City of Columbus — Bartholomew County 123 Washington Street e
Planning Department Columbus, Indiana 47201
Phone: (812) 376-2550 ,

Docket No. / Project Title:

Staff:

Applicant:
Property Size:
Zoning:

Location:

Background Summary:

Fax: (812) 376-2643

CITY OF COLUMBUS
BOARD OF ZONING APPEALS
(June 23, 2026 Meeting)

STAFF REPORT

BZA-26-41 (Wolfcreek Landscape Services)
Kyra Behrman Ardery

Tyler Short

34.90 Acres

AP (Agriculture: Preferred)

941 North 500 West, in Harrison Township

The applicant has indicated that the proposed conditional use will allow a plant nursery and landscape

services business in the AP (Agriculture: Preferred) zoning district. The proposal states it will be operating 7

days / week.

Preliminary Staff Recommendation:
Continuance, in order for the applicant to provide additional details to their request, including;

arON =

Zoning District Intent:

Dimensions of the proposed parking area.
Details and dimensions provided for the proposed greenhouses located in the 100-year flood fringe.
Details regarding signage for the property.

Any construction or development in the floodway and 100-year flood fringe
Explanation regarding the shown “crop fields”.

The intent of the AP (Agriculture: Preferred) zoning district is as follows: 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.

Current Property Information:

Land Use:

Single-family residential

Site Features:

Existing dwelling with attached carport, small sheds, and barns

Flood Hazards:

The site is contains land in both the floodway and the 100-year floodway
fringe.

Street/Road Frontage:

500 West, (Minor Arterial, Residential, Rural) Collector, Residential
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Surrounding Zoning and Land Use:

Zoning: Land Use:

North: AP (Agriculture: Preferred) Agriculture

Single-family residential

South: AP (Agriculture: Preferred) Agriculture
RS4 (Residential: Single-family 4)

East: AP (Agriculture: Preferred) Agriculture
RS4 (Residential: Single-family 4)

West: AP (Agriculture: Preferred) Agriculture

Single-family residential

Interdepartmental Review:

County Highway: Driveway Separation is a concern. No plantings, parking, etc. within the Sight
Visibility Triangle for the Drives.

Code Enforcement: | We do not have any issues as presented.

Fire Inspector: No issues as submitted.

Health Department: | Spoke to owner last month concerning septic location (relatively new system) to
ensure no future plans of encroaching on system area. Sent copy of system
drawing. No issues with proposal.

Owner might consider posting sign(s) for the public to be aware for ticks and
mosquitoes on/around walking areas. Feel free to contact me (Travis) or Mr.
Galbraith for more information on vector-borne safety.

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 proposes to operate a plant nursery and offer landscape services at this location which
is permitted in the AP (Agriculture: Preferred) zoning district with the approval of a Conditional Use.

2. The applicant states the proposed business will be open 7 days / week, opening at 9 a.m. Monday —
Saturday, closing 6:30 p.m. Monday — Friday, 5 p.m. on Saturday, and open Noon to 4 p.m. on
Sunday.

3. The submitted site plan shows a parking area, but no dimensions were included for the proposed
parking area, nor were any details included regarding the surface. The number of parking spaces
was not included. Table 7.2 of the Zoning Ordinance requires one parking space per 250 sq. ft. of
usable floor area for retail uses.

4. The submitted site plan indicates one of the existing barns will be used as the “landscape barn,” and
the other as a “retail barn.” The site plan also proposes 4 open areas to be used as “Ag Crop Fields”
with no details provided regarding what might be planted in those areas.
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10.

1.

12.

County Road 500 West is classified by the City’s Thoroughfare Plan as a minor arterial road and can
handle up to 5,000 vehicles / day on two-lane roads. 500 West, while in the City’s Thoroughfare Plan
due to the city’s two-mile zoning jurisdiction, is not within the corporate limits and is maintained by the
county.

The site has 2 existing driveways: one to access the single-family residence and one to access the
existing barns. These driveways are approximately 78 feet apart and do not meet the minimum
driveway separation for a minor arterial road, which is 300 feet or for a collector road, which is 200
feet. Neighboring driveways are approximately 137 feet from the driveway that accesses the existing
barns. According to Bartholomew County GIS mapping, the driveways on the subject site and
neighboring properties have existed since 1968 and 2004 and are considered legal noncomforming.
The submitted site plan does not indicate the ingress / egress and circulation of vehicles for the
proposed use.

The entire site is located within the floodway and 100-year flood fringe. According to the submitted
site plan, areas labeled “nature preserve with hiking trails” are within the floodway. The applicant
must apply for a permit from the Department of Natural Resources for Construction in the Floodway
for any development, which includes pathways and signs. The site plan also indicates a proposed
greenhouse located in the 100-year floodway fringe. No dimensions were provided for the size of the
proposed structure. Any construction within the flood fringe must meet the base flood elevation and
provide elevation certificate.

The area in general is rural in nature with larger parcels being farmed / used agriculturally and large
lot single-family residential uses.

A neighbor to the north on the east side of 500 West would be approximately 65 feet from the
proposed parking lot and approximately 240 feet from the retail area. Another neighbor to the north,
but on the west side of 500 West, would be approximately 512 feet from the parking area and 360
feet from the retail area.

No information was submitted for signage. When staff visited the site, a free-standing sign was on
the site. Properties with an agricultural primary use are permitted to have permanent supplemental
free-standing sign not more than 10 feet in height, and 32 sq. ft. in area or one free-standing sign not
more than 15 feet tall and 50 sq. ft. in area in the AP district.

If this request is approved, their next step would be to submit a Zoning Compliance Certificate
application to the Planning Department with a site plan. The application would be reviewed for
compliance with the Zoning Ordinance.

Comprehensive Plan Consideration(s):
The Comprehensive Plan designates the future land use of properties in this area as Agriculture and
Floodway / Sensitive.

The Comprehensive Plan includes this property in the Western Hills character area. The following planning
principles for that character area apply to this application:

1.

2.

Ensure that new development takes place in a manner that preserves natural features such as
topography and wooded areas. Clustering should be encouraged.
Allow commercial development only where public sewer and water are available.

The following Comprehensive Plan goal(s) and/or policy(ies) apply to this application:

1.
2.

GOAL A-2: Preserve & enhance the character of the community.

POLICY A-2-11: Encourage all new development to be in scale (height, area, mass, setback, etc.)
with its surroundings with its surroundings, determined on a neighborhood-by-neighborhood basis.
New development should be designed in a manner that is sensitive to the surroundings.

POLICY A-2-18: Maintain and enhance neighborhood-scale business areas, with special attention to
the unique character of each area. Neighborhoods can be enhanced by convenient shopping areas,
provided that these are of a type, size and design consistent with their surroundings.

POLICY B-1-9: Encourage new development to be designed in a manner which preserves natural
topography and other natural features, including but not limited to trees, woodlands, wetlands,
streams, ponds, drainage ways. Natural features and topography are a community resource which
should not be destroyed due to inflexible subdivision regulation. New development should take place
in a manner which preserves these features to the maximum extent possible.
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5. GOAL J-6: Continue to provide for economic growth along this previously designated economic
growth corridor while protecting floodway areas from development.

6. POLICY J-10-2: Provide opportunities for start-up of small-to-medium-sized companies. A high
percentage of new jobs are created by small business. The city needs to set aside appropriate
locations for start-up companies and to provide business assistance to help these companies
succeed.

7. GOAL S-L-3: Improve the safety of traffic flow on streets and in parking areas

Provisional Findings of Fact/Decision Criteria:
Section 12.4(D) of the Zoning Ordinance permits the Board of Zoning Appeals to allow conditional uses that
meet the criteria listed below. The Board may impose reasonable conditions as part of an approval.

1.

The proposal will not be injurious to the public health, safety, and general welfare of the
community.

Provisional Findings: The proposed use of the site, a plant nursery and light landscaping services, would
not be out of character for the general rural community. Any increased traffic generated by the retail
nature of the use could be accommodated by 500 West. Neither the county engineer’s office, nor the Fire
Inspector expressed concerns about traffic to the site or parking. This criterion has been met.

The development of the property will be consistent with the intent of the development standards
established by the Zoning Ordinance for similar uses.

Provisional Findings: The buildings to be used have existed on the site and meet all the setbacks. The
county engineer expressed concerns with driveway separation and requested the visibility triangle be free
of obstructions, including signage. The site and some proposed construction and development are within
the floodway and 100-year flood fringe and must meet the regulations established for any construction
within a flood hazard area. At this time as submitted, this criterion has not been met. However, if the
applicant addresses the concerns expressed about keeping the visibility triangle free of obstructions and
addresses the flood hazard area development, this criterion could be met.

Granting the conditional use will not be contrary to the general purposes served by the Zoning
Ordinance, and will not permanently injure other property or uses in the same zoning district and
vicinity.

Provisional Findings: The proposed use is not uncharacteristic for this rural area. However, without
additional details about the operation, the daily retail nature of the operation could have an adverse effect
on the neighboring properties. This criterion has not been met.

The proposed use will be consistent with the character of the zoning district in which it is located
and the recommendations of the Comprehensive Plan.

Provisional Findings: The Comprehensive Plan encourages small-medium scale businesses to be in
scale with their neighborhoods and for neighborhood-scale business areas to pay special attention to the
unique character of the area. The Plan also encourages the preservation of natural topography and
features. This criterion has been met.

Board of Zoning Appeals Options:

In reviewing a request for conditional use the Board may (1) approve the petition as proposed, (2) approve
the petition with conditions, (3) continue the petition to a future meeting of the Board, or (4) deny the petition
(with or without prejudice). Failure to achieve a quorum or lack of a positive vote on a motion results in an
automatic continuance to the next regularly scheduled meeting.
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AV Columbus, IN June 17, 2026

Record No: BZA-26-41 Primary Location

941N 500W

Board of Zoning Appeals (BZA)
COLUMBLUS, IN 47201

Application
Owner

WOLFCREEK FARM LLC
N 500 W 941 COLUMBUS, IN 47201

Status: Active

Submitted On: 5/6/2026

Conditional Use Request

I am requesting a Conditional Use per Zoning
Ordinance Section (insert the ordinance section
number below):*

3.5(B)

Please Describe the Proposed Use:*

We are requesting a Conditional Use pursuant to Section 3.5(B) of the
Zoning Ordinance to permit the operation of a plant nursery and
landscape services business within the AP (Agricultural Preservation)
Zoning District.



The approval of the conditional use will not be injurious to the public health, safety, and general welfare of
the community. For example: What harm could come from approving the conditional use? Would it create
any public safety issues? Why or why not?*

The proposed use will not be injurious to the public health, safety, or
general welfare of the community.

All pesticide and herbicide applications will be performed by properly
licensed applicators in full compliance with state and federal regulations.
The site will be designed to provide safe and efficient access, including
adequate off-street parking and clear ingress/egress with strong
roadway visibility.

Traffic generation is expected to be low to moderate and consistent with
typical agricultural-support uses. Operations will be conducted in an
orderly manner, with no hazardous processes or materials beyond
standard, regulated horticultural products. As such, the use presents no
unusual risk to surrounding properties or the public.

The development of the property will be consistent with the intent of the development standards
established by the Zoning Ordinance for similar uses. For example: Will the conditional use be able to
meet minimum building setbacks, parking standards, and other requirements? If not, are variances being
sought to address those items?*

The proposed use will comply with all applicable development standards
established by the Zoning Ordinance.

This includes, but is not limited to, required setbacks, parking provisions,
access management, and any applicable site development requirements.
At this time, no variances are anticipated. Should any minor adjustments
be identified during the review process, the applicant is committed to
working collaboratively with staff to ensure full compliance.



Granting the conditional use will not be contrary to the general purposes served by the Zoning Ordinance,
and will not permanently injure other property or uses in the same zoning district and vicinity. For
example: Are there risks that the conditional use will cause harm to the neighbors’ ability to use and enjoy
their property? Is there reason to believe that the conditional use will cause harm to neighboring property
values?*

Granting the Conditional Use will not be contrary to the general purposes
of the Zoning Ordinance and will not adversely affect surrounding
properties or uses.

The operation is designed to be low-impact in nature. Activities primarily
involve plant sales, storage, and light landscape operations, which are
consistent with agricultural and rural character. Heavy equipment usage
will be minimal and limited to typical loading, unloading, and installation-
related activities.

Business hours will be structured and consistent (Monday—Friday 9:00
a.m.—6:30 p.m., Saturday 9:00 a.m.—5:00 p.m., Sunday 12:00 p.m.—4:00
p.m.), reducing the potential for disturbance. Adequate on-site parking
will prevent overflow onto adjacent properties or roadways.

Overall, the use is not expected to negatively impact neighboring
property values or interfere with the quiet enjoyment of nearby
properties.



The conditional use will be consistent with the character of the zoning district in which it is located and
the recommendations of the Comprehensive Plan. Will the conditional use change the character of the
area? Will it involve a building, operation, or features that are significantly different than what is common
to the zoning district?*

The proposed conditional use is consistent with the character of the AP
Zoning District and aligns with multiple goals and policies outlined in the
City of Columbus Comprehensive Plan.

Most notably, the project directly supports Goal J-10, which encourages
diversification of the local economy through small-business
opportunities. The proposed plant nursery and landscape operation
represents a locally owned, small-scale business that contributes to
economic diversity while maintaining a low-intensity use appropriate for
the surrounding area.

In addition, the proposed use is inherently compatible with the
agricultural character of the district and supports Goal A-2, which
promotes preserving and enhancing the character of the community. A
plant nursery functions as an extension of agricultural land use through
the cultivation, care, and sale of plant materials, reinforcing the rural and
open-space character rather than introducing a conflicting use.

The proposal also aligns with Goal A-4, encouraging the efficient and
responsible use of land. The operation is low-impact in nature, does not
require significant infrastructure expansion, and avoids development
patterns associated with urban sprawl or high-density commercial
activity.

Furthermore, the use supports environmental and aesthetic objectives
identified in the Comprehensive Plan, including Goal B-1 (protection of
environmental quality) and Goal S-L-4 (enhancement of community
appearance). The incorporation of plant material, trees, and maintained
green space contributes positively to environmental stewardship, visual
quality, and long-term property value.

Finally, the proposal is consistent with Goal E-3, which encourages a
business-friendly environment while protecting the character of
surrounding properties. The scale, operating characteristics, and limited
intensity of the use are designed to integrate seamlessly into the
surrounding area without creating adverse impacts.



For these reasons, the proposed conditional use is fully consistent with
both the intent of the AP Zoning District and the recommendations of the
City of Columbus Comprehensive Plan.

The City of Columbus Comprehensive Plan can be found at:
https://www.columbus.in.gov/planning/comprehensive-plans/.

The Bartholomew County Comprehensive Plan can be found at:
https://www.columbus.in.gov/planning/comprehensive-plans/comprehensive-
county-plans/.
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