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CITY OF COLUMBUS 
BOARD OF ZONING APPEALS 
 (September 27, 2016 Meeting) 

 
STAFF REPORT 

 

Docket No. / Project Title: C/CU-16-11 & C/DS-16-44 (Flintwood Wesleyan Church) 

Staff: Charles Russell 
 
Applicant: Flintwood Wesleyan Church 

Property Size: 2.89 Acres  

Zoning: RS4 (Residential: Single-Family 4) 

Location: 5300 E 25
th
 Street, in the City of Columbus  

 
Background Summary:   
The proposed conditional use and development standards variance will allow a building expansion of 545.9 
square feet, and a building height of 35 feet.  The expansion is to add a hallway along the east side of the 
gym and storage space on the north side.  Additionally the applicant will be rebuilding the gym and adding a 
second floor that is up to 3,000 square feet in area.  The applicant was previously approved for an expansion 
of 1,470 square feet to create a more permanent storage space, and provide bathroom facilities in their 
gym/fellowship building (C/CU-16-01).  This request is in addition to the previous approval.  The property is 
located on the corner of Wedgewood Drive and 25

th 
Street, and has a sanctuary, a gym/fellowship building, 

and a parsonage on-site. 
 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application:   

1. Is the expansion of a worship facility appropriate in the residential zoning district at this location? 
2. Is the proposed 35 foot height appropriate for the area? 

 

Preliminary Staff Recommendation: 
Conditional Use – Approval – All criteria have been met. 
Development Standards Variance – Approval – All criteria have been met. 

 
Zoning District Intent:   
The intent of the RS4 (Residential: Single-Family 4) zoning district is as follows: To provide for high-density 
residential in areas with compatible infrastructure and access to Collector or Arterial roads. 

 

Current Property Information: 

Land Use: Worship Facility (Flintwood Wesleyan Church) 

City of Columbus – Bartholomew County                 

Planning Department                 

      

123 Washington Street 
Columbus, Indiana  47201 
Phone: (812) 376-2550 
Fax: (812) 376-2643 
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Site Features: The property is currently served by four drives from Wedgewood Drive. (1 
for the parsonage, 2 for the existing parking area, and 1 for the drop-off 
area) 

A sanctuary, a gym/fellowship building, and a parsonage are located on 
this property. 

Flood Hazards: No FEMA mapped flood hazards.  However, the Columbus Flood Risk 
Management Plan indicated that flooding from the nearby Sloan Branch is 
possible at this location. 

Vehicle Access: Wedgewood Drive (Local, Suburban, Residential) 

25
th
 Street (Minor Arterial, Suburban, Residential) 

 

Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: RS4 (Residential: Single-Family 4) Single-family residential 

South: RS3 (Residential: Single-Family 3) 

RM (Residential: Multi-Family) 

Single-family residential 

Lincoln Village Apartments 

East: CC (Commercial: Community Center) Offices and Self-Storage facility 

West: RS4 (Residential: Single-Family 4) Single-family residential 

 

Interdepartmental Review: 

Code Enforcement: No issues with proposal. 

 
History: 

1. This property was previously approved for a parking lot and building expansion (C/CU-16-01).  This 
allowed the property owner to added needed parking as well as storage and bathroom facilities to the 
gym/ fellowship hall.  The parking lot expansion added 39 parking spaces to the existing 60.  The 
bathroom expansion was approved at 605 square feet, and the storage expansion was approved at 
895 square feet. 

2. The previous conditional use approval included additional parking lot frontage landscaping to provide 
screening for the neighboring residential. 

 
Planning Consideration(s): 
The following general site considerations, planning concepts, and other facts should be considered in the 
review of this application:   

1. The property currently has access off of Wedgewood Drive at 4 different points.  Of those access 
points, 3 are used for the worship facility and the 4th provides access to the parsonage.  The prior 
approval shifted one drive to the north to provide access to the new parking expansion. 

2. The applicant is requesting an additional 315 square feet for the bathroom expansion to allow for an 
interior hallway.  They are also requesting an additional 230.4 square feet for storage space.  These 
proposed expansions will meet the required 5 foot side yard setback for the RS4 zoning district. 
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3. As part of the expansion the applicant is proposing to replace the existing gym, and add a second 
floor for activity space.  Adding this second floor will bring the overall height of the structure to 35 feet.  
The zoning district permits accessory structures to be 25 feet in height, meaning the proposed height 
is 10 feet taller than permitted. 

4. The surrounding area includes single-family residential neighborhoods to the north, south, and west, 
and commercial businesses directly east.  These businesses include medical offices, a self-storage 
facility, insurance and law offices, and a pool supply store.  The commercial businesses directly 
adjacent to the gym/fellowship building are 15 to 18 feet in height, but are separated from the subject 
property by a natural tree line. 

5. The houses across Wedgewood Drive are single-story ranch style homes roughly 15 feet in height.  
They are set back an average of 50 feet from the centerline of the Wedgewood Drive.  The 
gym/fellowship building on the subject property is set back 185 feet from the Wedgwood Drive 
centerline. 

6. On both the subject property and adjacent CC (Commercial: Community Center) properties primary 
structures are permitted to be 40 feet in height. 

 
Comprehensive Plan Consideration(s): 
The Comprehensive Plan designates the future land use of properties in this area as Mixed Use. 
 
The following Comprehensive Plan goal(s) and/or policy(ies) apply to this application: 
 
POLICY A-2-11:  Encourage all new development to be in scale (height, area, mass, setback, etc.) with its 
surroundings, determined on a neighborhood-by-neighborhood basis.  New development should be designed 
in a manner that is sensitive to the surroundings. 

 
Provisional Findings of Fact/Decision Criteria – Conditional Use: 
Section 12.4(D) of the Zoning Ordinance permits the Board of Zoning Appeals to allow conditional uses that 
meet the criteria listed below.  The Board may impose reasonable conditions as part of an approval. 
 
1. The proposal will not be injurious to the public health, safety, and general welfare of the 

community. 
  

 Provisional Findings:  The gym/fellowship building is setback a significant distance from the 
neighboring residential, additionally the required parking lot screening from their previous 
request should provide screening for the building as well.  The building additions will not be 
injurious to the health and safety of the community.  This criterion has been met. 
 

2. The development of the property will be consistent with the intent of the development 
standards established by the Zoning Ordinance for similar uses. 
 

 Provisional Findings:  It is not uncommon to find worship facilities within residential areas.  The 
setbacks of the building and location at the intersection make the improvements consistent with 
the intent of the Zoning Ordinance development standards and appropriate for this 
neighborhood.  This criterion has been met. 
 

3. Granting the conditional use will not be contrary to the general purposes served by the 
Zoning Ordinance, and will not permanently injure other property or uses in the same 
zoning district and vicinity. 
 

 Provisional Findings: The proposed expansion is directly adjacent to a commercial zoning 
district where 40 foot structures are permitted.  The building is also setback 235 feet from the 
nearest residential.  Additionally primary structures in the subject property’s zoning district are 
permitted to be 40 feet in height, and it is not unusual for worship facilities to have multiple 
structures that are used for similar purposes.  Granting this approval would not be contrary to 
the general purposes of the zoning ordinance.  This criterion has been met. 
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4. The proposed use will be consistent with the character of the zoning district in which it is 

located and the recommendations of the Comprehensive Plan. 
 

 Provisional Findings:  Worship facilities may be permitted as a conditional use in residential 
zoning districts, meaning they may or may not be appropriate depending on the surrounding 
context of the neighborhood.  In this instance the proposed expansions to the worship facility do 
not infringe upon the use or character of its residential neighbors, and can be considered 
appropriate for this area and this zoning district.  The proposed expansion is also consistent with 
the comprehensive plan.  This criterion has been met. 
 

 
 
 

Provisional Findings of Fact/Decision Criteria – Building Height Variance: 
The Board of Zoning Appeals may approve or deny variances from the development standards of the City of 
Columbus Zoning Ordinance.  The Board may impose reasonable conditions as part of an approval.  A 
variance from the development standards may only be approved upon a determination in writing that: 

 
1. The approval will not be injurious to the public health, safety, morals, and general welfare 

of the community. 
  

 Provisional Findings: The additional height will be built to current building code, so approval of 
the proposed height would not create a health or safety risk for the general community.   This 
criterion has been met. 
 

2. The use and value of the area adjacent to the property included in the variance will not be 
affected in a substantially adverse manner. 

 
 Provisional Findings: Approval of this variance will not substantially hinder or alter the use or 

value of adjacent properties.  The commercial properties to the east are screened by a natural 
tree line, and structures in the commercial zoning district are permitted to be 40 feet in height.  
The neighboring residential on Wedgewood Drive are set back a total distance of 235 feet from 
the gym/fellowship building.  Additionally these homes will be screened from the subject 
property by the require parking lot frontage landscaping.  This criterion has been met. 
 

3. The strict application of the terms of the zoning ordinance will result in practical 
difficulties in the use of the property.  This situation shall not be self-imposed, nor be 
based on a perceived reduction of, or restriction on, economic gain. 
 

 Provisional Findings: Worship facilities, schools, athletic complexes, and community centers are 
all conditional uses in the RS4 (Residential: Single-Family 4) zoning district.  All of these uses 
tend to be in larger buildings that could potentially exceed the maximum height requirement.  It 
is not uncommon for worship facilities to have more than one structure that operates in a way 
that could be considered a primary structure.  If the proposed building was the primary structure 
on site it could be 40 feet in height.  Therefore, structures taller than the proposed building are 
permitted within this zoning district.  This criterion has been met. 
 

 

Board of Zoning Appeals Options: 
In reviewing requests for a  for conditional use or a development standards variance the Board may (1) 
approve the petition as proposed, (2) approve the petition with conditions, (3) continue the petition to a future 
meeting of the Board, or (4) deny the petition (with or without prejudice).  Failure to achieve a quorum or lack 
of a positive vote on a motion results in an automatic continuance to the next regularly scheduled meeting.   

 






















