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OLDE MILL APARTMENTS   

2677 COLLINFORD DRIVE (3740 HARD ROAD original zoning) 

REVISED STATEMENT IN SUPPORT OF COUNCIL VARIANCE APPLICATION 

June 13, 2019 

 

Property Owner: Plainsboro Partners III, Ltd. 

2677 Colllinford Drive 

 

BACKGROUND OF COUNCIL VARIANCE REQUEST  

In October 2014 the City of Columbus started preliminary construction on widening Hard 
Road in front of the subject property. The City believed it owned a 40-foot portion of 
Right-of-Way from the center line easement from the original development. This was 
generally correct except for a strip of property that was not owned or controlled by the 
City. This was pointed out to the City, but this fact was ignored and the City proceeded 
to take all the Right-of-Way, including the portion it did not own or have the right to 
control.  This created an encroachment by the City on the subject property from two to 
seven feet along the entire length of the Hard Road Frontage.   

After the City filed a legal action, the applicant/property owner, Plainsboro Partners, III 
Ltd. (“Plainsboro”) filed a counter-claim to clarify the ownership rights and a judgment 
was granted in favor of Plainsboro by the Franklin County Common Pleas Court in May 
of 2016. The City’s appeal to the Appeals Court was found to be without merit.  

This project and the City’s taking of the subject property was finally settled in early 2017 
when the City agreed voluntarily to pay $550,000 in damages and most importantly 
agreed to assist as needed to help the applicant/owner obtain the variances necessary 
to bring monument signage walls and all buildings into code compliance.  Signage has 
been in place for many years, and was compliant with Right-of-Way requirements prior 
to the widening of Hard Road. Buildings were previously properly located outside the 
25-foot setback but now  violate setback rules as applied based on the road widening 
and City’s Right-of-Way take. In addition, the sign wall on the east side of Crosshaven 
Drive encroaches into the Hard Road public Right-of-Way up to -9 7/16 inches because 
of the road widening. This encroachment needs  eliminated to comply with code section 
902.02.  

The applicant/owner has suffered significant legal costs, loss of business and a 30-
month court battle to protect its interests. At this point, the applicant/owner’s lender is 
asking for  confirmation from the City that the buildings and property they hold a 
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mortgage on, are lawfully zoned, located and in compliance with City codes. Thus, the 
requested variances, the accompanying Right-of-Way Dedication Exception request 
(see attached and explanation below) and the elimination of the Right-of-Way 
encroachment are proposed to gain compliance and such confirmation.  

 

VARIANCES REQUESTED: 

 

1. Building Setback 

Four apartment buildings setbacks were changed due to the Right-of-Way being 
relocated based on the Hard Road widening.  Zoning Ord. Z85-076 requires 25’ 
setback from ROW line.  Since the ROW was moved during widening, four (4) 
buildings are now less than 25 feet. The new building setbacks are 21.0’, 22.0’, 
20.9’ and 22.5’, so the request is for a building setback of not less than 20 feet in 
all cases.  
 

2. Existing Collinford Road Entrance Signs (2) 

Columbus Code 3376.04 requires ground entrance signs to be set back 15 feet 
from ROW. 

• Eastern Collinford Road entrance sign is 10’-0-13/16” 
• Western Collinford Road entrance sign is 10’-3-3/4” 

 
These are current conditions and the variance request is for sign wall locations of 
not less than 10 feet from the ROW line at Collinford Road and Hard Road.   
 

3. Crosshaven Drive Entrance Signs (2)  

Columbus Code 3376.04 requires ground entrance signs to be set back 15 feet 
from ROW. Because of the road widening, sign walls at Crosshaven Drive are 
now as close as 8 inches  from the Hard Road public ROW on the west side and 
encroach a distance of up to 97/16 inches into the ROW on the east side.   Due 
to existing water box/utility locations the sign wall placement cannot be moved 
very far from its existing location, but the future sign wall can be reduced and 
lowered to improve driver site lines to Hard Road, improving the safety of access. 
The applicant would like the option of keeping much of the existing  sign wall in 
place for now with the future ability to change the sign to match the Collinford 
Road signage in design but with a smaller, safer wall profile. The applicant 
proposes demolition of the sign wall portion on the east side of Crosshaven to 
eliminate any ROW encroachment in compliance with code section 902.02 and 
requests the establishment of a zero setback for all private walls and signage at 
Crosshaven in relation to the Hard Road public ROW. (See Plan Sheet 3) 
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The variance request is for sign wall placement to be approved at a zero setback 
distance  from the Hard Road ROW line.  

RIGHT OF WAY DEDICATION EXCEPTION REQUEST 

Along with this revised Council Variance application, a Right-of-Way Dedication 
Exception request has been submitted to the Department of Public Service, 
Division of Traffic Management to waive the requirement to dedicate an 
additional 10 feet of right-of-way along Hard Road per code section 4309.17. This 
waiver request is attached to this revised Council Variance application narrative 
and is pending review.   

 

RATIONALE IN SUPPORT OF VARIANCES REQUESTED 

1.  The property’s ability to meet lender requirements for title compliance, gain 
access to future financing, and the ability to convey the property for value are potentially 
impacted without zoning compliance and the requested variances. The property’s ability 
to yield a reasonable return and the future viability of beneficial uses without the 
variances may be impacted.  

2. The building setback location variances are not substantial, amounting to 
approximately four (4) feet or less in all cases.  The requested variances for sign 
locations are not substantial in as much as such existing sign locations were compliant 
prior to the City’s action to change the ROW location along Hard Road and the 
requested sign locations only seek to overcome the challenges created by the City’s 
actions. Site lines for safer access to Hard Road from Crosshaven Drive will improve 
with the future sign/wall alteration requested and demolition proposed.   

3. The signage, site lines and sign locations are needed because the City changed 
the ROW lines, creating the non-compliant conditions, and altered the character of the 
site in relation to the roadways. The property owner did not have knowledge of the 
City’s road widening and change in ROW lines as the property was zoned and 
developed in the current condition since at least 1985 and the City changes came many 
years later. 

4. The variances requested are reasonable based on the circumstances and based 
on the City’s alteration of the ROW condition, and the applicant’s willingness to remove 
the sign wall encroachment. As part of the court settlement the City agreed to cooperate 
and support the owner’s need for a zoning compliant site.  

5. The essential character of the neighborhood will not be changed by granting the 
variances as this is an existing, fully developed apartment complex and the buildings 
and the sign locations that are the subject of the variances exist today.  There is no 
detriment to the neighborhood or adjacent property owners. 
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6. No delivery of governmental services is impacted by the variance requests. In 
fact, the governmental interest will be improved with the removal of the sign wall 
encroachment from the ROW as proposed, in compliance with code section 902.02.  

7. The spirit and intent of the zoning resolution, ROW and setback regulations can 
be met by granting the reasonable requests of the applicant/property owner to provide 
the sign conditions and building locations that pre-existed the City’s road widening and 
the ROW change and to put the landowner in the relative same position it enjoyed prior 
to the city’s actions.  Substantial fairness and justice will be done, and landowner’s 
rights restored by granting the variances requested, along with elimination of the ROW 
encroachment and site lines for vehicle access to Hard Road from Crosshaven Drive 
will improve in the future. 
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SITE 

CV19-047  
2677 Collinford Rd 

Approximately 15.23 acres 
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The Northwest Plan (2016) 
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