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CITY OF COLUMBUS  
BOARD OF ZONING APPEALS  

(October 27, 2015 Meeting) 
 

STAFF REPORT 
 

Docket No. / Project Title: C/DS-15-21 (Keller Development) 

Staff: Melissa Begley 
 

Applicant: Keller Development 

Property Size: 1 Acre   

Current Zoning: Proposed Apartment Site:  Existing: I-2 (Industrial: General) / CC 
(Commercial: Community) Proposed: RM (Residential: Multi-Family) 

 Proposed Parking Site: I-2 (Industrial: General) 

Location: Northwest and northeast corners of 22nd Street and Cottage Avenue, in the 
City of Columbus. 

 
Background Summary:   
The applicant has indicated that the proposed variance from Zoning Ordinance Section 7.1(Part 1)(A)(2) is for 
the purpose of allowing a proposed multi-family development to utilize an off-site property for resident parking.  
The applicants would like demolish the existing industrial building on the northeast corner of 22nd and Cottage 
Avenue and construct new apartments for seniors.  They would also like to construct a parking lot on the 
adjacent property across Cottage Avenue to provide parking for the apartment residents.   
 
Preliminary Staff Recommendation: 
Approval, all criteria have been met.  The approval shall include a condition that pedestrian crosswalks be 
installed across Cottage Avenue from the multi-family development to the parking lot.  The pedestrian 
crosswalk shall be marked with high visibility pavement markings with a ladder or zebra design and shall 
include advance warning and crossing signs.   
 
Zoning Ordinance Considerations:  
District Intent: The intent of the I-2 (Industrial: General) zoning district is as follows: To provide locations for 
general production, assembly, warehousing, research and 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. 
 
District Intent: The intent of the RM (Residential: Multi-Family) zoning district is as follows: To provide areas 
for a variety of multi-family uses, such as two-family dwellings, apartment homes and complexes, and 
condominiums in areas with compatible infrastructure and services. Development in this zoning district should 
be served by sewer and water utilities. This district should be served be used in limited locations with highly 
developed infrastructure, immediate access to Arterial or Collector roads, and direct connections to public 
open space and convenience goods. This district may be used to provide a transition from regional 
commercial areas to moderate density single-family residences. 
 
Development Standards:  7.1(Part 1)(A)(2) On-premise Requirements: All required parking spaces shall be 
located on the same property with the use(s) for which they are required. 
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Current Property Information: 

Land Use: Vacant parking lot and an industrial building that is currently vacant and an 
undeveloped railroad right-of-way and utility easement. 

Site Features: A Concrete parking lot in poor condition with a vacant storage building and 
a vacant industrial building and high transmission utility lines. 

Flood Hazards: No flood hazards exist at this property. 

Vehicle Access: Central Avenue (Principle Arterial, Residential, Urban) 

22nd Street (Local, Residential, Urban) 

23rd Street (Local, Residential, Urban) 

Cottage Avenue (Local, Residential, Urban) 

 

Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: CC (Commercial: Community) Small commercial strip center, small commercial 
businesses, Single-Family Residential 

South: CC (Commercial: Community) 

I-2 (Industrial: General) 

RE (Residential: Established) 

Family Video 

Vacant industrial building and parking 

Single-family Residential 

East: CC (Commercial: Community) Columbus Massage Center, Lancaster Hearing 
Aid Center, Central Professional Building 

West: CC (Commercial: Community) 

 

RS4 (Residential: Single-Family 4) 

Wayne’s Auto, Bruce Otto Painting, Single 
Family Residential 

Single-Family Residential 

 

Interdepartmental Review: 

City Engineering: No comments received. 

Code Enforcement: No comments received.  

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

1. These parcels are the site of a proposed 51 unit multi-family senior housing development.  The 
property on the northeast corner of 22nd and Cottage Ave. will contain a multi-story building and the 
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property on the northwest corner of 22nd and Cottage will provide the majority of the required parking 
for the development.  In the I-2 (Industrial: General) zoning district, a parking lot (as a primary use) is 
a permitted use.   

2. The multi-family development will require approximately 83 parking spaces.  The applicant is currently 
showing 16 on-site parking spaces resulting in 67 required parking spaces to be located off-site.  The 
provided site plan shows the off-site parking lot having 86 parking spaces.   

3. The Zoning Ordinance does provide for off-site and shared parking, per Zoning Ordinance Section 
7.1(Part 2), however it only applies to non-residential zoning districts.  The requirements include that 
the off-site parking shall be located a maximum of 300 feet from the use to be served and shall not be 
located in any agricultural or residential zoning district.  The off-site parking is further subject to 
approval by the Board of Zoning Appeals as a Conditional Use.  The approval shall be based on the 
determination that the use of off-site parking will not provide hardships for pedestrians, will not result 
in potentially hazardous traffic conditions, and will provide the minimum number of parking spaces for 
the uses involved.    

4. The proposed off-site parking arrangement will require residents to cross Cottage Avenue.  Cottage 
Avenue is considered a Local, Residential, Urban Street.   

5. Per Zoning Ordinance Chapter 8.1 Landscaping Standards, the parking lot site will be required to 
include landscaping.  Specifically, along the street frontage and within the parking lot interior.   

6. In addition to the landscaping, the construction of the parking lot will also include buffering per Zoning 
Ordinance Chapter 8.2.  According to the Required Buffer Types Table, a Type A Buffer will be 
required on the west side of the parking lot adjacent to the RS4 (Residential: Single Family 4) zoned 
property the CC (Commercial: Community) zoned property.  A Type A Buffer consists of a minimum 
width of 25 feet in addition to the minimum setback and shall consist of a dense buffer of a fence or 
wall with landscaping or an opaque tree screen.   

7. This project represents infill development.  Infill development is beneficial to the community because 
it makes use of vacant or underutilized lots within the center city, strengthens the real estate market 
and property values in the area, and utilizes existing infrastructure. 

8. The Central Avenue Corridor Plan highlights these properties as ‘critical properties’ because of their 
prominence along the Central Avenue corridor and its ability, with redevelopment, to create 
meaningful connections between Central Avenue and adjacent uses.  The corridor plan also includes 
design principles to enhance the design and aesthetics of any new development along the corridor. 
Relevant to this application, it states that parking areas should be located to the rear or side of 
primary buildings and areas of vast amounts of parking should be screened from street view with 
landscape treatments.  

9. The multi-family building will be located on a site that was formerly an industrial site, located along an 
old railroad line.  The adjacent parking lot was constructed to provide parking for the employees to 
the industrial operation.  The rail line no longer exists and similar industrial properties throughout the 
area have recently been transitioning to more residential uses.  The vacated railroad right-of-way 
angles across the multi-family property and existing powerlines also cross the property parallel to the 
old railroad bed.  The presence of the powerlines creates a challenge to the development of this site 
and impacts the layout of buildings.   

 
Provisional Findings of Fact/Decision Criteria: 
The Board of Zoning Appeals may approve or deny variances from the development standards of the City of 
Columbus Zoning Ordinance.  The Board may impose reasonable conditions as part of an approval.  A 
variance from the development standards may only be approved upon a determination in writing that: 
 
1. The approval will not be injurious to the public health, safety, morals, and general welfare 

of the community. 
  

 Provisional Findings: Cottage Avenue is a local street and provided that appropriate pedestrian 
crossings are provided, the approval will not be injurious to the public health and safety of the 
community.  This criterion has been met. 
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2. The use and value of the area adjacent to the property included in the variance will not be 
affected in a substantially adverse manner. 
 

 Provisional Findings: The project includes an existing deteriorating parking lot and former 
industrial building.  With the redevelopment of these properties, the Zoning Ordinance will 
require the installation of a vegetated buffer on the west side of the parking lot site to provide a 
buffer against the adjacent residential properties. This buffer will mitigate potential negative 
impacts from car lights and auto noise. The parking lot will also serve as a visual buffer from the 
higher intensity multi-family development from the lower density single family residential.  This 
criterion has been met. 
 

3. The strict application of the terms of the zoning ordinance will result in practical 
difficulties in the use of the property.  This situation shall not be self-imposed, nor be 
based on a perceived reduction of, or restriction on, economic gain. 
 

 Provisional Findings:  Due to the location of the utility easement on the apartment site, the 
resulting configuration would require the parking lot to be placed along Central Avenue. Taking 
into account the design principles for new development in the Central Avenue corridor plan, it is 
recommended that parking areas be located to the rear or side of primary buildings and for 
areas of vast amounts of parking to be screened from street view with landscape treatments.  
With the location of the building and avoiding the placement of the parking along Central Avenue 
creates a practical difficulty in providing the sufficient parking on-site.  This criterion has been 
met. 
 

 
Board of Zoning Appeals Options: 
In reviewing a request for development standards variance 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.   
 
 
















