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CITY COUNCIL – ZONING COMMITTEE 
STAFF REPORT 
COUNCIL VARIANCE 

APPLICATION: CV25-001 
Location: 531 W. 5TH AVE. (43201), being 19.38± acres located primarily 

at the southeast and southwest corners of West Fifth Avenue 
and Perry Street (010-299005 and 68 others; Harrison West 
Society). 

Pending Zoning: C-4. Commercial District, AR-3, Apartment Residential District,
and R, Rural District.

Proposed Use: Mixed-use development.
Applicant(s):  Thrive Companies; c/o Dave Perry, Agent; David Perry

Company; 411 East Town Street, 1st Floor; Columbus, OH
43215, and Robert Castor, Atty.; Thrive Companies; 842 North
Fourth Street, Suite 200; Columbus, OH 43215.

Property Owner(s): Founders Park Apartments, LLC, et al; c/o Robert Castor, Atty.;
Thrive Companies; 842 North Fourth Street, Suite 200;
Columbus, OH 43215

Planner: Tim Dietrich; 614-645-6665; tedietrich@columbus.gov

BACKGROUND: 

o The subject site, collectively known as Founder’s Park, is a mixed-use development that 
consists of eight subareas and was mostly completed per Ordinance #1940-2021 (Z21-
30) and Ordinance #1941-2021 (CV21-040), both passed July 26, 2021.

o The applicant requests the addition of a ninth subarea (Subarea D-2), to be developed 
with a 60-unit apartment building, which represents a significant enough change to the 
zoning language and site plan committed to with CV21-040 that a new Council variance 
is required. This request also reiterates previously approved variances for Subareas A, 
B, C, D, D-1, E, F, and G.

o North of the site is the Battelle campus in the L-UCRPD, Limited University-Collage 
Research-Park District. South of the site is a mix of residential uses in the R-2F, 
Residential District and a public park in the C-2, Commercial District. East of the site is a 
mix of single- and two-unit dwellings in the R-2F, Residential District. West of the site is 
the Olentangy River.

o The site is within the planning boundaries of the Harrison West Plan (2005), which 
recommends “Greenspace/Parkland,” “Parkland Acquisition,” and “Battelle” land uses at 
this location. The site is also subject to Columbus Citywide Planning Policies (C2P2) 
Design Guidelines (2018).

o The site is located within the boundaries of the Harrison West Society, whose 
recommendation is for disapproval.

o Staff concurs with the applicant’s analysis of the seven practical difficulties in achieving 
the new apartment building in Subarea D-2, and recognizes the other variances are 
reiterating those previously approved with CV21-040.
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CITY DEPARTMENTS’ RECOMMENDATION:   Approval 

The requested Council variance reiterates previously approved variances that allowed 
Founder’s Park to be developed. Additionally, the request includes variances to landscaping 
and screening, required parking, fronting, and rear yard, for a 60-unit apartment building in 
Subarea D-2.  The newly requested variances are consistent with the existing development 
pattern at Founder’s Park and with similar multi-unit residential developments in urban 
neighborhoods.
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Exhibit B 

Statement of Hardship 

CV25-001, 531 West Fifth Avenue, Columbus, OH 43201 

By Ordinance 2758-2018 (CV17-034), passed October 15, 2018, Columbus City 
Council approved hotel, senior housing, multi-family uses, commercial uses, single 
family dwellings, a parking structure, and public and private park in the C-2, C-4, M, and 
P-1 districts. The mixed-use development is known as “Founders Park”.  
 
Rezoning application Z21-030 (Ordinance 1940-2021, passed 7/26/2021, established  
development Subareas A, B, C, D, D-1, E, F, G, as identified in Ordinance 2758-2018 to 
applicable zoning districts. Variance application CV21-040 (Ordinance 1941, passed 
7/26/2021) granted applicable variances to the zoning districts established in Z21-030.  
 
All of Founders Park has been built other than Area D-2 (0.662 ac), which is proposed 
for a 60 dwelling unit building. Application Z25-001 has been submitted to for minor 
changes in the legal descriptions of Areas C, D, D-2 and F, and also to rezone D-2 from 
AR-1 to AR-3.  
 
This variance application is submitted for all of Founders Park to repeat variances 
already permitted for Areas A, B, D, D-1, E, F and G and address applicable variances 
for Area D and D-2. The site plan titled “Zoning Variance Site Plan, 531 West Fifth 
Ave.”, dated 6/12/2025, hereafter “Site Plan”, is submitted as the site development plan 
for Founders Park, Subareas A, B, C, D, D-1, D-2, E, F, G. Area F-2, 1.8 acres, as 
identified in Ordinance 2758-2018 (CV17-034) was not included in Z21-030 or Z25-001 
because it has been conveyed to the City of Columbus as public parkland and is 
permitted as a public park in the C-2, Commercial District.  
 
Most of the cited variances are repeated from CV21-040 to have all variances in one  
ordinance (CV25-001). Applicable variances for D, D-1 and D-2 are incorporated in this  
application.  The variance requests are typical of many urban development projects.  
This variance request will not impair an adequate supply of light and air to adjacent  
properties, unreasonably increase congestion on public streets, increase the risk of fire,  
nor endanger the public health, safety or welfare of the inhabitants of the City of  
Columbus.  
 
Applicant requests the following variances: 

Subarea A: Zoning C-4, Commercial, 153 room hotel. 
 
1). Section 3309.14, Height Districts, to permit an 80 foot hotel building in the H-60 
Height District. 
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2). Section 3312.27(4), Parking Setback Line, to reduce the W. 5th Avenue parking 
setback line from 10’ to 5’. 
 
3). Section 3312.49(C), Minimum Numbers of Parking Spaces Required, to reduce 
required parking from 153 spaces (1 per hotel room) to 120 (min.) spaces. 
 
4). Section 3312.53, to reduce loading spaces from one (1) to zero (0).  
 
 
Subarea B: Zoning I, Institutional, Senior Housing (55+) and Care, 189 units with 9 
independent living apartments and 180 assisted living/memory care units. 
 
1). Section 3309.14, Height Districts, to permit a 70 foot building in the H-60 Height 
District. 
 
2). Section 3312.49(C), Minimum Number of Parking Spaces Required, to reduce 
parking from 149 spaces (9 dwelling units at 1.5 spaces/per unit and 180 assisted 
living/memory care units at 0.75 spaces/unit) to 127 spaces on-site and shared use of 
12 adjacent spaces to the east on Subarea C.  

3). Section 3312.53, to reduce loading spaces from one (1) to zero (0).  
 
4). Section 3349.04(a)(b)(c), Height, Area and Yard Regulations, to permit a 70 foot tall 
building, to increase lot coverage from 60% to 74%, to reduce the W. 5th Avenue 
building setback line from 50’ to 15’ and to reduce the east and west side yards from 20’ 
to 6’ and 14’, respectively, and to reduce the rear yard from 50’ to 9’. 
 

Subarea C: Zoning C-4, Commercial, commercial uses, 108 dwelling unit apartment 
building and 240 dwelling unit apartment building, both including ground level residential 
use, and 474 space parking structure for both accessory and non-accessory parking. 

 
1). Section 3356.03, Permitted Uses, to permit ground level dwelling units. 
 
2). Section 3309.14, Height Districts, to permit a 70 foot building in the H-60 Height 
District. 
 
3). Section 3312.21(A), Landscaping and screening, requires 3 shade trees for the 
proposed surface parking containing up to 24 spaces in Subarea C, while the applicant 
proposes providing 3 shade tree which may be on the perimeter of the parking lot rather 
than the interior; 
 
4). Section 3312.49(C), Minimum Numbers of Parking Spaces Required, to reduce 
required parking from 646 spaces to 492 spaces for 348 dwelling units and commercial 
uses with 7,100 SF retail and/or fitness, 6,400 SF restaurant use(s) and 900 SF of 
accessory restaurant patio, or any combination of commercial uses for which calculated 
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parking doesn’t exceed the calculated parking of the uses as itemized and to permit the 
use of the 474 parking space parking garage for non-accessory parking.  
 
5). Section 3312.53, Minimum Number of Loading Spaces Required, to reduce required 
loading spaces to zero (0). 
 
6). Section3321.09B, to not provide screening along the south and southwest property 
lines of Subarea C where adjacent to Subareas D and E.  
 
7). Section 3356.11, C-4 District Setback Lines, to reduce the West Fifth Avenue 
building setback line from 50’ (Thoroughfare Plan) to 15’ and to reduce the Perry Street 
building setback line from 25’ to 5’.   
 
Subarea D: Zoning AR-1, Apartment Residential, 21 dwelling units. 
 
1). Section 3333.18(B), Building Lines, to reduce the Perry Street building setback line 
from 25’ to 4’. 
 
2). Section 3333.255, Perimeter Yard, to reduce the north, west and south perimeter 
yard from 24’ to North: 0’, West: 0’ (pavement); South, 7’ building).  
 
3). Section 3312.21(D)(1)(a)(b), Landscaping and Screening, to reduce the west 
landscaped parking setback from 4’ to 0’ for a private drive to be located at the west 
property line and to not provide headlight screening along the west property line.  
 
Subarea D-1: Zoning AR-1, Apartment Residential, Access drive and parking only, no 
dwelling units. 
 
1). Section 3333.02, AR-12, ARLD and AR-1 Apartment Residential District Use, to 
permit a private driveway and parking as the use of Subarea D-1, to provide access to 
Subareas D, D-2 and E and for 11 parallel parking spaces. 
 
2). Section 3312.21(D)(1)(a)(b), Landscaping and Screening, to reduce the north, west 
and south landscaped parking setback from 4’ to 0’ for a private drive and 11 parking 
spaces and to not provide headlight screening along any property line of Subarea D-1.  
 
Subarea D-2: Zoning AR-3, Apartment Residential, 60 dwelling units. 
 
1). Section 3312.21(D)(1)(a)(b), Landscaping and Screening, to reduce part of the east  
landscaped parking setback from 4’ to 0’ for a parking lot and to not provide headlight 
screening along the east property line.  
 
2). Section 3312.49(C), Minimum Numbers of Parking Spaces Required, to reduce 
required parking for 60 dwelling units from 90 spaces to 16 spaces on Area D-2, subject 
to the use of 54 spaces in the Subarea C parking structure for Subarea D-2.   
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3). Section 3333.16, Fronting, to permit a principal building to not front on a public 
street. 
 
4). Section 3333.24, Rear Yard, to reduce the rear yard based on Perry Street from 
25% of lot area to 1% of lot area.  
 
Subarea E: Zoning R-3, Residential District, 26 detached single family condominium 
dwellings (no lots). 
 
1). Section 3332.035, R-3, Residential District, to permit 26 detached single family 
dwellings without lots, as condominiums. 
 
2). Section 3309.14, Height Districts, to permit the 26 detached single family dwelling 
condominiums to be 40 feet in the H-35 Height District. 
 
3). Section 3332.05(4), Area District Lot Width Requirements, to reduce lot width from 
50’ to 0’ for 26 detached single family dwellings without lots, as condominiums. 
 
4). Section 3332.13, R-3 Area District Requirements to reduce individual lot area per 
detached single family dwelling from 5,000 SF to 0 SF of lot area per detached single 
family dwelling because each detached single family dwelling is a condominium and 
doesn’t have a separate lot.  
 
5). Section 3332.19, Fronting, to permit the west 13 detached single family dwelling 
condominiums without fronting on a public street while Subarea E fronts on Perry 
Street. 
 
6). Section 3332.21(D), to reduce the Perry Street building setback line from 25’ to 13’.  
 
7). Section 3332.27, Rear Yard, to reduce rear yard from 25% of lot area to 0% with 26 
detached condominium single family dwelling without lots.  
 
8). Section 3332.38, Private Garage, to increase maximum detached garage ridge 
height from 15’ to 20’. 
 
 
Subarea F: Zoning R, Rural District, 4.2 acres private park. 
 
1). Section 3332.02, R, Rural District, to permit a privately owned (The Harrison Market 
Community Authority) park and accessory and customary uses of a park, including bike 
path, open space and recreational use, while Subarea F is designated as park by this 
ordinance and includes public use. 
 
2). Section 3332.06, R, Rural Area District Requirements, to reduce lot area from 5.0 
acres to 4.2 acres. 
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Subarea G: Zoning R-3, Residential District, 16 detached single family condominium 
dwellings (no lots). 
 
1). Section 3332.035, R-3, Residential District, to permit 16 detached single family 
dwellings without lots, as condominiums. 
 
2). Section 3309.14, Height Districts, to permit the 16 detached single family dwelling 
condominiums to be 40 feet in the H-35 Height District. 
 
3). Section 3321.05(B)(1, 2), Vision Clearance, to reduce the 10’x10’ clear vision 
triangle at the southwest corner of W. 5th Avenue and the unnamed alley on the east 
side of Subarea G to 7’x7’, and to reduce the 30’x30’ clear vision triangle at the 
southeast corner of Perry Street and W. 5th Avenue to 5’x5’.  
 
4). Section 3332.05(4), Area District Lot Width Requirements, to reduce lot width from 
50’ to 0’ for 16 detached single family dwellings without lots, as condominiums. 
 
5). Section 3332.13, R-3 Area District Requirements to reduce individual lot area per 
detached single family dwelling from 5,000 SF to 0 SF of lot area per detached single 
family dwelling because each detached single family dwelling is a condominium and 
doesn’t have a separate lot.  
 
6). Section 3332.18(D), Basis of Computing Area to increase total lot coverage 
(building) for 16 detached single family condominiums and 16 detached garages from 
50% to 54%. 
 
7). Section 3332.21(D), to reduce the Perry Street building setback line from 10’ to 2’ 
and to reduce the W. 5th Avenue building setback line from 16’ to 10’. 
 
8). Section 3332.25, Maximum Side Yard Required, to reduce the sum of the east and 
west side yards from 16’ to 4’.  
 
9). Section 3332.26, Minimum Side Yard Required, to reduce the east and west side 
yard from 5’ to 2’. 
 
10). Section 3332.27, Rear Yard, to reduce rear yard from 25% of lot area to 0% with 16 
detached condominium single family dwellings without lots.  
 
11). Section 3332.38, Private Garage, to increase maximum detached garage ridge 
height from 15’ to 20’. 
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SITE 

CV25-001 
531 W. 5th Ave. 

Approximately 19.38 acres 
 
 
 
 
 
 

New Subarea D-2  
Pending AR-3 
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Standardized Recommendation Form
111 N Front Street, Columbus, Ohio 43215

  Case Number

  Address

  Group Name

Council Variance
Rezoning
Graphics Variance / Plan / Special Permit

  Vote

Recommending Group Title

e-mail

Z25-001 & CV25-001

531 W. 5th Ave. (43201)

Harrison West Society

4-16-2025

HWS reviewed the application for Council Variance & Rezoning and unanimously voted in opposition. The 
primary concerns are that the applicant further compounds the concessions that were originally made which 
allowed for a well balanced, mixed use of commercial & residential development, comprised of both rented & 
owned residences. It was a plan that was comprehensive in nature & balanced the needs of the developer with 
the desires of the existing neighborhood. The proposed changes pose significant economic impacts upon 
property owners both within Founders Park & in the surrounding area in exchange solely for financial gains for 
the developer. Public interests including traffic flow & pedestrian and fire safety are likely negatively impacted 
by a plan which inadequately accounts for additional parking demand. The surrounding streets have already 
been impacted a # of residents, of the development, that sought to avoid paying for parking in a private garage, 
thereby causing neighboring residents to seek remedy by way of a new permit parking zone (HW) for which 
they now incur an additional annual expense. The net gain in additional housing units in terms of the # of 
bedrooms & affordable units is marginal. Granting the requested variances unfairly benefits only the developer. 

Oppossed 35 - 0

Harrison West Society

614-496-o214

Michael A Metz Digitally signed by Michael A Metz 
Date: 2025.04.22 15:18:16 -04'00'
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