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CITY OF COLUMBUS  
BOARD OF ZONING APPEALS 

(January 27, 2026 Meeting) 

STAFF REPORT 

Docket No. / Project Title: BZA-2025-12 (First Empire Holdings) 

Staff: Desiree Aldrich 

Applicant: First Empire Holdings 

Property Size: +/- 24,829 square feet 

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

Location: 3103 Westenedge Drive, in the City of Columbus 

Background Summary:  
The applicant has indicated that the proposed development standards variance is for the purpose of allowing 
a fence to be 6 feet in height, 2.5 feet taller than the maximum 3.5 feet in a front yard. The applicant intends 
to put a 6-foot tall privacy fence in the front yard along the National Road frontage of the property. The subject 
property is a corner lot which has frontage on both National Road and Westenedge Drive.   

Preliminary Staff Recommendation: 
Approval; All criteria have 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. 

Development Standards:  Height Limits: No fence or wall shall exceed a height of 8 feet in any side or rear 
yard or 42 inches in any front yard. Corner lots shall be considered as having 2 front yards, consistent with 
other provisions of this ordinance.   

Current Property Information: 

Land Use: Single-Family Residential 

Site Features: Single-Family dwelling 

Flood Hazards: No flood hazards exist on this site. 

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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Street/Road Frontage: Westenedge Drive (Local, Residential, Suburban) 

National Road / US 31 (Principal Arterial, Commercial, Suburban) 

 
 
Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

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

South: P (Public / Semi-Public Facilities) Northside Middle School 

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

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

 

Interdepartmental Review: 

City Engineering: No response 

City Utilities: No response 

Columbus Fire 
Dept.: 

No response 

County Code 
Enforcement: 

No response 

 
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 requesting a development standards variance to allow a 6-foot tall privacy fence in 
the front yard along the National Road frontage of the property. The proposed privacy fence will 
encroach 14 feet from the residence towards National Road. 

2. The fence will be 64 feet from the National Road right-of-way and 74 feet from the National Road 
sidewalk.  It will not encroach into the Westenedge Drive front yard. 

3. The subject property is a corner lot which has frontage on both Westenedge Drive and National 
Road. The home on the property faces and has its vehicle access from Westenedge Drive. 

4. Fences, regardless of where they are located, must be constructed outside of any sight visibility 
triangle at vehicle intersections per Zoning Ordinance Section 9.3 (B)(4).  There are no intersection 
visibility concerns with the fence location due to the proposed design only encroaching 14 feet to the 
South and leaving a large portion of yard open.  

5. The proposed fence will be constructed of vinyl where it is in the front yard, and a small, 17-foot 
section that is outside of the front yard will be black chain link material.  

6. There is a residential neighbor to the immediate east of the property.  The proposed fence will be 
closer to National Road than the neighbor’s home.  This neighbor’s driveway is on the east side of 
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their property – the far side from the subject property.  Due to the location of the driveway and the 
small front yard encroachment proposed for the fence, visibility for the driveway will not be affected. 

Provisional Findings of Fact/Decision Criteria: 
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: No city department/agencies have expressed any public safety concerns regarding
the privacy fence encroaching into the front yard along National Road.  The fence will be located outside
of the sight visibility triangle and therefore will not adversely affect the safety of the adjacent vehicle
intersection.  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 location of the proposed privacy fence in the front yard along National Road will
not adversely affect the neighbors’ use and enjoyment of their property.  It will not encroach onto any
neighboring property nor obstruct visibility from a neighbor’s driveway.   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: The subject site being a corner lot, with the home placed in a corner of the property
away from the street intersection, causes practical difficulty due to it substantially limiting the amount of
area considered a backyard. Due to the subject site’s layout, the front yard along National Road is a
larger area than what is considered the backyard at this site. To get full use of the property in a safe
manner a fence is requested encroaching into the large front yard along National Road. This criterion has
been met.

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