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CITY COUNCIL – ZONING COMMITTEE 

STAFF REPORT 

COUNCIL VARIANCE 

APPLICATION: CV24-071 
Location: 2622-2624 JOHNSTOWN RD. (43219), being 0.77± acres 

located on the north side of Johnstown Road, 225± feet 
southwest of the intersection of Johnstown Road and Lamb 
Avenue (445-307256; East Columbus Civic Association). 

Existing Zoning: R, Rural District. 
Proposed Use: Less-objectionable manufacturing. 
Applicant(s):  Ross Restoration Company LLC; c/o Mathew Starkey; 2651 

Johnstown Road; Columbus, OH 43219; and Christian A. 
Gillikin, Esq., Atty.; 10 West Broad Street, Suite 2100; 
Columbus, OH 43215. 

Property Owner(s): RRH2 LLC; c/o Matthew Starkey; 2651 Johnstown Road; 
Columbus, OH 43219 

     Planner: Joe Rose; 614-645-3526; jmrose@columbus.gov 

BACKGROUND: 

o The site consists of one parcel developed with a manufacturing building in the R, Rural
District. The site is also within the boundaries of the I-670 Graphics Control Overlay. The
requested Council variance will conform the existing building and site layout. Variances
to building and parking setbacks, driveway, parking lot landscaping, maneuvering, vision
clearance, and dumpster area are included in the request.

o A Council variance is necessary because the requested concurrent rezoning to the M-2,
Manufacturing District will create several non-conformities at this location for the existing
building and site layout.

o To the north is right-of-way for Interstate-670. To the south and east are manufacturing
uses in the M-2, Manufacturing District. To the west is a commercial warehouse in the L-
C-4, Limited Commercial District.

o The site is located within the boundaries of East Columbus Neighborhood Plan (2012),
which recommends “Light Industrial” land uses at this location.

o The site is located within the boundaries of the East Columbus Civic Association, whose
recommendation is for approval.

o Staff recognizes that there are practical difficulties with the requested reduced building
setbacks, landscaping and screening, parking setbacks, maneuvering, parking lot
landscaping, dumpster screening, increased driveway, and reduced vision clearance.

CITY DEPARTMENTS’ RECOMMENDATION:   Approval 

The requested Council variance will conform the existing building and site layout at this location 
as result of concurrent rezoning to the M-2, Manufacturing District. .  
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AMENDED AND RESTATED STATEMENT OF HARDSHIP 

CV 24-071 

Dated: March 25, 2025 

INTRODUCTION 

Ross Restoration Company LLC, an Ohio limited liability company ("Applicant"), the owner of 

CRDN of Greater Columbus1 ("CRON"), hereby submits this council variance application in 

connection with the Applicant's rezoning application No. Z23-066 to rezone 2622-24 Johnstown 

Road, Columbus, Ohio 43219 ("Property") to the M-2 zoning district. 

CRDN is currently located at 2651 Johnstown Road, Columbus, Ohio 43219 in the City's M-2 

zoning district. CRDN restores items affected by fire, water, and wind damage for customers 

making claims under their homeowners, renters, or business insurance policies. The Applicant 

seeks to rezone the Property to the M-2 zoning district to allow the Applicant to operate its business 

at the Property as well. However, rezoning the Property to M-2 will result in several new 

nonconformities with respect to the existing improvements on the Property. Therefore, the 

Applicant submits this concurrent council variance application to conform those nonconformities, 

in accordance with the recommendations of City staff. 

REQUESTED VARIANCES 

Specifically, the Applicant requests variances from the following Sections of the Columbus City 

Code: 

1. A variance from Section 3367.15(A)2 to permit the building setback line to be 30 feet from 

the street line; 

 

2. A variance from Section 3367.15(C)3 to not require planting ground cover or shrubbery 

within 50 feet of the street line; 

 

3. A variance from Section 3367.15(D)4 to permit a portion of the required 50-foot front yard 

buffer to be used for off-street parking and loading; 
 

 

 

 

 

 

1 https://www.crdn.com/locations/ohio/crdn-of-greater-columbus 
2 Section 3367.15 requires the following: "Any building or structure of any type, shall be located not less than 50 feet 

from the street line." 
3 Section 3367.15(C) requires the following: "That portion of the lot or parcel abutting the street line and to a depth 

of 50 feet and extending from one side property line to the other, except for the areas used for driveways and sidewalks, 

shall be planted with suitable ground cover and shrubbery and maintained in a neat and orderly fashion." 
4 Section 3367.15(C) requires the following: "Off-street parking and loadingfacilities, together with suitable accesses 

and maneuvering areas, shall be provided in accordance with the provisions of Chapter 3312, provided, however, that 

no portion of the required 50-foot buffer shall be used for either off-street parking or loading spaces." 
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4. A variance from Section 3312.256 to allow parking maneuvering to occur between the 

street right-of-way line and parking setback line, and to allow less than 20 feet of 

maneuvermg space; 

 

5. A variance from Section 3312.21(A)7 to not require interior parking lot landscaping; 

 

6. A variance from Section and 3312.21(B)8 to not require parking setback and perimeter 

landscaping; 
 

7. A variance from Section 3321.0l(A)9 

dumpster to not be screened from view; 

to permit the garbage dumpster and recycling 

 

8. A variance from Section 3312.13(D)10 to allow vehicles exiting the parking lot to travel in 

a backward motion; 

 

9. A variance from Section 33 l 2.13(B)11, to allow a driveway of more than 35 feet wide; and 

 

10. A variance from Section 3321.0512, to allow one reduced clear vision triangle that's less 

than a 10 foot, right-angle triangle. 
 

 

6 Section 3312.25 requires the following: "Every parking and loading space shall have sufficient access and 

maneuvering area. Sufficient access and maneuvering area is equivalent to the minimum aisle widths presented in 

C.C. 3312.09, Aisle. The maneuvering area for a parking space may occur anywhere on a lot except in the area 

between the street right-of way line and the parking setback line." 
7 Section 3312.21(A) requires the following: "The interior of any parking lot containing ten parking spaces or more 

and not in a parking structure shall be landscaped. Interior landscaping shall be provided at a minimum ratio of one 

shade tree for every ten parking spaces or fraction thereof Interior shade trees shall conform to the [standards set 

forth in Section 3312.2l(A)(l)-(4)]." 
8 Section 3312.2 l(B) requires the following: "Landscaping in the parking setback area shall be required to buffer 

automobile and pedestrian areas and uses; to provide headlight screening; to provide adequate visibility and safety; 

and to avoid the illegal use of said area for parking. Landscaping in the perimeter shall be required to visually 

buffer residentially zoned property from parking lots." The parking setback and perimeter landscaping must conform 

to the standards set forth in Section 3312.2l(B)(l)-(2). 
9 Section 3321.01 requires the following: "A dumpster shall be screened from view on all sides." 
10 Section 3312.13(D) requires the following: "A driveway serving a parking lot shall be designed so that vehicles 

entering or exiting a parking lot will be traveling in a forward motion." 
11 Section 3312.13(B) requires the following: "All other driveways shall have a minimum width of 20 feet for any 

two-way traffic flow and 13 feet for any one-way traffic flow with a maximum width of 35 feet measured at the street 

right-of way line or driveway throat, whichever is lesser." 
12 Section 332 l.05(A)(l) requires the following: "An owner shall maintain unobstructed vision clearance between 

the elevations of two and one-half to ten feet above the driveway grade within "clear vision triangles", which are 

two ten-foot, right-angle triangles formed by the intersection of a driveway pavement edge and street right-of way 

line." 
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Christian A. Gillikin, Esq., Attorney for the Applicant 

The Applicant has attached a site plan for the Property to assist the City with reviewing the 

requested variances. 

The Applicant appreciates your consideration of this council variance application. 
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CV24-071 
2622-2624 Johnstown Rd. 
Approximately 0.77 acres 

 

 

 

SITE 
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CV24-071
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