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CITY OF COLUMBUS  
BOARD OF ZONING APPEALS  

(May 26, 2026 Meeting) 
 

STAFF REPORT 
 
Docket No. / Project Title: BZA-26-38 (Hutchins Crossing) 

Staff: Melissa Begley 
 

Applicant: Volunteers of America 

Property Size: 26,571.60 square feet 

Current Zoning: RMc (Residential: Multi-family with Commitments) 

Location: The southwest corner of the intersection of 14th Street and Hutchins 
Avenue, in the City of Columbus 

 
Background Summary:   
The applicant has indicated that the proposed variances are for the purpose of constructing a 2-story, 17 unit 
multi-family residential development.  The applicant is requesting the following variances:   

1. To allow the dwelling units to be 480 square feet, 20 feet smaller than the minimum 500 square foot 
dwelling size. 

2. To allow 17 dwelling units, 1.75 more dwelling units than the maximum 25 dwelling units per acre. 
3. To allow 9 parking spaces, 22 fewer than the minimum required 31 parking spaces. 

 
Preliminary Staff Recommendation: 
Variance #1: Dwelling Size - Approval, all criteria are met. 
Variance #2: Increased Density - Approval, all criteria are met. 
Variance #3: Reduced Parking - Approval, all criteria are met. 
 
Zoning Ordinance Considerations:  
District Intent: The intent of the RM (Residential: Multi-family) zoning district is as follows: 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 served 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.   
 
Development Standards:   
Section 3.14(C) Minimum Living Area per Dwelling: Multi-Family: 500 square feet.  
 
Section 3.14(C) Maximum Gross Density: 25 units per acre.   
 
Section 7(Table 7.1): Multi-Family Residential: 1.5 parking spaces for each dwelling unit, plus one for every 
non-resident employee, plus one for every 6 persons of seating capacity in any accessory meeting hall.  
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Current Property Information: 

Land Use: Currently a part of the United Way / Sans Souci parking lot 

Site Features: A portion of the United Way / Sans Souci parking lot 

Flood Hazards: There are no flood hazards on this site. 

Street/Road Frontage: Hutchins Avenue - Local, Commercial, Urban 

14th Street - Local, Commercial, Urban  

 
Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: I2 (Industrial: General) Clean Power, Hog Molly Brewery 

South: PUD (Planned Unit Development) United Way Offices 

East: RE (Residential: Established) Single Family Residential 

West: PUD (Arvin Meritor PUD) 

RM (Residential: Multi-family) 

Sans Souci 

Central Park Place Apartments 

 

Interdepartmental Review: 

City Engineering: No concerns. 

City Utilities: No concerns. 

Fire Department: No comments. 

Code Enforcement: Code enforcement does not have an issue with the proposal.  If approved they 
will need to get a permit from this office and have a State Design Release from 
the State. 

 
History of this Location:   
The relevant history of this property includes the following:  

1. In 1989, the subject property was an industrial area and was part of a rezoning of the surrounding 
area to a PUD (Planned Unit Development). This PUD (18 acres) consolidated the corporate 
headquarters and manufacturing facilities of Arvin Industries (PUD-89-03).  

2. In 2002, the PUD was modified to facilitate the former Arvin manufacturing facilities reuse as the 
United Way Center (PUD-02-05).  

3. In 2010, the west 1.77 acres of the block that currently includes the subject property were rezoned to 
RMc (Residential: Multi-family with commitments) for a new senior apartment development (the 
Central Park Place Apartments) (RZ-10-06).  
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4. The City Council approved a rezoning from PUD to RMc (Residential: Multi-Family w/commitments) 
on April 21, 2026 (Case Number RZ-26-3).  The approval included the following condition and 
commitments: 

a. A subdivision plat shall be completed adjusting the subject property lines to result in no parcel 
with more than one zoning district. 

b. The following commitments shall apply to the use and development of the subject property: 
i. The future development of the property shall be of a traditional neighborhood site design, 

with the structure(s) adjacent to and with front facades oriented to Hutchins and/or·14t  
Street and with parking provided behind the structure(s) and no closer to either adjacent 
street than the nearest front wall of the structure(s). 

ii. Any development of the subject property shall include the improvement of the south side 
of 14th Street between the Central Park Place Apartments (1500 13th  Street) and 
Hutchins Avenue to include a minimum 11-foot travel lane, curb, 5-foot tree lawn, and 6-
foot sidewalk. 

 
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 construct a 2-story, 17 unit multi-family residential development.  The 
development will be located on a new lot created from the existing United Way parking lot.  They are 
requesting 3 development standards variances related to increased density, reduced on-site parking, 
and reduced dwelling unit size. 

2. Zoning Ordinance Section 3.14(C) establishes a minimum living area required per dwelling unit.  For 
multi-family, the minimum living area is 500 square feet. The applicant has indicated that all 17 
dwelling units in this project would be 480 square feet in size.  The applicant has indicated the 
modest reduction of 20 square feet would not compromise the structural integrity, safety, or 
habitability of the units. All units will continue to comply with applicable building codes, fire safety 
standards, and occupancy requirements. The applicant has stated that the smaller units allow the 
developer the ability to develop the site with appropriately sized, efficient dwelling units that meet the 
needs of the intended residents.  

3. Zoning Ordinance Section 3.14(C) establishes a maximum gross density for multi-family 
developments at 25 units per acre. The site contains 0.61 acres, which would allow for 15.25 dwelling 
units for this project.  The applicant is requesting to increase the number of dwelling units to 17 or 
1.75 more than permitted.  The applicant has indicated that strict compliance would require the 
removal of at least one unit or a substantial redesign, disrupting the coordinated site layout, including 
building placement, circulation, and open space, and potentially resulting in a less functional 
development.  

4. The Zoning Ordinance Section 7(Table 7.1) requires 1.5 parking spaces per dwelling unit, plus 1 
parking space per employee, for a multi-family residential development.  The applicant is proposing 
17 units which requires 26 on-site parking spaces, plus 5 employees for a total of 31 required parking 
spaces.  The applicant is proposing to provide 9 parking spaces on-site, 22 fewer than required.  The 
applicant intends to lease 18 parking spaces from the United Way of Bartholomew County to provide 
overflow parking, as needed.  There are also 9 on-street parking spaces along Hutchins Avenue.   

5. The application has provided a parking lot count and table for the United Way campus demonstrating 
that the new multi-family development will not create a parking deficiency for the United Way 
property.  They have also provided a letter from the United Way agreeing to allow the development to 
utilize 18 parking spaces on the United Way campus.  

6. Central Park Apartments, located west of the site, was granted a variance (CDS-11-05) for a 
reduction of required parking.  The site contains 63 units and was approved for 71 parking spaces 
(1.13 spaces per unit).  Central Park Apartments provides senior housing.  The Flats on 14th was also 
granted a variance for reduction of required parking spaces (Case # CDS-2025-004) and was 
approved for 124 parking spaces (1.1 spaces per unit).  The Flats provides residences for workforce 
housing.    

7. City bus service is available in this area.  The new Green line has a stop at the corner of 13th and 
Central Avenue, roughly 2 blocks to the east.  The Red line bus loop will have a stop at 14th Street 
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and Cottage Avenue, 1 block to the east and the Purple line bus loop has a stop at 14th and California 
Street, 5 blocks to the west.   

8. There are services and amenities available along Central Avenue within a walking distance of 
approximately 2 blocks.   

9. Sidewalks are currently limited along 14th Street, however as a condition of the rezoning for this 
project, the applicant is required to install sidewalks along the 14th Street frontage of their 
development and the United Way frontage. There is a good network of sidewalks to the south along 
13th Street that connects to Central Avenue. 

10. The site is considered infill development. Infill development is beneficial to the community because it 
makes use of vacant or underutilized lots within the center city, strengthens the real estate market 
and property values in the area, and utilizes existing infrastructure. Developing infill sites is beneficial 
as an alternative to the continued outward expansion of the City. Meeting all of the development 
standards of the Zoning Ordinance can be difficult on infill lots. It can be challenging to create a 
design that is consistent with the Comprehensive Plan and the existing neighborhood that also meets 
all requirements of the Zoning Ordinance.  

11. The surrounding area is largely urban in nature. Large multi-family developments are located to the 
south (Ashford Park Apartments, The Lofts at Ashford and The Gateway Apartments) and west (Flats 
on 14th and Central Park Apartments). To the east is a small neighborhood which includes small 
residential lots.  

12. If the current variances are approved, a Zoning Compliance Certificate application and certified site 
plan would need to be submitted for review and approval by the Planning Department. 

 
Provisional Findings of Fact/Decision Criteria – Variance #1: Minimum Dwelling Size 
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 dwelling units will each have a full kitchen and separate bathroom and be 
constructed to current building code standards. Neither the Fire Department nor County Code 
Enforcement reported any concerns with the proposed dwelling unit living area and the approval will not 
be injurious to the public, health, safety, morals and general welfare of the 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:  The dwelling units will each have a full kitchen and separate bathroom. The 480 
square feet, rather than the minimum 500 square feet, of living area will help expand the housing 
offerings in the area and not affect the adjacent properties in an adverse manner. 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 context of the area is urban in nature with smaller lot sizes. The increased 
density of a multi-family building is not out of context with the area. In these areas there is a need to 
balance the demands of contextually appropriate construction in an urban neighborhood. This property is 
close to many services and amenities and can accommodate the density.  This criterion has been met. 
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Provisional Findings of Fact/Decision Criteria – Variance #2: Increased Density 
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: 14th Street and Hutchins Avenue generally should be able to accommodate any 
traffic generated from the proposed development.  Both readily connect to the larger grid-pattern street 
system in the area including high-volume streets, such as nearby Central Avenue.  The redevelopment of 
the property will include sidewalks along 14th Street, contributing to needed infrastructure improvements 
in the area to better accommodate larger numbers of pedestrians.  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 surrounding area contains small industrial uses, single-family dwellings and 
multi-family uses with Flats on 14th and Central Park Apartments nearby and Ashford, The Lofts at 
Ashford, and Gateway Apartments a few blocks to the south. Adding 1.75 more dwelling units per acre in 
this already mixed-use urban area would not create adverse impact on neighboring properties.  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 context of the area is urban in nature with smaller lot sizes. The increased 
density of a multi-family building is not out of context with the area. In these areas there is a need to 
balance the demands of contextually appropriate construction in an urban neighborhood. This property is 
close to many services and amenities and can accommodate the density. This criterion has been met. 

 
Provisional Findings of Fact/Decision Criteria – Variance #3: Reduced Parking 
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 applicant has demonstrated there is adjacent parking being provided through a 
lease with the United Way in the adjoining parking lot and on-street parking is also available on Hutchins 
Avenue.  The City Engineering Department and the City Fire Department do not have any concerns with 
the reduced parking. Further, the site is walkable to nearby goods and services and well-served by 
ColumBus transit.  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 surrounding area should not be negatively affected by this approval of reduced 
on-site parking.  The applicant has demonstrated there is adjacent parking being provided through a 
lease with the United Way in the adjoining parking lot and on-street parking is also available.  Further, the 
site is walkable to nearby goods and services and well-served by ColumBus transit.  This criterion has 
been met. 
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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 applicant has demonstrated there is adjacent parking being provided through a 
lease with the United Way in the adjoining parking lot and on-street parking is also available.  Further, the 
site is walkable to nearby goods and services and well-served by ColumBus transit.  Strict application of 
the zoning ordinance’s parking standards has the potential to overburden this infill site due to its physical 
constraints. 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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