 
West is not improved south of the Tudor Addition and functions like a field entrance.  From the Tudor 
Addition to the proposed street connection is approximately 378 feet.   

o There is a platted “no access” notation along 150 West.  With the proposed circulation 
change, Plan Commission must decide if direct access should be granted from 150 West 
from the new street connection and along the “back” sides of the adjacent lots. 

o Improvements to 150 West appear to not have been required with the original subdivision plat 
because it was not used for access.  With the proposed new connection to 150 West, its 
improvement is required.   

o If the associated rezonings are completed, 150 West would be classified as a Local, 
Residential, Suburban Street and would typically require (if no on-street parking is allowed) 
17 feet of pavement, curb and gutter, tree lawn, street trees, and 5-foot sidewalk.  

o The developer is proposing to build 150 West north of the new Omega Drive connection 
meeting the requirements for a Local, Residential, Suburban Street.  The eastern half of the 
street being required by the Subdivision Control Ordinance through the proposed preliminary 
plat revision and the western half of the street being a likely commitment associated with one 
or both rezoning requests.  The applicant is showing the full improvements on the plat for 
context. 

o The developer is requesting a modification to not install any improvements along 150 West 
south of the proposed Omega Drive connection.  They are showing the existing right-of-way 
to remain for a potential future pedestrian connection through a city-lead project.     

 
Applicable Subdivision Control Ordinance Requirement(s): 
The following provisions of the Subdivision Control Ordinance apply to the consideration of this application:   
 
Section 16.40.070: Major Subdivision Plat Substantial Revisions 

(A) Applicability:  This section shall apply to proposals to resubdivide or otherwise revise a previously 
approved major subdivision plat in a way that results in (1) any change in street circulation pattern or 
other public improvement, (2) the addition of one or more buildable lots, and/or (3) any change in the 
amount of land reserved as common area or otherwise for public use. 

(B) Procedure:  The procedure for these revisions shall be based on the date of approval of the plat in 
relation to the adoption of this ordinance as follows: If the major subdivision being revised received 
preliminary plat approval on or after the December 7, 1982 effective date of this ordinance, the 
revision must take the form of a revision to that subdivision’s preliminary plat and follow the major 
subdivision process. 

(C) Property Owner Consent: The application for a plat revision governed by this section shall include 
the signed consent of at least 75% of the owners of property in the previously approved subdivision. 
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Section 16.24.030(C): Improvement of Existing Streets: The frontage of all existing streets bordering or 
adjacent to a parcel of land which is being subdivided shall be improved in all respects (including right-of-way 
dedication, widening, street trees, sidewalks, etc.) based on the street classification established by the 
Thoroughfare Plan for that street. It shall be the responsibility of the subdivider to design, construct and pay 
for said improvements.    

1. Frontage Defined: For the purpose of this requirement, “frontage” shall include all components of the 
street beginning at the centerline of that street’s existing pavement and extending to the property 
being subdivided for the entire extent of the subdivision.   

2. Local and Collector Streets: The required design elements and corresponding right-of-way for local 
and collector streets shall be as specified by this Ordinance. The right-of-way dedication and design 
elements shall either (1) be consistent with the remainder of the street if that street meets the 
requirements of this Ordinance or (2) provide the typical design elements and minimum right-of-way 
unless, in either case, bicycle facilities are recommended by the Bicycle and Pedestrian Plan.   
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City of Columbus – Bartholomew County Planning Department 

City of Columbus  
Subdivision Control Ordinance Modification Worksheet 

(Attach a separate worksheet for each requested modification.) 
 
 
Modification Requested: 
I am requesting a modification from Section _____________________  of the Columbus Subdivision Control Ordinance to allow: 
 
____________________________________________________________________________________________________ 
 
____________________________________________________________________________________________________ 
 
 
Modification Request Justification: 
The Columbus Subdivision Control Ordinance (Section 16.32.020) establishes specific criteria that must be met in order for a 
modification from the design or improvement standards to be approved.  Please describe how the requested modification meets 
each of the following criteria.  All criteria must be met if the modification is to be approved.  Attach additional sheets if necessary. 
 
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 this (the Subdivision Control Ordinance) and other 

applicable ordinances and the Comprehensive Plan. 
 

______________________________________________________________________________________________________________ 
 
______________________________________________________________________________________________________________ 
 
______________________________________________________________________________________________________________ 
 
 

16.24.030(C)

No improvements to 150W south of the proposed Omega Drive connection.

No public health, safety or general welfare concerns will arise from omitting the improvements
from this section of roadway. Required access for vehicles and pedestrians will be provided with the
improvements proposed to the northern section of roadway.

Adjacent properties will not be adversely affected as all surrounding parcels have access
provided currently. The only two parcels impacted by the roadway extension are party to
the request.

A barrier exists to the south (Joseph Anthony regulated drain) that provides an obstacle for
future roadway extension. In addition, existing right-of-way does not exist south of the subject
site therefore future extension south is unlikely.

Extension of the roadway south of Omega Drive is not a good use of resources (land or capital)
and does not promote more efficient movement of people or vehicles. Parcels to the south
are developed with their own access points.
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5. 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). 

 
______________________________________________________________________________________________________________ 
 
______________________________________________________________________________________________________________ 
 
______________________________________________________________________________________________________________ 
 
 

 

Lots are in compliance with all applicable zoning ordinance requirements with the portion of 150W
proposed for improvement therefore extension of the roadway is not needed in order to ensure
lots comply with said ordinance requirements.














