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STAFF REPORT 
 

CITY OF COLUMBUS PLAN COMMISSION  
(August 13, 2025 Meeting) 

 
Docket No. / Project Title: RZ-2025-007 (Dover Development) 

Staff: Melissa Begley 
 

Applicant: Dover Development, LLC 

Property Size: 8.48 Acres  

Current Zoning: CN (Commercial: Neighborhood) 

Proposed Zoning: RM (Residential: Multi-Family) 
Location: On the south side of Rocky Ford Road between Middle Road and Trestle 

Drive (2601 Rocky Ford Road), in the City of Columbus  
 
Background Summary:   
The applicant has indicated that the proposed rezoning is for the purpose of developing an assisted living and 
memory care facility.   
 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application: Should the 
existing CN zoning and the possibility for future neighborhood-serving commercial uses be preserved on this 
property? 
 
Preliminary Staff Recommendation: 
Unfavorable recommendation to the City Council, the proposed rezoning does not represent responsible 
growth and development, and does not represent the most desirable use for this property, both of which are 
better serviced if the property retains its CN zoning. 
 
Plan Commission Options: 
In reviewing a request for rezoning the Plan Commission may (1) forward a favorable recommendation to the 
City Council, (2) forward an unfavorable recommendation to the City Council, (3) forward the application to 
City Council with no recommendation, or (4) continue the review to the next Plan Commission meeting.  The 
Plan Commission may recommend that conditions or commitments be attached to the rezoning request. The 
City Council makes all final decisions regarding rezoning applications.   
 
Decision Criteria: 
Indiana law and the Columbus Zoning Ordinance require that the Plan Commission and City Council pay 
reasonable regard to the following when considering a rezoning: 
 

The Comprehensive Plan. 
Preliminary Staff Comments: The Comprehensive Plan advocates “allowing various housing types” and 
“developing new housing where adequate public services can be provided economically”.  It also 
identifies the need to maintain and enhance neighborhood-scale business areas, with special attention to 
the unique character of each area, further stating that neighborhoods can be enhanced by convenient 
shopping areas, provided that these are of a type, size and design consistent with their surroundings. 
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The current conditions and the character of current structures and uses in each district. 
Preliminary Staff Comments:  The area is a mix of residential uses of varying densities with high-density 
apartments and mobile / manufactured home communities to the north and large single family residential 
neighborhoods to the south, west and northwest.  There is a large lot residential home, a former farm, at 
the northwest corner of Middle Road and Rocky Ford Road and a fitness center (Columbus Fit and 
Royalty Athletics) to the east. Farther to the east there are open farm fields which are predominantly 
located in the floodway and 100-year floodplain.  The area, however, lacks convenient, walkable access 
for residents to commercial goods and services. 
 
The most desirable use for which the land in each district is adapted. 
Preliminary Staff Comments:  Housing is a desirable use.  Neighborhood scale commercial uses, which 
are designed to fit within an existing residential area and are pedestrian friendly within a walkable area, 
are also desirable.  The property has the access to public utilities and high-volume streets that could 
accommodate either use. However, the area lacks convenient access to commercial goods and this 
property is one of few available, CN-zoned locations that could serve the surrounding concentration of 
residential neighborhoods with those convenient, walkable commercial goods and services.     
 
The conservation of property values throughout the jurisdiction of the City of Columbus. 
Preliminary Staff Comments:  The property values throughout the City of Columbus should not be 
impacted in a negative way if the request to rezone to RM (Residential: Multi-Family) is approved.  The 
potential RM zoning district uses are consistent with others in the area.   
 
Responsible growth and development. 
Preliminary Staff Comments:  With the close proximity to surrounding residential neighborhoods and high 
volume streets, this area would be appropriate for multi-family residential.  However, the area is lacking 
convenient access to commercial goods and services and this site, currently zoned CN, provides the 
opportunity to introduce these neighborhood-serving commercial uses. Rezoning the site to RM would 
both introduce additional residents into an underserved area and permanently remove the opportunity to 
provide the needed goods and services.   

 

Current Property Information: 

Land Use: Single-Family Residential, Agricultural Farm Field  

Site Features: Single-Family Dwelling  

Flood Hazards: 500-year floodway fringe (on the eastern portion of the property) 

Special Circumstances: 
(Airport Hazard Area, Wellfield 
Protection Area, etc.) 

Airport Hazard Area Horizontal Zone  

Vehicle Access: Rocky Ford Road (Minor Arterial, Residential, Suburban) 

Middle Road (Collector, Residential, Suburban) 
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Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: RM (Residential: Multi-Family) 

RMH (Residential: Manufactured 
Home Park) 

Embarq Apartments 

Candlelight Village Mobile Home Park 

South: RT (Residential: Two-Family) Cedar Ridge Single-Family Residential 
Subdivision 

East: CN (Commercial: Neighborhood) Columbus Fit/Royalty Athletics 

West: RS3 (Residential: Single Family 3) Heathfield Single-Family Residential 
Subdivision 

 
Zoning District Summary (Existing / Proposed): 

 Existing Zoning: CN Proposed Zoning: RM 

Zoning District Intent: To provide convenience goods, 
services, and amenities within close 
proximity to residential areas. This 
district is also intended to enable 
the development of small-scale, 
mixed-use neighborhood centers. 
The commercial centers are 
generally to be located at major 
intersections, should be pedestrian 
oriented in the City of Columbus 
jurisdiction, and should provide 
ample buffering from adjacent 
residential uses. Further, this district 
should be protected from non-
neighborhood serving land uses 
and businesses. 

To provide areas for a variety of 
multi-family uses, such as two-
family dwellings, apartment homes 
and complexes, and condominiums 
in areas with compatible 
infrastructure and services. 
Development in this zoning district 
should be serviced by sewer and 
water utilities. This district should be 
used in limited locations with highly 
developed infrastructure, immediate 
access to Arterial or Collector 
Roads, and direct connections to 
public open space and convenience 
goods. This district may be used to 
provide a transition from regional 
commercial areas to moderate 
density single-family residences.  
 

 

Permitted Uses: Residential Uses 
• Dwellings, secondary (on upper 

floors of other uses). 
 
Park Uses 
• Nature preserve / Conservation 

area 
 
Commercial Uses 
• Personal service uses 
• Restaurant 

Residential Uses 
• Multi-family dwelling 
• Two-family dwelling 
• Nursing home / Assisted living 

facility 
• Retirement facility 
 
Park Uses 
• Nature Preserve / Conservation 
• Area 
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• Retail uses (small scale) • Park / Playground 

Water and Sewer Service: Required  

 

Required  

Lot and/or Density 
Requirements: 

Minimum Lot Area: 
5,000 sq. ft. 
 
Maximum Lot Area: 
5 acres (217,800 sq. ft.) 
 
Maximum Lot Coverage: 
75% 
 

Maximum Gross Density: 
25 dwelling units per acre 
 
Minimum Lot Area: 
 
Non-residential Use: 
5,000 square feet 
 
Residential Use: 
1,500 square feet per dwelling unit 
(with a minimum of 6,000 square feet 
if fewer than 4 units) 
 
Maximum Lot Coverage: 
65% 
 

Setbacks Required: 
 

Side Yard Setback: 
Primary Structure: 5 feet 
Accessory Structure: 5 feet 
 
Rear Yard Setback: 
Primary Structure: 5 feet 
Accessory Structure: 5 feet 
 
Maximum Front Yard Setback: 
Arterial Street or Road: 10 feet* 
 
*The maximum front setback shall 
not apply to primary structures on 
properties which include outdoor 
dining, assembly, or similar space 
which conforms to the maximum 10 
foot setback when that outdoor 
space is immediately adjacent to the 
primary structure  

Side Yard Setback: 
Two-family Structure: 5 feet 
Multi-family Structure: 10 feet 
Non-residential Structure: 10 feet 
Accessory Structure: 5 feet 
 
Rear Yard Setback: 
Primary Structure: 10 feet 
Non-residential Structure: 10 feet 
Accessory Structure: 5 feet 
 
Front Yard Setback: 
Arterial Street: 10 feet 
Collector Street: 10 feet* 
Local Street: 10 feet* 
 
*25 feet for any auto service bay, 
auto fuel canopy, or other similar 
vehicle access points to structures. 

Height Restrictions: Primary Structure: 
35 feet 
 
Accessory Structure: 
25 feet 

Primary Structure: 
50 feet 
 
Accessory Structure: 
25 feet 
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Floor Area Requirements: Minimum Ground Floor Living 
Area: Not applicable 
 
Minimum Living Area / Dwelling: 
500 square feet 

Minimum Ground Floor Living 
Area: Not applicable 
 
Minimum Living Area / Dwelling: 
Two-Family: 1,000 square feet 
Multi-Family: 500 square feet 
 

Primary Permanent Signs: Wall Signs: 2 permitted, up to 8% 
of the street-facing wall area or 200 
square feet, whichever is less. 
 
Freestanding Signs: 1 per public 
street frontage, up to 6 feet in 
height, up to 50 square feet. 
 

Freestanding Signs: 2 permitted for 
each vehicle entrance to the property 
from a public street or road, up 6 feet 
in height and to 32 square feet in 
area. 

 

Interdepartmental Review: 

City Engineering: No comments received. 

City Utilities: No concerns. 

Fire Department: No comments. 

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

1. 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. 

2. POLICY A-2-18: Maintain and enhance neighborhood-scale business areas, with special attention to 
the unique character of each area. 
Neighborhoods can be enhanced by convenient shopping areas, provided that these are of a type, 
size and design consistent with their surroundings. 

3. GOAL D-1: Develop new housing where adequate public services can be provided 
economically. 

4. POLICY D-1-1: Promote orderly housing expansion in locations where the city’s infrastructure and 
services have the capacity to accommodate the growth. 
New neighborhoods should have adequate infrastructure and services. Road networks should be 
safe, there should be adequate sewage disposal and a safe drinking water supply, there should be 
adequate police and fire protection and trash pick-up. The city should guide new development to 
areas where these services will be available at reasonable cost. 

5. POLICY D-1-3: Encourage development adjacent to already developed areas. 
Compact development contiguous to already developed areas is the most economical and convenient 
urban form, and the city should encourage that type of development. 

6. GOAL D-2: Encourage development of a sufficient supply of diverse housing types, sizes, and 
price ranges in the community. 

7. POLICY D-2-2: Allow for various housing types. 
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A diverse population needs diverse housing. The city should encourage a variety of housing types, 
including single-family detached houses, townhouses, and apartments. 

8. POLICY E-3-1: Allow the free market and private investment decisions to govern the quantity of each 
type of business and the variety of goods and services available, within the framework of an overall 
land use plan. 
The city should not make decisions about the number of certain businesses that are needed. The 
market, not the government, should decide whether another restaurant, another filling station, or 
another clothing store is needed. These businesses, however, must be located in areas where the 
plan indicates that they are appropriate and compatible with surrounding land uses. 

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

1. Multifamily housing should be considered where the street system is adequate to accommodate the 
traffic without lowering the level of service. 

2. Commercial development should be restricted to arterial streets. 
3. Future commercial development should be in suburban business centers or neighborhood business 

centers, not individual commercial parcels in strips along roadways. 
4. On streets other than National Road and Central Avenue, commercial development should be 

primarily neighborhood-type uses, to serve residents of the area rather than the community as a 
whole. 

 
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 is proposing to rezone the subject property from CN (Commercial: Neighborhood) to RM 

(Residential: Multi-family) for the purposes of developing an assisted living and memory care facility. 
2. In 2017, the Planning Department completed a “Neighborhood Commercial Access & Design Study”.  The 

purpose of the study was to explore the benefits of neighborhood commercial uses and to identify how 
these benefits can be offered to Columbus residents while minimizing the disadvantages often associated 
with living near commercial uses.  As part of the study, existing locations of necessity goods (grocery 
stores and pharmacies), personal service uses (hair/nail salons, massage, or tanning salon services), 
restaurants, and small scale specialty goods (meat markets, bakeries, book stores, and flower shops) 
were mapped with a quarter-mile and half-mile radius identified around each site. A quarter mile is 
considered a 5-minute walking distance and a half-mile is considered a 10-minute walking distance.  One 
of the conclusions of this study was that the neighborhoods in the northeast quadrant of the City are 
underserved.  The subject property is one of few available, CN-zoned locations that could serve these 
neighborhoods with convenient, walkable commercial uses.   

3. Based on the Neighborhood Commercial Study, the map below indicates the areas that have access to 
specialty goods within a quarter mile and a half a mile    
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4. There is a significant concentration of housing in this immediate area with a high-density apartment 
complex and two mobile / manufactured home communities to the north and large single family residential 
neighborhoods to the south, west and northwest.   

5. The subject property was identified on the Infill Sites Profile document that was created in 2012 and 
updated in 2022.  The document highlights vacant properties throughout the City and provides a 
summary and site analysis for each property as an aid for potential developers. The site analysis 
summary concluded that this site would offer the potential for neighborhood commercial development due 
to its proximity to the intersection of Rocky Ford Road and Middle Road.   

6. The nearest existing commercial area is .5 miles to the west of this neighborhood at the intersection of 
Rocky Ford Road and Central Avenue.  This area is zoned CN and current businesses include Kovenor’s 
Korner Ice Cream Store, Culligan Water Treatment Systems, Columbus Family Medicine, and Kindercare 
Child Daycare Center.  The nearest concentration of convenience goods are approximately .75 miles 
south at the intersection of US 31 and Middle Road, which includes fast food restaurants, Rural King, the 
Kroger Marketplace, etc.  

7. The area is provided with access to the city-wide bicycle & pedestrian network through a shared use path 
along Middle Road and a shared use path and bicycle lanes along Rocky Ford Road.  The Bicycle & 
Pedestrian Plan also recommends a shared-use path along Trestle Drive (which would connect through a 
new, future neighborhood to the Everroad Park neighborhood). 

8. The area is served by the ColumBUS Transit System. Route 1 runs along Middle Road and Rocky Ford 
Road. 

9. The nearest public parks to the area include Blackwell Park (.87 miles), Hamilton Center/Lincoln Park (1.1 
miles), Par 3 Golf Course (1.23 miles).  

10. A portion of the property is located within the Flood Zone X (500-year floodway fringe). Any future 
development will be required to meet the standards for development in a special flood hazard area, as 
described in Section 4.7 of the Zoning Ordinance. These standards include, but are not limited to, 
constructing the lowest floor of all structures at or above the flood protection grade.   

11. Section 8.2 (Table 8.3) of the Zoning Ordinance requires that a Buffer Yard Type C be installed when 
development of a property zoned RM (Residential Multi-family) is adjacent to RT (Residential: Two-
Family) as would be the case along the south property line if this parcel is rezoned. A Buffer Yard Type C 
(Section 8.2(E)) includes a minimum width of 15 feet in addition to the minimum 10-foot setback otherwise 
required by the ordinance (for a total buffer width of 25 feet), and also requires 50 landscaping points per 
50 linear feet of buffer yard frontage (this equates to two large trees or 7 shrubs every 50 feet).  
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