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Council Variance Application
111 N Front Street, Columbus, Ohio 43215

Page 3 of 10 pbb 1/22

STATEMENT OF HARDSHIP

Signature of Applicant Date

(use separate page if needed or desired):

Please see attached.

11.22.22
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STATEMENT IN SUPPORT 
 
Application No.:  CV22-142 
Location:  980 OLD HENDERSON ROAD (43220), located east of Kenny Road 

and south of West Henderson Road (010-129821); Northwest Civic 
Association. (+/-0.97 acres) 

Existing Zoning:  C-2 
Proposed Zoning: AR-2 
Proposed Height: H-60 
Request:   Variances concurrent with rezoning to accommodate planned 

 redevelopment with site plan and architectural commitments. 
Proposal:  Multi-unit residential redevelopment 
Applicant(s):  Old Henderson Holdings LLC 
Attorney/Agent:  David Hodge, Underhill and Hodge LLC 
Property Owner(s): Applicant 
Date of Text:  November 1, 2023 
 
The Applicant submits this Statement of Hardship in support of its companion Council Variance 
Application.  
 
The site is located east of Kenny Road and south of West Henderson Road (010-129821). The site 
is bordered by City property zoned M-1 on the east and south across Old Henderson Road and 
AR-2 on the west. The site is situated within the boundary of the Northwest Civic Association. 
The Site is also within the boundary of the Olentangy West Area Plan which recommends 
Community Mixed Use. 
 
The Applicant proposes development of this property with a multi-unit residential development 
with 35 dwelling units. The adjacent multifamily development to the west is under the same 
ownership umbrella as this proposed development. As a result, this development will utilize 
complimentary design and function and is not negatively impacted by the requested variances. 
 
The Applicant respectfully request the following variances to develop the property as proposed: 
 
1. Section 3312.21(A) – Interior parking lot landscaping. One interior parking lot tree shall be 
provided for every ten surface parking spaces. The Applicant requests a variance to reduce the 
minimum number of required interior parking lot trees from 4 to 2.  
2. Section 3312.21(B) (3) – Perimeter parking lot landscaping. The perimeter of parking lots 
located within 80 feet of residentially zoned property shall be screened on the perimeter affecting 
the same. The Applicant requests a variance to waive the perimeter parking lot screening from 
residential district along the west parking lot perimeter. 
3. Section 3312.27 – Parking setback line. Where a required building setback line is 25 feet or 
greater, the parking setback line shall be 25 feet from the street right-of-way line. The Applicant 
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requests a variance to reduce the minimum parking setback line from Henderson Road right-of-
way (rear of lot) from 25 feet to 10 feet. 
5. Section 3333.18 – Building lines. The minimum building line along right-of-way which is not 
on the Columbus Thoroughfare Plan is 25 feet. The Applicant requests a variance to reduce the 
minimum building line from Old Henderson Road from 25 feet to 20 feet. Henderson Road is on 
the Columbus Thoroughfare Plan and has a right-of-way width of 120 feet. The Applicant requests 
a variance to reduce the minimum building line from Henderson Road from 120 feet to 10 feet. 
The Applicant also requests a variance from this section to allow above ground hot box/water vault 
within the building setback. 
6. Section 3333.22, Maximum side yard required. The sum of the widths of each side yard shall 
equal or exceed 20 percent of the width of the lot, provided that no more than 16 feet need be so 
devoted. The Applicant requests a variance to reduce the maximum side yard required from 16 
feet to 6 feet.  
8. Section 3323.23(d), Minimum side yard permitted. A building which exceeds two and one-half 
stories in height shall provide a minimum side yard not less than one-sixth the height of the 
building. The building has a height of 44 feet. The Applicant requests a variance to reduce the 
minimum side yard on the west side of the lot from 7.33 feet to 5 feet and to reduce the minimum 
side yard on the east side of the lot from 7.33 feet to 1 foot. 
 
The Applicant submits that the requested variances are the result of unusual and practical 
difficulties due to an irregular shape of lot, having two right-of-way frontages, and other conditions 
and that such variances will not seriously affect any adjoining property or the general welfare. 
 
The requested variances are a result of the property’s unique shape. The site is a long and narrow 
property. As a result, many of the zoning classification’s underlying development standards greatly 
reduce its developable area. The unique shape of the lot reduces the developable area of the lot 
and affects the size of side yards, setbacks, and parking areas. However, the requested variance are 
not substantial deviations from the code considering context of the site. Also, the requested 
variances will not substantially alter the character of the neighborhood nor cause adjoining 
properties any detriment. 
 
Henderson is a major thoroughfare that currently has a right-of-way width of approximately 140 
feet. However, there is approximately 35 feet of right-of-way between this site and the curb of 
Henderson Road. This area naturally screens the development due to its mature trees and natural 
vegetation. It is for this reason that reduction of parking setback from Henderson Road and waiving 
parking lot screening requirements from Henderson Road are not substantial deviations and will 
not cause any detriment. The purpose of waiving the screening requirement is so that the 4 foot 
wide area between the parking lot and the Henderson Road right-of-way can be utilized as a 
walking path around the parking lot, ensuring safe pedestrian circulation. 
 
The request to waive the west parking lot perimeter screening will also not cause any serious 
detriment. First, the property on the west is Luxe 88, which this applicant developed. Therefore, 
any detriment that could result from the variance would only affect the Applicant itself. Also, the 
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adjacent property to the west has a garage along this west parking perimeter. That garage serves 
as a screen and additional hedge screening would be redundant. Lastly, the walking path around 
the parking lot occupies the available area for hedge screening. 
 
The request to reduce yards and setbacks are related to the request to reduce minimum vehicle 
parking. The Applicant has maximized the developable area of the site and reducing the yards and 
setbacks will ensure that the site may provide as much parking as possible. The requested building 
line reduction is a small deviation of 5 feet from the minimum requirement. The side yard 
reductions are requested to allow parallel parking spaces along the east perimeter, as shown on the 
plan. With these variances the plan may provide 55 of the code required 60 parking spaces. With 
these yard and setback reductions, the Applicant is able to provide a parking ratio of 1.375 parking 
spaces per dwelling unit, which is a small deviation from the code requirement of 1.5 parking 
spaces per dwelling unit. 
 
The Applicant’s goal is to redevelop the site in a manner that is consistent with the Plan’s 
development standards. The unusual and practical difficulty in carrying out the zoning district’s 
development standards warrant approval of variances concurrent to the rezoning request. Further, 
the requested variance is not substantial, nor will it cause substantial detriment to the neighborhood 
nor adjoining properties. The variance will not adversely affect the delivery of governmental 
services. Applicant respectfully submits that the intent behind the zoning requirements would be 
observed and substantial justice done by granting the requested variances. 
 

Respectfully Submitted,  

__________________________ 
David Hodge 
Attorney for Applicant  
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SITE 

Z22-094 

980 Old Henderson Rd. 

Approximately 0.97 acres 

C-2 to AR-3  
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Olentangy West Area Plan (2013) 
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Standardized Recommendation Form
111 N Front Street, Columbus, Ohio 43215

pbb 1/22

  Case Number

  Address

  Group Name

Council Variance
Rezoning
Graphics Variance / Plan / Special Permit

  Vote

  Recommending Group Title

e-mail FAX

Z22-094 & CV22-142

980 Old Henderson Road

Northwest Civic Association

4 October 2023

Both the rezoning and the council variance passed with a 4-3 vote in support of recommendation contingent 
upon the language of the Council Variance precluding the "decorative" open flames at the entry to the 
community.   

* NWCA has concerns about the lack of pedestrian connection to the sister development at 919 Old Henderson
Road (especially considering that the on-site amenities are located there).
* NWCA supports bringing additional housing units to the area and is pleased to see that there will be
3-bedroom units but is disappointed by the inclusion of so many 1 bedroom units, the minimal green space
and the dramatically reduced setbacks and side yards.
* NWCA hopes that we are included in the discussion as the developer finalizes details such as tree selection,
lighting, and signage.
* Community input did not indicate any preference between the 2 affordability options or pay-in-lieu.

3-3 in support; President broke tie for 4-3 in support

Monica Tuttle Digitally signed by Monica Tuttle 
DN: cn=Monica Tuttle, o=Northwest Civic Association, ou, email=NWCAZoning@gmail.com, c=US 
Date: 2023.10.10 21:34:23 -04'00'

Northwest Civic Association

614-565-2407
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