City of Columbus — Bartholomew County 123 Washington Street

Planning Department Columbus, Indiana 47201
Phone: (812) 376-2550
Fax: (812) 376-2643

STAFF REPORT

CITY OF COLUMBUS PLAN COMMISSION
(April 9, Meeting)

UPDATED STAFF REPORT

Docket No. / Project Title: PUDF-14-04 (Columbus Crossing Lot 1B)

Staff: Allie Keen

Applicant: MAP Columbus Crossing, LLC

Property Size: 3.05 Acres

Current Zoning: PUD (Planned Unit Development)

Location: 2035-2145 W. Jonathon Moore Pike, in the City of Columbus

Background Summary:

MAP Columbus Crossing, LLC is requesting approval of an amendment to the Lot 1B Final PUD for the
purpose of adding 30 new parking spaces along the west side of the property and an outdoor seating
area. This property is currently occupied by a strip commercial center that includes Buffalo Wild Wings,
Jimmy Johns, and several other businesses. The property is located within the Columbus Crossing
Planned Unit Development (PUD).

Key Issue Summary:
The following key issue(s) should be resolved through the consideration of this application:
1. Is the proposed Final PUD consistent with the preliminary PUD?
2. How should the dead and missing trees planted around the building be replaced?
3. Does the missing/dying landscaping throughout the site that was approved on the original Final
PUD (PUDF-05-07) need to be replaced?

Staff Recommendation:
Approval, with the following conditions:

1. All dying/missing trees and the replacement planters around the building shall be replaced with
planters with a minimum diameter of 4 feet and the current sidewalk cut-outs shall be filled by no
later than November 1, 2014. A planting plan for these areas shall be submitted for review and
approval by the Planning Department staff prior to installation.

2. All other dying or missing landscaping shown on the original Lot 1B Final PUD site plan (PUDF-
05-07) shall be replaced by no later than November 1, 2014.

3. The curbing to be provided at the southwest corner of the parking lot shall be clarified to ensure
that the landscape area at that location is adequately protected from vehicles (consistent with
Zoning Ordinance Section 7.2 (Part 4)(A)(5)(b).

4. The cherry tree to be removed for the outdoor seating area shall be replaced elsewhere on the
property as part of the construction project, with the site plan being revised to indicate the new
location.
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Current Property Information:

Land Use:

Retail/Restaurant

Site Features:

The property features an existing 18,993 square foot strip center, a
parking lot, and associated landscaping.

Flood Hazards:

fringe.

The subject property is located entirely within the 100-year floodway

Vehicle Access:

Access easement (west) from Jonathon Moore Pike (Major Arterial,
Commercial, Suburban) and an access easement/alley (south).

Surrounding Zoning and Land Use:

Zoning: Land Use:
North: AP (Agriculture: Preferred) Agriculture

CR (Commercial: Regional) Walgreens
South: PUD (Planned Unit Development) Undeveloped Lot
East: PUD (Planned Unit Development) Centra Credit Union
West: PUD (Planned Unit Development) Undeveloped Lot

Interdepartmental Review:

City Engineering:

The proposed PUD amendment will have minimal impact on access and drainage
for Lot 1B. Disturbed area is substantially less than 1 acre; no new driveways are
proposed; and no new storm sewer or inlets are proposed.

Code Enforcement:

No comments have been received.

City Fire
Department:

Columbus Fire Department does not have any issues with this request.
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History of this Location:
The relevant history of this property includes the following:

1.

A portion of the Columbus Crossing properties received PUD rezoning and preliminary PUD
approval in 2001 (PUD-01-02) and the remainder received preliminary PUD rezoning and
approval in January 2003 (PUD-03-02). The total development consists of approximately 169.95
acres. The subject property is located on Lot 1B of the Columbus Crossing development.

On January 25, 2006, a Final PUD plan (PUDF-05-07) was approved by the Columbus Plan
Commission for Lot 1B of the Columbus Crossing PUD. The final PUD included the construction
of an 18,993 square foot multi-tenant strip center with associate parking and landscaping.

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

1.

2.
3.

4.

POLICY E-2-3: Establish objective design standards (not an architectural review committee), to
encourage development with appropriate landscaping, parking, setbacks, visually appealing
buildings, and attractive and effective signage.

GOAL F-5: Promote adequate, attractive, and safe parking facilities.

POLICY F-5-1: Require new developments to construct sufficient but not excessive parking for
their demand.

POLICY F-5-5: Require internal landscaping in all large parking lots.

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

1.

2.

Commercial development and agriculture should continue to be the dominant land uses in this
area.

In order to reflect the importance of this area as the city’s primary entry, design standards should
be adopted for layout, buildings, landscaping, signs, and lighting.

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 proposing to amend their Final PUD site plan, which was approved in 2006
(PUDF-05-07), for the purpose of adding 30 new parking spaces along the west side of the
subject property. In addition to the new parking, the applicant is requesting to add an outdoor
seating area on the west side of the building which would consist of 30 seats. The applicant has
also indicated that Manpower will be leaving and there will be a vacant tenant space available.
The additional parking is to accommodate for the current and future parking needs of the strip
center.

If this property were zoned CR (Commercial: Regional) and not included in the PUD, Section
7.1(Table 7.2) of the Zoning Ordinance would require a total of 124 parking spaces to
accommodate the current uses on site. Currently, there are 163 parking spaces on site. Although
there is sufficient parking according to the Ordinance, the strip center on site has 7 tenant
spaces, with 3 occupied by a restaurant and 1 personal service use. Restaurants and personal
service uses tend to require more parking than what is typically needed by a retail establishment.
Additionally, the applicant indicated that there will be an available tenant space in the near future,
and the new use has not yet been determined. Therefore, the proposed additional parking will
help to alleviate parking needs for the current and potentially for the future uses of the property.
The applicant is also proposing an outdoor seating area with approximately 30 seats, which
would increase their parking needs according to the Zoning Ordinance.

The original Final PUD site plan stated that all landscaping shall be in accordance with the City of
Columbus Zoning Ordinance. The proposed parking lot expansion would require additional Area
#2 (Parking Lot Interior) landscaping, per Section 8.1(C)(2) of the Zoning Ordinance. The new
parking would require approximately 304 square feet of interior landscaped islands/peninsulas,
with 1 large or medium tree and 6 shrubs planted within those areas. The provided site plan does
show the additional landscaping being planted in the southwest corner of the parking lot.
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4. When the original Final PUD site plan for this property was approved, there was a landscape plan
included and approved by the Plan Commission for the entire site. To accommodate the new
parking spaces and outdoor seating, approximately 17 shrubs and 3 trees will be removed. The
applicant has indicated on the provided site plan that the landscaping will be relocated on the site.
However, there is one cherry tree planted on the west side of the building that will be removed for
the outdoor seating area that is not shown as being relocated on the site plan.

5. During a site visit to the subject property, it was noted that several plants shown on the approved
landscape plan are missing. Approximately 10 trees and 45 shrubs have either died or been
removed on site. Several of the missing trees are located around the building. Currently, 4 of the
6 building perimeter trees have been removed and the two remaining will not survive. Instead of
replacing these trees, the applicant has provided 3 planters with an evergreen tree on the
sidewalk in place of the trees. The cuts in the sidewalk intended for the trees are too small for a
tree to be successful. The use of larger planters may be more successful in these locations.

Decision Criteria:

When considering a request for an amendment to a final PUD approval the Plan Commission should
ensure compliance with the requirements of the preliminary PUD and pay reasonable regard to the
Comprehensive Plan. The preliminary PUD provides the basic parameters for the development, which
may be further detailed by the Plan Commission at the time of final PUD review.

Plan Commission Options:

In reviewing a request for an amendment to a final PUD the Plan Commission may (1) approve the
request, (2) deny the request, or (3) continue the review to the next Plan Commission meeting. The Plan
Commission may request modifications to the proposed detail PUD.

PUDF-14-04
Columbus Crossing Lot 1B
Page 4 of 4






























