
CITY COUNCIL – ZONING COMMITTEE 
STAFF REPORT 
COUNCIL VARIANCE 

APPLICATION: CV26-023 
Location: 1258 OAK ST. (43205), being 0.36± acres located at the 

northwest corner of Oak Street and Wilson Avenue (010-
043259 and 3 others; Near East Area Commission). 

Pending Zoning: CPD, Commercial Planned Development District.  
Proposed Use: Mixed-use development. 
Applicant(s):  Kenneth Wilson c/o Shea Wilson; 1219 Oak Street; 

Columbus, OH 43205. 
Property Owner(s): Kenneth Wilson; 1219 Oak Street; Columbus, OH 43205. 
Planner: Brandon Carpenter;614-645-

1574;bmcarpenter@columbus.gov 

BACKGROUND: 

o The Applicant has received a recommendation of approval from Staff and from
the Development Commission for a concurrent rezoning request (Z26-008) to the
CPD, Commercial Planned Development District. The requested Council
variance will allow ground-floor residential uses. No other variances are included
in the request.

o A Council variance is required because this CPD district, which specifies C-4
commercial uses, does not allow ground-floor residential uses.

o North of the site are two-unit dwellings in the ARLD, Apartment Residential
District. South of the site is a convenience store in the ARLD, Apartment
Residential District and a parking lot in the AR-3, Apartment Residential District.
West and east of the site is an apartment building in the ARLD, Apartment
Residential District.

o The site is within the planning area of the Near East Area Plan (2005), which
does not have a specified land use recommendation for this location.
Additionally, the site is subject to Columbus Growth Strategy Guiding Principles
(2026).

o The site is located within the boundaries of the Near East Area Commission,
whose recommendation is for approval.

o Practical difficulties were not taken into consideration since only the request
includes a use variance only.

ORD #1924-2026; CV26-023; Page 1 of 9



CITY DEPARTMENTS’ RECOMMENDATION:   Approval 
 
The requested variance will help facilitate the mixed-use nature of the proposed 
development, and is consistent with similar infill mixed-use developments in urban 
areas of the city, including this particular neighborhood. 
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STATEMENT OF HARDSHIP / PRACTICAL DIFFICULTY 
 
APPLICANT: Kenneth Wilson  
 
PROPERTY: 1254 Oak St & 1258 Oak St (Parcels 010-001215, 010-043259, 010-051359, 010-031026)  
 
PROPOSED ZONING: Council Variance / CPD 
 
1. Nature of the Project & Special Conditions 

The applicant is proposing a high-density, mixed-use urban infill development at the corner of Oak Street 
and Wilson Avenue, consisting of a ground-floor public cafe, upper-floor apartments, and ground-floor 
townhome-style homes. The subject site is comprised of four existing parcels in a historic, legacy 
neighborhood. 

The special condition of this property is its location: it sits precisely at the transition point between an 
established urban commercial node and a traditional residential neighborhood. Strictly applying the C-4 
(Regional Commercial) development standards to this site creates practical difficulty because standard 
C-4 zoning is designed for auto-centric, suburban-style development (requiring massive 25-foot setbacks, 
vast surface parking lots, and a 30-foot vision clearance triangle). Applying those standards here would 
destroy the historic urban fabric of the Near East Side and render a dense, pedestrian-friendly mixed-use 
project physically impossible to build on these parcels. 

2. The Hardship of the Permitted Use (C.C. 3356.03 & 3361.02) [Council Variance] 

Standard C-4 zoning (C.C. 3356.03) and the commercial use regulations (C.C. 3361.02) allow residential 
units only above the ground floor, which forces the entire ground floor to be commercial space. Variances 
to both code sections are required to allow the proposed use. 

The unnecessary hardship here is that the market and neighborhood context do not support a monolithic, 
massive commercial footprint spanning all four parcels. By granting a Council Variance to allow 
ground-floor townhome-style residential use along the residential-facing portions of the site, the project 
provides a vital, scale-appropriate architectural transition from the active commercial cafe at Oak Street to 
the quieter adjacent residential parcels. Denying this variance would force an overbuilding of unviable 
commercial space. 

3. No Injury to the Public Welfare 

Granting these variances will not be injurious to the neighborhood; rather, it will significantly enhance it. 
The project replaces vacant/underutilized parcels with a vibrant, mixed-use anchor that activates the street 
corner, provides much-needed housing density, and increases the local tax base. The requested variances 
do not grant a special privilege but merely allow the property to be developed in a manner consistent with 
modern urban planning principles and the historic character of the Near East Side. 
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CV26-023 
1258 Oak St. 

Approximately 0.36 acres 

SITE
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CV26-023
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