
ORD # 1998-2019; CV18-004; Page 1 of 12



ORD # 1998-2019; CV18-004; Page 2 of 12



ORD # 1998-2019; CV18-004; Page 3 of 12



ORD # 1998-2019; CV18-004; Page 4 of 12



ORD # 1998-2019; CV18-004; Page 5 of 12



ORD # 1998-2019; CV18-004; Page 6 of 12



EXHIBIT B 
Statement of Hardship 

990 Dublin Road, Columbus, OH 43215 
CV18-004 

________________________________________________________________________ 
 
Applicant owns 55.3 +/- acres north of Dublin Road and east of Grandview Avenue. The 
site is located in both the City of Columbus (“Columbus”) (39.4 +/- ac.) and City of 
Grandview Heights (“Grandview”) (15.9 +/- ac.). The Columbus area fronts on Dublin 
Road and is zoned M, Manufacturing. The Columbus acreage is also north of fronting 
parcels along Dublin Road located in Grandview and the Columbus acreage abuts the 
Columbus/Grandview corporation line to west. Applicant proposes to develop a mixed-
use development in both jurisdictions on the entire site. The mixed uses in Columbus 
are planned to include office, retail commercial, restaurant, residential, structured 
parking and open space/private park area.  
 
All proposed uses are permitted under the existing M zoning, except the residential 
uses. A different development proposal with all commercial uses was heard and 
approved by the BZA in 2016 (BZA16-078). Applicant has acquired additional land since 
2016 resulting in a larger site and proposal to expand the uses for a mixed use 
development rather than all retail/restaurant. Grandview also approved development of 
the Grandview portion of the site for development with all commercial uses in 2016. 
Additional land has also been acquired to expand the Grandview area of the mixed use 
development. In addition to the use variance for residential use in the M, Manufacturing 
District in Columbus, similar standards variances as approved in 2016 are requested. 
Applicant’s approach to site development is to design and develop the site as one 
development, with common vehicular/pedestrian circulation and parking despite the 
site being in two cities and regardless of the Columbus/Grandview corporation line. Lot 
splits and site build-out will occur over a period of years due to the size of the site.   
 
This application is submitted for certain variances related to the development area in 
the City of Columbus. Other than 8 +/- acres on the north side of the Columbus area, the 
site is a former landfill. The landfill has been closed since 1967 and has been capped. 
Due to State of Ohio and Ohio EPA requirements, penetrations of the cap are not 
permitted. The following is a summary of pertinent issues related to the capped landfill 
having a bearing on site development of the former landfill area and the requested 
variances: 
 

A. Raised landscaped islands should be kept to a minimum to prevent long term 
maintenance of curbs resulting from differential settlement of the closed landfill. 

 
B. Trees are not recommended as a landscaping element in the parking lot for the 

following reasons: 
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• The Ohio Municipal Solid Waste Regulations regarding final closure of a 
sanitary landfill facility (OAC 3745-27-11) requires the owner of the facility to 
close the facility in a manner that minimizes the need for further 
maintenance and minimizes post-closure formation and the release of 
leachate and gases to air, soil, ground water, or surface water to the extent 
necessary to protect human health and the environment.  Trees are generally 
deep-rooted plants that would likely penetrate the landfill cap allowing 
water to enter the landfill.  Water entering the landfill generates leachate 
and gases.  
 

• The Ohio EPA does not recommend the planting of trees on a closed landfill.  
The Agency requires regular removal of volunteer trees that grow on a closed 
landfill as part of the required maintenance to prevent root penetration 
through the landfill cap that will generate leachate and/or gases. 

 
Applicant proposes to redevelop the former landfill area of the site for a productive new 
use, with the additional property that has been acquired, but characteristics of the 
landfill area prevent compliance with certain code standards for which variances are 
requested. Applicant has a practical difficulty with compliance with certain code 
standards due to the former landfill, the needs of developing a large site which overtime 
will require lot splits effecting parking compliance on each parcel, as well as an angular 
corporation line between Columbus and Grandview and different financing/ownership 
needs for components of the development, while maintaining overall function of the 
development.  Variances related to proposed internal property lines and the City of 
Columbus/City of Grandview corporation line are technical variances, while functional 
compliance will be maintained with the use of easements, as applicable.  The requested 
variances will not be injurious to neighboring property owners and will not be contrary 
to the public interest or the intent of the Zoning Code. Applicant has a hardship for the 
residential use because there is no zoning district to which the property could be 
rezoned without also requiring variances. The standards variances do not effect the 
delivery of governmental services, are not contrary to the public interest or the intent of 
the Zoning Code.  
 
Applicant requests the following variances: 
 
1). Section 3363.01, M, Manufacturing District, to permit residential use with up to 804 
dwelling units. 
 
2). Section 3309.14, Height Districts, to permit a height of up to 65 feet in an H-35 
height district. 
 
3). Section 3312.09, Aisle, to reduce the minimum 20’ aisle width for 90 degree parking 
spaces to 0’ – 10’ related to proposed internal property lines and the City of 
Columbus/City of Grandview Heights corporation line, subject to total code required 
aisle width being provided by easement, as applicable.  
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4). Section 3312.21(A), Landscaping and Screening, to reduce the total (Columbus) 
number of interior parking lot trees based on surface parking, from 115 to 85, to reduce 
required soil radius per tree from four (4) feet to three (3) feet, and to reduce minimum 
soil area per tree from 145 square feet to 120 square feet.  
 
5). Section 3312.25, Maneuvering, to permit maneuvering areas to be divided by 
property lines, subject to applicable total code required maneuvering being provided for 
parking spaces, but not for loading spaces, and to permit loading areas to maneuver 
across internal property lines. 
 
6). Section 3312.29, Parking Space, to permit parking spaces to be divided by property 
lines, subject to applicable total code required parking space dimensions being 
provided, and to reduce the width of parking spaces in the two parking structures from 
9 feet wide to 8.5 feet wide.   

7). Section 3312.51, Loading Space, to permit maneuvering area for a loading space(s), if 
provided, to occur across an internal property line, subject to applicable total code 
required maneuvering area being provided. 

8). Section 3312.53, Minimum Number of Loading Spaces Required, to reduce code 
required loading spaces to zero (0), with loading areas being provided as needed and 
subject to design approval by the Division of Traffic Management/Public Service 
Department. 

9). Section 3312.49, Minimum Numbers of Parking Spaces Required, to reduce code 
required minimum parking to 85% of applicable code rates based on shared parking 
with the mix of office, retail, restaurant and residential uses, to reduce code required 
parking to zero (0) per parcel, including any future parcels created within the 39.4 +/- 
acres, subject to a total of 85% of code required parking being located on the Columbus 
area of the development and to permit parking to exceed the maximum spaces/ratio by 
parcel, subject to overall site parking in the Columbus area of the site complying with  
maximum permitted parking.  

10). Section 3363.24, Building Lines in an M, Manufacturing District, to reduce the 
Dublin Road building setback line from 50 feet to 35 feet, subject to the dedication of 
Dublin Road right of way totaling 50 feet from centerline (Columbus Thoroughfare Plan, 
4-2 arterial). 
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