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CITY OF COLUMBUS  
BOARD OF ZONING APPEALS  

(February 27, 2024 Meeting) 
 

STAFF REPORT 
 
Docket No. / Project Title: CUV-2024-002 (MAC Property Group INC) 

Staff: Kyra Behrman 
 

Applicant: Fred Cusak / MAC Property Group 

Property Size: 0.45 Acres (or 19,650 square feet) 

Current Zoning: RS2 (Residential: Single-Family 2) 

Location: 3325 Riverside Drive (Part of Lot #29 – Rost’s Third Addition), in the City of 
Columbus  

 
Background Summary:   
The applicant has indicated that the proposed use variance is for the purpose of allowing a  duplex / two-
family dwelling in the RS2 (Residential: Single-Family 2) zoning district.   
 
Preliminary Staff Recommendation: 
Denial; criterion #3 has not been met.  
 
Zoning Ordinance Considerations:  
District Intent: The intent of the RS2 (Residential: Single-Family 2) zoning district is as follows: to provide 
areas for moderate density single-family residences in areas with compatible infrastructure and services. 
Development in this zoning district should generally be served by sewer and water utilities. Such development 
should also provide residents with convenient access to Collector and Arterial streets, parks and open space, 
employment, and convenience goods.  
 
Permitted Uses:  The following uses are permitted in the RS2 (Residential: Single-Family 2) zoning district. 

1. Single-family dwelling 
2. Nature preserve / Conservation area 
3. Park / playground 

 
Permitted Locations:  The proposed use is permitted in the following zoning districts: RT (Residential: Two-
family) and RM (Residential: Multi-family).  It is a conditional use in the following zoning districts: RE 
(Residential: Established), CD (Commercial: Downtown), and CDS (Commercial: Downtown Support). 
 

Current Property Information: 

Land Use: Residential 

Site Features: Single-family dwelling, 
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Flood Hazards: The southernmost boundary of the site does contain 500-year Floodplain. 

Vehicle Access: Riverside Drive, a local, residential, suburban street 

 
 
Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: RS2 (Residential: Single-Family 2) Single-Family Residential 

South: AP (Agriculture: Preferred) 

RS3 (Residential: Single-Family 3) 

Agriculture 

Single-Family Residential  

Two-Family Residential 

East: RS2 (Residential: Single-Family 2) Single-Family Residential 

West: RS2 (Residential: Single-Family 2) 

AP (Agriculture: Preferred) 

Single-Family Residential  

Agriculture 

 

Interdepartmental Review: 

City Engineering: We have no comments at this time.  

Code Enforcement: Code Enforcement does not have an issue with the proposal.  Will need a 
building permit if approved. 

Fire Department: The Columbus Fire Department does not have any issues with MAC Duplex 1 or 
Duplex 2.  

City Utilities: We have no concerns 

 
Comprehensive Plan Consideration(s):  
The Future Land Use Map indicates the future use of this property as Floodway / Sensitive Area and 
Residential.   
 
The following Comprehensive Plan goal(s) and/or policy(ies) apply to this application:     

1. POLICY A-1-1: Encourage mixing of housing prices in all geographic areas of the city.  This policy is 
intended to provide choice of housing locations; it does not mean that houses of greatly differing price 
will be mixed in the same neighborhood. 

2. POLICY A-2-9: Preserve and enhance the character of neighborhoods. Older neighborhoods have 
distinctive characteristics which should be retained. These vary from one neighborhood to another, 
but they include such things as smaller lots, lesser setbacks, service alleys, and a distinctive 
architectural style. 
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3. 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. 

4. POLICY A-4-2: Encourage infill development, and/or use of vacant parcels for projects such as parks 
or other amenities which complement the neighborhoods in which they are located.  
Vacant parcels represent lost opportunities, and they can become neighborhood nuisances. These 
parcels should be used, either for development, or for other neighborhood assets such as parks or 
community gardens. It is less expensive to develop these parcels than to create new subdivisions 

5. POLICY B-1-9: Encourage new development to be designed in a manner which preserves natural 
topography and other natural features, including but not limited to trees, woodlands, wetlands, 
streams, ponds, drainage ways. Natural features and topography are a community resource which 
should not be destroyed due to inflexible subdivision regulation. New development should take place 
in a manner which preserves these features to the maximum extent possible. 

6. GOAL D-1: Develop new housing where adequate public services can be provided economically.  
7. GOAL D-2: Encourage development of a sufficient supply of diverse housing types, sizes, and price 

ranges in the community. 
8. POLICY D-2-2: Allow for various housing types. A diverse population needs diverse housing. The city 

should encourage a variety of housing types, including single-family detached houses, townhouses, 
and apartments. 

9. POLICY D-2-6: Encourage development of a sufficient supply of housing in all price ranges so that all 
citizens of the community can enjoy decent, safe, and sanitary housing in desirable neighborhood 
settings. A diversity of housing prices and types accommodates a diverse population and differing 
preferences. 

10. POLICY D-3-2: Encourage renovation or removal of deteriorated housing. Housing which has 
deteriorated detracts from neighborhood quality, discourages investment, and is a nuisance, 
attracting vermin and vandalism. Such housing should be rehabilitated or removed. 

 
This property is located in the Western Rocky Ford Neighborhoods character area.  The following Planning 
Principle(s) apply to this application:     

1. Single-family housing should continue to be the dominant land use in the area. 
2. Multifamily housing should be considered where the street system is adequate to accommodate the 

traffic without lowering the level of service. 
 
Planning Consideration(s): 
The following general site considerations, planning concepts, and other facts should be considered in the 
review of this application:  

1.  The applicant’s overall project is to demolish an existing house that sits across the property line on 
the two lots: Lots 27 and part of Lot 29 in Rost’s Third Addition.  The applicant proposes to construct 
a duplex on each lot (Part of Lot 29, the subject of this use variance request, and CUV-2024-001 Lot 
27, a second use variance request). 

2. According to Table 7.1 in the Zoning Ordinance, two-family dwellings are required to have 2 parking 
spaces per dwelling unit; thereby requiring 4 on-site parking spaces for the proposed structure.  The 
submitted site plan shows 4 parking spaces; 2 within the enclosed garage being accessed from the 
alley and 2 located in a “T” parking space off of the driveway.   

3. The proposed structure will be 59 feet x 62 feet (3,658 square feet) and will contain 2 dwelling units.  
Each unit will have 3 bedrooms, 2 baths and enclosed 1-car garage.  

4. The proposed location of the duplex meets all development standards regarding all setbacks and on-
site parking. The structure will not be located within any floodplain or floodway. 

5. The duplex would be accessed from Riverside Drive, a local, residential suburban street. 
6. Approximately 35 feet of the proposed driveway would be within the 500-year Floodplain. 
7. The subject lot is located within Rost’s Third Addition subdivision; three duplexes currently exist within 

500 feet to the south in this same subdivision. 
8. The immediate area does not offer any sidewalks, parks or pedestrian paths for recreation. A Shared 

Use Path is recommended by the Comprehensive Plan’s Bicycle & Pedestrian Plan Element to be 
constructed nearby, on Washington Street.  The nearest public parks, Mead Village and Blackwell 
Park, are approximately one mile to the west.   
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9. Access to routes for ColumBus transit are located one-half mile to the south at 27th and Washington 
and approximately 0.75 miles west at National Road and Westenedge Drive. .  

10. The nearest grocery store is located approximately 1.25 miles south on US 31 (Kroger).  Smaller 
convenience stores are located approximately 0.25 miles south at the intersection of Washington St. / 
US 31 (Village Pantry).   

Provisional Findings of Fact / Decision Criteria 
The Board may approve a variance of use from the provisions of the zoning ordinance upon finding that each 
of the following is true.   
 
1. The approval will not be injurious to the public health, safety, morals, and general welfare of the 

community: 
 
 Provisional Findings: The two-family / duplex structure as proposed meets all required setbacks.  

Interdepartmental review of this request produced no concerns.  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: The lots adjoining the subject site to the east and west contain single-family 

dwellings. The adjoining lot to the north contained a single-family dwelling, but is also a request before 
the Board to allow a two-family dwelling (CUV-2024-001). Other two-family dwellings exist within 500 feet 
of the subject site.  Allowing this vacant parcel to be developed for a two-family dwelling would not appear 
to negatively affect the use of the adjoining properties. The parking required for the two-family residential 
use can be accommodated on the site and parking, therefore, would also not affect neighboring 
properties in an adverse manner.  This criterion has been met. 

 
3. The need for the variance arises from some condition peculiar to the property involved: 
 
 Provisional Findings: While other two-family uses exist in this established neighborhood, they were 

established prior to the adoption of the current zoning ordinance and are therefore legal nonconforming 
(”grandfathered”). The applicant has not identified any unique features or conditions on this property that 
would prevent it from being used as a single-family residence.  This criterion has not been met. 

 
4. The strict application of the terms of the zoning ordinance will constitute an unnecessary 

hardship if applied to the property for which the variance is sought:  
 
 Provisional Findings: The property could be developed with a single-family dwelling. However, the 

property could also accommodate more intense development, such as the proposed duplex.  The 
redevelopment of the property represents an opportunity to provide the diverse and various housing types 
that the Comprehensive Plan envisions. Therefore, the strict application of the Zoning Ordinance would 
create an unnecessary hardship.  This criterion has been met.  

 
5. The approval does not interfere substantially with the comprehensive plan:  
 
 Provisional Findings: The Goals and Policies Element of the Comprehensive Plan encourages new 

housing where adequate public services can be provided economically, encourages development of a 
sufficient supply of diverse housing types, sizes and price ranges in the community, and encourages infill 
development.  The property is also located within the Western Rocky Ford Neighborhoods character area 
where Single-family housing is encouraged to continue to be the dominant land use in the area, and 
Multifamily housing should be considered where the street system is adequate to accommodate the traffic 
without lowering the level of service.  This criterion has been met.  

 
Board of Zoning Appeals Options: 
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In reviewing a request for a use 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.   
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