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STAFF REPORT 
 

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

 
Docket No. / Project Title: ANX-14-02 & RZ-14-04 (Stonehaven) 

Staff: Thom Weintraut 
 

Applicant: Joel Spoon 

Property Size: 13.46 Acres  

Current Zoning: AP (Agriculture: Preferred) 

Proposed Zoning: RS3 (Residential: Single-Family 3) 
Location: Northwest corner of the intersection of Goeller Road and County Road 350 

West in Columbus Township.  
 
Background Summary:   
The applicant has indicated that the proposed annexation and re-zoning is for the purpose of developing a 
single-family residential subdivision consisting of 25 lots. 
 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application:   

1. Is the property a logical and appropriate addition to the City of Columbus? 
2. Is RS3 (Residential: Single-Family 3) zoning district appropriate for this area? 

 
Preliminary Staff Recommendation (Annexation): 
Favorable recommendation to the City Council.  The property is 14.8% contiguous to the City of Columbus 
and therefore meets the minimum requirement of being 12.5% contiguous as defined by IC 36-4-3-1.5.  The 
location of the property will facilitate efficient provision of city services. 
 
Preliminary Staff Recommendation (Re-zoning): 
Favorable recommendation to the City Council.   
 
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 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 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 14.8% contiguous with 
the boundary of the City).  In 1990 the City Council adopted the following policies for annexation: 
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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 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 identifies the future land use for this area as 
residential.  The property is adjacent to residential use which is consistent with the Comprehensive Plan’s 
encouragement of orderly growth where city services can readily be provided.  The property is located 
less than 1/2 of a mile from State Road 46 / Jonathan Moore Pike which provides access to commercial 
goods and services nearby such as Westhill Shopping Center and development around the I-65 and 
Jonathan Moore Pike interchange.  In addition, there is a sidepath on the south side of Goeller Road 
which provides a connection to the People Trail located at the intersection of Goeller Boulevard and 
Jonathan Moore Pike. The site is also approximately 1/2 mile from Oakbrook Park to the west and 
Harrison Park to the southeast.  
 
The current conditions and the character of current structures and uses in each district. 
Preliminary Staff Comments:  The site is located adjacent to the north of Tipton Lakes, an area consisting 
of single-family residential homes on similar sized lots.  To the north and east of the subject property, the 
surrounding development is larger lot residential development, to the west there are large parcels of 
property with single-family dwellings and woodlands, and further to the west approximately 1/2 mile is the 
Oakbrook Park and subdivision which are part of the City of Columbus.  The proposed development 
should be consistent with the surrounding structures and character.   
 
The most desirable use for which the land in each district is adapted. 
Preliminary Staff Comments:  The Comprehensive Plan identifies residential for the use the property and 
surrounding area.  The property is located near good and services, a park, recreation facilities, and 
adjacent to both an arterial and collector streets and, therefore, appropriate to higher density residential 
development. 
 
The conservation of property values throughout the jurisdiction of the City of Columbus. 
Preliminary Staff Comments:  The property values throughout the City of Columbus should not be 
impacted in a negative way if the zoning were approved.  The proposed development is in character with 
the surrounding properties and is within an area where single-family residential use is dominant and 
therefore surrounding properties values should not be impacted. 
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Responsible growth and development. 
Preliminary Staff Comments:  The property is in a predominately single-family residential area.  This 
parcel is in an area surrounded by the City of Columbus on the east, south, and west and, therefore, is an 
ideal parcel for development.  There are city services readily available and the infrastructure in place to 
support residential development and thereby reflects responsible growth and development.  

 
 
 

Current Property Information: 

Existing Land Use: Agriculture/pasture. 

Existing Site Features: The site is primarily open grassland with medium dense woodland on the 
northwest portion of the property and a few individual red cedar trees on 
the southeast portion. There is a small stream that runs across the 
southwest edge of the property. 

Flood Hazards: There are no mapped flood hazards on the property. 

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

None. 

Vehicle Access: The property has access to Goeller Road (Residential, Suburban Minor 
Arterial) and County Road 350 West (Residential, Suburban, Collector).  
There is a new local street (Stonehaven Lane) proposed as part of the 
subdivision.   

 
Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: AG (Agriculture: Preferred) Single-family residential 

South: RS3 (Residential: Single-Family 3) Single-family residential and North Lake at 
Tipton Lakes. 

East: AG (Agriculture: Preferred) Single-family residential 
Mt. Pleasant Christian Church  

West: AG (Agriculture: Preferred) Single-family residential 
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Zoning District Summary (Existing / Proposed): 

 Existing Zoning: AG  Proposed Zoning: RS3 

Zoning District Intent: This 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 the community. 

The RS3, Single-Family Residential 
zoning district is intended to provide 
areas for moderate to high density 
single-family residences in areas 
with compatible infrastructure and 
services.  Development in the 
zoning district should generally be 
served by sewer and water utilities.  
Such development should also 
provide residents with convenient 
access to Collector and Arterial 
streets, parks and open space, 
employment, and convenience 
goods. 

In the jurisdiction of the City of 
Columbus this district is intended 
for use only within the City limits. 

 

Permitted Uses:  Farm (General) 

 Single-Family Dwelling 

 Nature Preserve / Conservation 
Area 

 

 Single-family dwellings 

 Nature preserve / conservation 
area. 

Water and Sewer Service: Not Required 

 

Required  

Lot and/or Density 
Requirements: 

Minimum Lot Area: 

1 acre or as required to provide two 
viable septic system sites 

Maximum Lot Coverage: 

Agricultural Structures: None 

Non-Agricultural Structures: 35% 

Maximum Gross Density: 

5 Dwelling Units per Acre 

Minimum Lot Area: 

7200 Sq. ft. 

Minimum Lot Width: 

60 feet 

Minimum Lot Frontage 

35 feet 

Maximum Lot Coverage: 

40% 
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Setbacks Required: 

Front setbacks are 
determined by the 
Thoroughfare Plan 
Classification of the adjacent 
street and are the same 
regardless of zoning. 

 

Side and Rear Yard Setback: 

Agricultural Structure: 30 feet 

Primary Structure: 30 feet* 

Accessory Structure: 15 feet* 

*5 feet on lots of 2 acres or less 
where the applicable side or rear lot 
line adjoins a property of 2 acres or 
less 

Front Yard Setback (for Carr Hill 
Road, a Collector Street): 

Collector Street: 25 feet 

Side Yard Setback: 

Primary Structure: 5 feet 

Accessory Structure: 5 feet 

Rear Yard Setback: 

Primary Structure: 5 feet 

Accessory Structure: 5 feet 

Front Yard Setback: 

Goeller Road (Minor Arterial): 

50 feet 

County Road 350 West (Collector) 

15 feet* 

Stonehave Lane (Local) 

10 feet* 

*25 feet for any garage with a vehicle 
entrance facing the Street. 

 

Height Restrictions: Primary Structure:  

Agricultural Structure: None 

Primary Structure: 40 feet 

Accessory Structure: 

35 feet 

Primary Structure:  

40 feet 

Accessory Structure: 

25 feet or the height of the primary 
structure on the property, whichever 
is less. 

Floor Area Requirements: Minimum Living Area per 
Dwelling: 

1,000 square feet 

Minimum Living Area per 
Dwelling: 

1,000 square feet 

Signs: Wall Signs: Not permitted   

Freestanding Signs: Not permitted   

Wall Signs: Not permitted   

Freestanding Signs: Freestanding 
signs are not permitted for multi-
family residential developments.  
Instead, these developments are 
permitted to install two Development 
Entry Signs per public street access 
point.  Each Development Entry Sign 
can have a maximum area of 32 
square feet and a maximum overall 
height of 6 feet.   
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Interdepartmental Review: 

City Engineering: The site has 396’ of frontage on County Road 350 W, and 346’ of frontage on 
Goeller Road, totally 742’. Goeller is an existing residential arterial street, and 
350 W is an existing residential collector street. Both sections of roadway join 
county roads at each end.  Both roads are substandard in width and do not have 
curbs. 742’ represents a 0.0539% increase in the City’s street inventory. 

.  
Estimated cost for street maintenance, sign replacement, and snow removal can 
be prorated based on the City’s current budget amounts for those items. No new 
street lights are anticipated at this time. 

 
Overlay cost for existing streets would be approximately $12,000 at today’s 
prices; which calculates to an approximate annual cost of $1,300, based on a 3% 
interest rate and a 8 year overlay cycle.   

City Utilities: Water is available along the south side of Goeller Road and sewer crosses the 
property on the Northwest Corner. 

Parks Department: No comments received. 

Community 
Development: 

No concerns. 

MPO: No comments received. 

Police Department: No concerns. 

Fire Department: There are no issues with the requested annexation or rezoning. 

 
Comprehensive Plan Consideration(s):  
The Future Land Use Map indicates the future use of this property as residential.   
 
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.   

2. 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.  

3. POLICY A-2-11: Encourage all new development to be in scale (height, area, mass, setback, etc.) 
with its surroundings, determined on a neighborhood-by-neighborhood basis.  

4. POLICY A-2-13: Encourage growth to take place at a rate that enables the city to maintain the high 
quality of public services. 

5. GOAL A-4: Promote wise and efficient use of limited resources and nonrenewable resources, 
including but not limited to capital and land. 

6. POLICY A-4-2: Encourage infill development, and/or use of vacant parcels for projects such as parks 
or other amenities which complement the neighborhoods in which they are located.  
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7. POLICY A-4-7: Require new development to take place in an orderly fashion to facilitate efficient 
provision of services at reasonable cost.  

8. GOAL D-1: Develop new housing where adequate public services can be provided economically. 
9. POLICY D-1-1: Promote orderly housing expansion in location where the city’s infrastructure and 

services have capacity to accommodate the growth. 
10. POLICY D-1-3: Encourage development adjacent to already developed areas. 

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

1. Encourage all development to be linked to bicycle and pedestrian systems. 
2. Prohibit further non-farm development using septic systems. 

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

1. This parcel is located approximately 1/2 mile east and west of the current corporate boundaries of the 
City of Columbus in an area that currently creates a gap in the city limits.  This site is an appropriate 
for infill development and an opportunity for orderly expansion of the City into that gap. 

2.  The petitioner is requesting approval of a major subdivision (PP-14-02) in conjunction with the 
request for annexation and rezoning.   

3. The RS3 Zoning District allows for a density of 5 units per acre.  The property to the south of the 
subject property is zoned RS3, but the average density is 2 units per acres.  The proposed 
subdivision at the site of the rezoning shows a similar average density of 2 units per acre.    

4. The surrounding area is primarily single-family residential and wooded.  The proposal would not 
impact agricultural uses. 

5. The site has water available along the south side of Goeller Road and sanitary sewer available on the 
northwest corner of the property.   

6. The site is located at the intersection of a Goeller Road, a Minor Arterial, and County Road 350 West, 
a Collector Street, thereby providing suitable connection for the development to the greater network 
of streets and highways. 

7. Westhill Shopping Center is located 3/4 of a mile to the north of the development and provides a wide 
selection of goods and services and the site is just west of the Interstate 65 / State Road 46 
interchange area where there are also a wide variety of retail and service selections. 

8. The proposed development has access to a sidepath along the south side of Goeller Road which 
provides a connection to Oakbrook Park, 1/2 mile to the west of the site, and to Harrison Park, 1/2 
mile to the east of the site.  The sidepath also connects to the People Trail at the Intersection of 
Goeller Boulevard and Jonathan Moore Pike providing a bicycle and pedestrian connection to 
Westhill Shopping Center, the I-65 interchange retail and restaurant services, and a further 
connection to the Downtown, Mill Race Park and destinations further to the east. 
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