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CITY OF COLUMBUS 
BOARD OF ZONING APPEALS 
 (November 29, 2016 Meeting) 

 
STAFF REPORT 

 

Docket No. / Project Title: C/CU-16-16 & C/DS-16-49 (Premier Ag) 

Staff: Charles Russell 
 

Applicant: Premier Ag 

Property Size: 4.043 Acres 

Zoning: I-3 (Industrial: Heavy) 

Location: 2840 Roadway Drive, in the City of Columbus 

 
Background Summary:   
The applicant is requesting conditional use approval to allow a new 5,400 square foot warehouse as an 
expansion of their bulk fuel depot.  This expansion would trigger all site features to come into compliance, 
including parking.  The applicant is requesting relief from their parking space requirement of 52 spaces; they 
are proposing 5 parking spaces. 
 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application: 

 Is the expansion appropriate at this location? 

 Are the parking needs for this type of use satisfied by the number proposed by the applicant? 
 

Preliminary Staff Recommendation: 
Conditional Use: Approval – All criteria have been met. 
Development Standards: Approval – All criteria have been met. 
 
Zoning District Intent:   
The intent of the I-3 (Industrial: Heavy) zoning district is as follows: to provide locations for industrial 
manufacturing, production, assembly, warehousing, research & development facilities, and similar land uses. 
This district is intended to accommodate a variety of high intensity industrial uses in locations that minimize 
land use conflicts and provide the necessary supporting infrastructure. 

 
Zoning Ordinance Considerations:  
 
Development Standards:  Section 7.1 (Table 7.2) The required parking for truck stop uses shall be 1 parking 
space for every 200 square feet of gross floor area.  The bulk fuel depot is considered a “truck stop” for the 
purposes of the zoning ordinance. 
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Current Property Information: 

Land Use: An existing bulk fuel depot. 

Site Features: Woods, an existing truck loading dock (unused), residential propane tanks, 
a commercial propane tank, an existing bulk loading barn. 

Flood Hazards: A very small area of the 100 year flood fringe is located in the northwest 
corner of the property.  

Vehicle Access: Roadway Drive (Local, Industrial, Suburban) 

 

Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: I-2 (Industrial: General) Kroot Corporation (Steel sales and scrapyard) 

South: I-3 (Industrial: Heavy) A light manufacturing and assembly operation, 
HRC Sheet Metal, Inc.  

East: I-3 (Industrial: Heavy) Undeveloped property owned by Kroot Corp. 

West: I-3 (Industrial: Heavy) Undeveloped 

 

Interdepartmental Review: 

Code Enforcement: Does not have any issues with this proposal.  State and local approvals as well 
as a building permit and inspections are required. 

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

1. The applicants are currently operating a bulk fuel depot that allows for the bulk distribution of 
propane, gasoline, and diesel fuel.  They are requesting to expand their facilities by building a 5,400 
square foot warehouse.  The warehouse will be used to store existing goods and equipment.  The 
applicants indicated it would not increase their fuel capacity.  In addition to the warehouse the 
applicant is proposing 5 parking spaces on the property. 

2. The property received previous conditional use approval in 2008 (C/CU-08-18) to allow the applicant 
to convert a truck terminal to a bulk fuel depot.  In 2014 they received approval to allow an expansion 
to include commercial vehicle fueling.  This would include fuel dispensers for gasoline, diesel, and 
alternative fuels.  Only authorized users with Premier Ag fuel cards would have access to these 
pumps. 

3. According to the applicant, large trucks, and a few on-site employees primarily use the property.  The 
property is not intended for use by the general public.  As such, any parking on the property is 
primarily used by any employees on-site. 

4. The property is located in a predominately industrial area.  Surrounding properties include Kroot, 
Faurecia, HRC Roofing & Sheet Metal, and Cummins.   

5. The property is accessed from Roadway Drive, a short road off Marr Road that ends in a cul-de-sac. 
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6. The proposed 5,400 square foot warehouse qualifies 100% expansion or development of the site, 
which requires all site features to come into compliance (per Zoning Ordinance Section 11.4 
(B)(3)(b).)  The proposed building is larger than the existing structures.  Features that are typically 
affected include buffering, landscaping, parking spaces, access drives, and lighting. 

7. The Zoning Ordinance does not have a definition for a bulk fuel depot.  It was determined by staff that 
a “truck stop” was the most appropriate Zoning Ordinance term to categorize the use of the property, 
and that it should be used to determine the required parking.  Under this definition the parking 
requirement would be 1 space per 200 square feet of gross floor area.  This equates to 52 spaces 
needed. 

8. As shown on the preliminary site plan, all other site features would comply with the current zoning 
ordinance.  The applicant will need to submit a Zoning Compliance application with a certified site 
plan to the Planning Department for final site plan approval. 

 
Comprehensive Plan Consideration(s): 
The Comprehensive Plan designates the future land use of properties in this area as Industrial. 
 
The Comprehensive Plan includes this property in the East Columbus character area.  The following planning 
principles for that character area apply to this application:  Prohibit new or expanded industrial development, 
except in industrial park areas. 
. 
The following Comprehensive Plan goal(s) and/or policy(ies) apply to this application: 

1. POLICY J-3-2: Promote infill development in existing industrial areas.  
2. POLICY J-7-1: Encourage industrial development consistent in character with the existing industries 

to locate in this area, particularly within the city limits, where infrastructure and services can be 
provided.  New development of a similar nature will enhance the strength of the existing businesses 
and continue to provide economic and job growth. 

 
Provisional Findings of Fact/Decision Criteria (Conditional Use): 
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:  Warehouses are a common structure in industrial areas.  This expansion 
will be constructed according to the appropriate building code, and does not inhibit on-site 
circulation.  This criterion has been met. 
 

2. 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:  This expansion triggers a provision in the Zoning Ordinance that requires 
all site features to come into compliance.  It will also have to meet the landscaping and setback 
requirements for similar uses. This criterion has been met. 
 

3. 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 property is located in a predominately industrial area.  The expansion 
would be consistent with other industrial properties in the area.  This criterion has been met. 
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4. 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 has designated this area for industrial use, and 
has policies that support continued development at this site.  The expansion would be consistent 
with the Comprehensive Plan, and with the surrounding industrial character of the area. This 
criterion has been met. 
 

Board of Zoning Appeals Options (Conditional Use): 
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.   

 
Provisional Findings of Fact/Decision Criteria (Variance): 
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: The property primarily caters to larger trucks and a few employees.  A 
reduction in the number of parking spots would have little affect on the public. This criterion has 
been met. 
 

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: Though the applicant is proposing 5 parking spaces there is still sufficient 
space for additional parking and circulation on the property if needed.  This would prevent any 
street congestion due to street parking, and would prevent overflow parking on adjacent 
properties.  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: The addition of the required number of parking spaces, including curbing 
and related landscaping, would inhibit large trucks, the primary users of the property, from 
having safe and adequate access and circulation to the property.  This criterion has been met. 
 

Board of Zoning Appeals Options (Variance): 
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.   
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