Zone In Phase One
Proposal for Modernized Zoning
on Columbus Corridors







April 4, 2024

Columbus City Council and Columbus Neighbors,
Our city’s zoning code is broken.

Written more than 70 years ago — when racist practices like redlining and slum clearance were
part of the urban planning playbook — our current code is exacerbating inequity in our
community. It's preventing our city from rising upward, and pushing our growth outward. And it's
making development more expensive than it needs to be.

Our residents are suffering the consequences.

A lengthy and convoluted process is driving up the cost of housing and preventing some homes
from ever being built. It's shutting out small investors from building in our neighborhoods. And
it's exacerbating our housing crisis as we watch homelessness, housing displacement, tenant
exploitation and evictions all trend upward.

To keep pace with our growth, the Columbus Region must build 200,000 homes in the next 10
years.

Columbus must do its part. Modernizing our zoning code is one of the most powerful things we
can do to change our trajectory, today.

Following, you will find a groundbreaking proposal to modernize our city’s zoning code to
support our region’s housing, mobility and affordability challenges while fostering quality
development and sustainable growth.

Based on adopted neighborhood and area plans, two years of technical analysis and
engagement with thousands of residents, the proposal shows how we could create new mixed-
use zones on 12,300 parcels of land along Columbus’ busiest streets.

Presently, these parcels are projected to support the creation of 6,000 housing units, but
through market-driven parking strategies, permissibility for taller construction and through a
clearer and more navigable process, capacity analysis suggests the proposed code could
unlock the creation of 82,000 additional homes.

Through this proposal, we could create 88,000 homes — 44% of the region's housing demand.
This would offer a significant solution to the region’s mounting housing pressures.
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Residents have told us that they want to live in dense, vibrant neighborhoods where they can
easily walk or take transit to a coffee shop, corner store or a new job opportunity. By building
taller, denser buildings that combine housing and commercial uses along the primary streets of
our neighborhoods, we can accommodate our housing demand, grow our use of transit, support
new and existing businesses, reduce energy consumption and reduce household costs.

With Council approval, this proposal will be presented to our community for public comment. We
need to hear from everyone to understand how to further calibrate this proposal, in order to get
it right.

I look forward to reviewing the feedback from Council and our community, so we may continue
to advance this proposal together.

Together, let's “zone in” on this chance to grow not just bigger, but better.

Sincerely,

Andrew J. Ginther,
Mayor
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Let's Zone In on

Columbus is a city on the rise. We're experiencing record job creation in the region, which is creating economic
opportunity for longtime Columbus residents and welcoming newcomers to our city. From 2010 to 2020, Columbus
grew by 32 people each day - people attracted by great jobs, affordable homes and our high quality of life.

Unfortunately, we're seeing other things rise, too. Homelessness, housing displacement, tenant exploitation and
evictions are all trending upward, because regionally, we're not building enough housing for everyone who lives
here and for the families who are coming.

We must build 200,000 new homes in Central Ohio in the next 10 years to stay on top of our housing needs.

Columbus must do its part. Modernizing our zoning code is one of the most powerful things we can do to change
our trajectory, today.

Our zoning code is more than 70 years old. It's preventing our city from rising upward, and pushing our growth
outward. It's shutting out small investors from building in our neighborhoods. And it's making housing more
expensive than it needs to be, limiting neighborhoods from their potential.

Residents have told us that they want to live in dense, vibrant neighborhoods where they can easily walk or take
transit to a coffee shop, corner store or a new job opportunity. By building taller, denser buildings that combine
housing and commercial uses along the primary streets of our neighborhoods, we can accommodate our housing
demand, grow our use of transit, support new and existing businesses, reduce energy consumption and reduce
household costs.

A modernization of the zoning code can unlock such construction and direct our growth toward a more equitable
future.

In the following pages, you'll read about a proposal to holistically update our zoning code along our main corridors
to address our housing, mobility and affordability challenges and support quality, sustainable growth.

If we continue on the path we're on, our corridors are projected to create 6,000 new homes. But if we update the
code as this proposal suggests, the market will realistically create a projected 88,000 homes. That's 44% of the
region's housing demand and enough new homes to start to alleviate the rising housing pressures we're feeling.

It's a tall order, and | mean that literally. But it's one | know we're ready to embrace together to promote a more
prosperous future for everyone.

Together, let's “zone in” on this chance to grow not just bigger, but better.

Mayor Andrew J. Ginther



Zone In

- Leverage corridors to create more housing in more places to help
address the city's and region’s housing shortage by supporting
changes that make it easier and more likely to build more housing

 Support “Main Street” jobs and businesses with opportunities to
grow their customer base nearby and greater flexibility to adapt to
changing market dynamics

- Promote equitable development with a code that relies on clear,
objective standards and is easier to navigate

- Expand the role of corridors in creating healthy, connected
communities by reinforcing land use patterns that support
alternatives to using a car and provide better access to jobs,
education, healthcare and housing

- Foster good urban design and appealing “Main Streets” to support
investment in communities and ensure high quality of life for

residents
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Promoting Growth on Our “Main Streets”

A zoning code is a set of rules that regulate what can
and can't be done on a particular piece of property - it
influences where we live, where we work and how we get
around. It can provide residents a clearer idea of what
can be built in their neighborhoods, and help developers
avoid unnecessary time and cost that slows down or
prevents investment.

It can also help to create the conditions for smart,
sustainable, equitable growth and unlock the economic
and development potential of our neighborhoods.

While modernized zoning is needed throughout
Columbus, we know from data, policy priorities and
public engagement, that our corridors are the best
place to start updating our zoning to support the growth
our community needs. “Main Streets” like West Broad
Street, East Main Street, Morse Road and commercial
nodes like The Continent and the Eastland Mall site
have the greatest development capacity to deliver

Corridors identified for new zoning.

housing, mobility and employment opportunities in
ways that are economically and environmentally
sustainable.

Area and community plans developed with each
neighborhood and adopted by Columbus City Council
consistently document residents’ desire to see
investment along our corridors, for both job and housing
creation. Studies such as Insight2050, sponsored by
the Mid-Ohio Regional Planning Commission (MORPC),
quantify the benefits of dense development along
corridors, and the LinkUS mobility initiative sponsored
by the Central Ohio Transit Authority (COTA), the City
of Columbus, MORPC and Franklin County is anchored
in equitable transit-oriented development along
corridors. These conclusions are further reinforced by
the Columbus Climate Action Plan, which underscores
the environmental benefits of denser development that
supports transit.

To learn more about how the corridors were selected, read “Where Do We Begin?”



is when
one property or area includes

multiple uses, such as a

storefront on the first floor

with apartments above.

All of the city's corridors are already zoned. However,
the zoning in place is commonly out of step with the
ways area plans and land use recommendations say
the land should be developed in the future. For example,
a survey of 140+ miles of Columbus corridors found
that 80% of the properties facing the street were zoned
with a 35-foot height limit - meaning that by code,

a new building there is not allowed to be more than
three stories high without a special exception, called a
variance, from Columbus City Council or the Board of
Zoning Adjustment.

So even though research data and community input
both tell us that these streets are the best places for
denser, taller offices and housing developments, an
applicant would need to go through an expensive, time-

consuming variance or rezoning process to build the
kind of building the community wants and needs there.

The Zone In initiative is looking to our corridors to

start updating Columbus' zoning code. This phase of
the effort is focused on over 12,000 parcels of land
along 62 sections of corridor where existing zoning,
community plans, and current and future transit routes
all support new, denser development.

Modernizing the code along these important
thoroughfares can help us accelerate housing
construction, better support transit and cultivate
investment in our neighborhoods in a way that matches
the growth the community would like to see there.



New Zoning Options

The new code
proposes the
creation of six
zoning districts.
Each district has
its own set of
flexible rules for
what a property
owner may build
there - how tall
the building may
be, how close it
should be to the
street, even the
minimum ratio of
windows to wall
space a building
should have. When
combined, these
standards can
make a building
more attractive,
can create more
room for housing
and businesses
and can make a
neighborhood more
walkable or friendly
to using transit.

By creating a clear
set of rules for
each district, the
code also makes
development more
predictable, both
for building owners
and for neighbors
in the community.

Zone In Code Framework

Zone Name

Sub-
District

Primary
Building
L E

Footprint

Upper
Story
Stepbacks

Front
Setback

Side Street
Setback

Side
Setback

On-site
Open
Space

Ground
Floor
Fagade

Stories

Feet to top of
roof

Allowed with
Affordability
Bonus

Building
Coverage

Stepback from
Rear/Side Parcel
Lines

Primary Building

Primary Building
(Interior Streets)

Abutting
Residential

Abutting Non-
Residential

Per Unit (Private
or Common)

Residential -
Front & Side
Street

Non-residential
- Front

Non-residential -
Side St

Regional Activity Center

These are key locations in
suburban areas with large
buildings and parking lots. The
proposed zoning would help these
areas change into more walkable
areas with housing, offices and
commercial buildings.

None

7 story maximum

85' maximum

10 story / 125" maximum

80% maximum

30’ minimum above 3 stories
50’ minimum above 5 stories

10’ minimum, 30" maximum
0’ minimum, 15" maximum
20" minimum

5" minimum

50 sf minimum

40% minimum

60% minimum

25% minimum

These are suburban locations
with medium-sized buildings

and parking lots. The proposed
zoning would help these areas
change into more walkable areas
with more housing.

None

5 story maximum

60" maximum

7 story / 85" maximum

80% maximum

30’ minimum above 3 stories
50’ minimum above 5 stories

10’ minimum, 25’ maximum
10’ minimum, 25’ maximum
20’ minimum

5’ minimum

50 sf minimum

40% minimum

60% minimum

25% minimum



Urban General 1

These areas are in the older

city, on secondary corridors and
between major intersections. The
proposed zoning would enable
construction of housing and retail
on empty parcels and parking lots
and support the reuse of older
buildings.

4 story maximum

48" maximum

80% maximum

20’ minimum above 3 stories

0’ minimum, 15" maximum
0’ minimum, 15" maximum
0’ minimum
0’ minimum

25 sf minimum

40% minimum

60% minimum

25% minimum

See the proposed code online for additional detail on the Framework of Zones

Urban General 2

These areas are in the older
city, with houses and offices
built back from the street. The
proposed zoning would support
construction of small shops,
housing and offices, and the
reuse of older buildings.
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4 story maximum

48’ maximum

N/A

80% maximum

20" minimum above 3 stories

5" minimum, 25’ maximum
5" minimum, 25" maximum
5" minimum
5" minimum

25 sf minimum

40% minimum

60% minimum

25% minimum

These areas are in the older city,
at key intersections and by major
bus stops. The proposed zoning
would enable construction of
taller buildings for housing, office
and retail on empty parcels and
parking lots, as well as reuse

of older buildings and taller
buildings.

None

5 story maximum

60" maximum

7 story / 85" maximum

No maximum

20’ minimum above 3 stories

0’ minimum, 15" maximum
0’ minimum, 15" maximum
0’ minimum
0’ minimum

no minimum

40% minimum

60% minimum

25% minimum

Urban Core

These areas are in the
older city near downtown
and major activity centers
with existing tall buildings.
The proposed zoning
would create opportunity
for redevelopment at the
highest densities, reuse

of older buildings and
construction of taller
buildings for housing, offices
and retail on empty parcels
and parking lots.

Restricted

12 story maximum

150" maximum

16 story / 200" maximum

No maximum

20' minimum above 3 stories
30’ minimum above 7 stories

0’ minimum, 15" maximum
0’ minimum, 15" maximum
0’ minimum
0’ minimum

no minimum

40% minimum

60% minimum

25% minimum




The Right Buildings, in the Right Places

Different zones make sense in different places. Corridors in dense neighborhoods close to Downtown are suited for
zones that create tall buildings placed close to the street. Along thoroughfares In more suburban neighborhoods,
buildings placed a bit further from the street respond to the current surroundings while contributing to a walkable
environment.

The Zone In proposal recommends one of the new zoning districts for each of the 12,300+ parcels subject to the
code update. The recommendation for each parcel is based on existing development, neighborhood plans, future
growth projections and input from thousands of Columbus residents.

Visit the Zone In website for an interactive map of the proposed code







Supporting the Housing We Need

Policy Overview Housing Incentives

Zoning is a tool that can be used to pursue our city's
policy goals around affordable housing.

If the City of Columbus allows a property owner to build
a taller building on their land, that land has more value
- they can build more offices or apartments there, and
therefore collect more rent.
But when that happens, the
city has an opportunity to
request value in return.

Cities like Atlanta and
Charlotte have already
figured this out - they offer
bonuses or incentives that
allow a developer to build a
taller building than the base
zoning allows, in exchange
for providing a benefit to the
community.

A similar option is proposed
in this code. If a housing
provider agrees to set aside
20% of their building's

units for housing that is
affordable to households
who make less than the area
median income for 15 years,
they would be able to build a
taller building as a bonus.

For example, in a Regional

Activity Center district, a developer may build a 10 story
building - three stories more than the base zoning of
seven stories - if they allocate 20% of the building's
housing units for income-qualified tenants.

The overall capacity of the building grows, but we also
make space for residents who might not otherwise be
able to afford to live there.

It's a win-win proposition.

An analysis found that
with existing zoning, the
corridors selected for the
first phase of modernized
zoning are projected to
create 6,000 new homes
over the next 10 years.

But if we update the code
as this proposal suggests,
the market is projected to
create 88,000 new homes.
This increase in supply
can ease the rising housing
costs and pressures our
residents are experiencing.

Policy Overview: Market-Driven Parking

The existing zoning code applies a one-size-fits-all
approach to parking requirements in much of the city.
The code doesn't distinguish between different types
of neighborhoods, availability of transit or how likely
residents are to have - or need - a car.

This often leads to
excessive parking
requirements that waste
land and make it harder
to achieve the walkable
neighborhoods residents
want.

When communities are
built in a way that makes

it easier for people to walk,
bike or take the bus, many
people will choose not to
own a car. In Columbus
today, over 30,000
households don't own a car,
for a variety of reasons.

Yet our zoning code is
designed in a way that
assumes everyone owns

a car. This means that

the costs of building and
maintaining parking are
often passed along to
residents who don't want
or need a parking space. It
also creates barriers for reusing older, historic buildings
that were built before parking requirements.

Columbus has taken steps in recent years to reduce
parking requirements in certain areas. Many major
cities have taken the next step, and moved toward a
system where minimum amounts of dedicated parking
are no longer required by the zoning code, but instead
are determined by market demand. Austin, Raleigh,




Housing Incentives

Market-Driven Parking

100 units
5 stories

140 units
7 units

20% of units are income-
qualified affordable units

Minneapolis and San Jose are among the many cities
that have made this shift in support of goals to become
more affordable and environmentally sustainable
places to live.

The Zone In proposal allows a developer to choose how
many parking spots they set aside - knowing that it's in
their interest to create a product that people want. That
would mean that the property owner could scale the
parking to anticipated demand, but would not be forced
by the code to create a specified number of parking
spaces that might not be appropriate for the location
and type of development.

Cities that have implemented similar policies have
found that in most cases, developers provide enough
parking to meet the needs of their tenants and to
remain competitive with other development projects.
This has proven to be the case in Downtown Columbus,
where minimum parking requirements were removed

100 units

50% utilization

125 units

95% utilization

over 20 years ago. The ability to right-size parking has
helped to reduce the costs of housing by not forcing
every resident to pay for a space they don't need.

We've heard from residents that walkable
neighborhoods and better transit are important to them.
Continued growth along our corridors and support

for transit access might also mean that residents will
choose to get by with fewer cars. As transit service, bike
lanes and sidewalks are improved throughout the city,
developers and neighbors alike will continue to rethink
how much parking they really need.

As the City continues to grow, there may be areas that
experience increased demand for the use of public
parking spaces on city streets. To help support this
change, the City of Columbus is committed to ensuring
that public parking is managed in a way that balances
the needs of existing residents while also supporting
new construction.



Design allowed by
the current code

Design achieved
through negotiation

Design required by
proposed code

Creating a More Process

Policy Overview:

The existing code relies heavily on the regulation of uses - homes placed here, shopping over there, offices over
there - rather than how those uses look and work together to make a great street.

The proposed code will continue to regulate uses, but will allow for more flexibility for residential uses on our
corridors. This means that existing homes on our corridors will no longer need a costly variance to get refinanced,
and that apartment buildings without shops on the ground floor will be allowed. Other types of existing uses will be
able to continue, but new commercial uses that are less compatible with a walkable, transit-supported environment
will encounter additional hurdles.

The code proposal also introduces new standards for how a building should look and feel. Clear, but flexible
guidelines for the design of courtyards, porches and stoops and even the use of windows can help create a vibrant
street-scape. “Breaking up” the front of wider buildings with pillars, different building materials and other elements
can help them contribute to a pedestrian-friendly street-scape.

By clearly describing a community’s expectations for building design and use, we can raise the bar for the design
of new buildings in all the corridor areas from the start. City staff and Area Commissions can spend less time
negotiating with developers, just to see the quality design we expect.



Code Content: Before

Code Content: After

Policy Overview: A Code for Everyone

Since Columbus' current zoning code is more than 70 years old, it has been updated in bits and pieces for
decades. The result is a disjointed and complicated code that is difficult for anyone but experienced professionals
to use.

By creating a clear, modernized code with objective design standards, straightforward language and helpful
images and diagrams, the new code is easier for small developers, homeowners and community stakeholders to
use, so they can propose quality development in all of our neighborhoods.

Clear expectations also make it easier to develop a workable proposal the first time, without negotiating with the
city to design the kinds of buildings our neighbors want. This ultimately saves applicants

money - savings they can pass on through lower rents for the residents and businesses that will eventually use
their buildings.

By introducing a clearer set of rules for everyone, we can help more people invest and live in our community now
and in the future.



Tell Us What You Think

The Zone In code proposal was informed by regional studies and data, dozens of community and area plans
and input from thousands of Columbus residents. We've connected with more than 51,800 people from every
Columbus zip code to talk about our future, and how we should modernize our code to promote the kind of
growth our community would like to see.

Our engagement process continues with the introduction of this proposal - public comment is open through
June 10, 2024 on the policies and proposals put forward here.

There are multiple ways you can learn more and tell us what you think:
View the map and draft code and provide feedback on our website
Visit our interactive gallery to learn more about what the new code will do for our city
Register for email updates to receive notices about upcoming public hearings

Zone In Gallery
141 N. Front St., Columbus OH 43215
Open 6 days a week in April and May 2024

columbus.gov/zoningupdate

zoningupdate@columbus.gov
614-845-5343

Visit the Zone In website for more information
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Cities are always changing.
Columbus is changing faster than most.

WE ARE GROWING

BUT OUR BUILT ENVIRONMENT ISN'T KEEPING UP.

Zone In proposes updating Columbus” outdated zoning code

to address the needs of an evalving city

N1/ Together, we'll create a new set of rules that make
development smarter and more forward-thinking, so

we can grow, better.

WE ENVISION A
MODERNIZED CODE THAT...
@ Helps us build homes that

we can afford
A’L-_a-_ Makes it easier to get to work

Helps our local businesses thrive

contribute to our community

Supports investment in places that
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We’ll also create a set of
rules that are simpler and
fairer to use, so that we can
all benefit from the change
that’s happening around us.

TOGETHER, let's zone in on
our chance to grow not
just bigger, but better!
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City of Columbus
Zone In Columbus

Zone In Project Goals

e Modernize our zoning code to reflect our community’s current and future needs, values and
aspirations.

e Support growth that prioritizes environmental and economic sustainability through improved
transit, additional housing opportunities and the creation of job centers.

e Encourage thoughtful investment in neighborhoods that have experienced racial and economic
segregation to help undo the harm caused by past urban development policies.

e Guide the design and development of main streets, neighborhoods and activity centers to support
community goals while celebrating the unique character of our neighborhoods and creating a sense
of place for residents.

e Ensure the Columbus zoning code is fair, predictable and accessible.

Phase One Priorities

While modernized zoning is needed throughout Columbus, the size of the city and complexity of the task
require a phased approach. Data analysis, policy and public input all indicate that corridors are the best
place to start. These are the places best suited to accommodate additional housing, support existing
and expanded transit, attract businesses, and provide opportunity for community residents. Phase one
of Zone In focuses on these “Main Streets” of our community.

The zoning code update will be guided by theses priorities:

1. Leverage corridors to create more housing in more places to help address the City’s and region’s
housing shortage, by supporting changes that make it easier and more likely to build more housing.

The updated code will:
e Adjust standards, such as height limits and parking requirements, to increase housing
capacity and increase feasibility for new construction.
e Allow a variety of housing options to accommodate a range of households.
e Include tools to support housing affordability.
e Expand areas where residential uses are permitted on ground floors.

2. Support “Main Street” jobs and businesses with opportunities to grow their customer base nearby
and greater flexibility to adapt to changing market dynamics.
The updated code will:

e Increase the customer base for local business by accommodating additional housing within
easy walking and biking distance.

COLUMBUS.GOV/ZONINGUPDATE

ZONINGUPDATE@COLUMBUS .GOV




Allow a range of “by-right” uses that support entrepreneurial efforts and allow sites to
evolve as community needs and market conditions change.
Adjust parking requirements and other standards to foster investment in small business.

3. Promote equitable development with a code that relies on clear, objective standards and is easier
to navigate.

The updated code will:

Reduce reliance on site-by-site negotiation for development.

Make the code easier to use.

Ensure high quality development in all neighborhoods guided by clear, objective design
standards for new construction.

Support improved transit access by expanding nearby housing options in key areas.
Increase housing supply and affordability through changes to standards such as height
limits, parking requirements and permitted use.

Work in conjunction with other tools to guide growth and build opportunity for residents.

4. Expand the role of corridors in creating healthy, connected communities by reinforcing land use
patterns that support alternatives to using a car and provide better access to jobs, education,
healthcare and housing.

The updated code will:

Increase densities and mixed-use development, particularly near transit.

Align parking requirements with transit access and mobility objectives.

Incorporate site design standards that make it easier to walk and bike.

Foster a compact and mixed use land use pattern that supports alternatives to driving to
reduce vehicle use and greenhouse gas emissions.

5. Foster good urban design and appealing “Main Streets” to support investment in communities and
ensure high quality of life for residents.

The updated code will:

Provide a range of zoning districts that respond to varying types of corridors.

Allow areas to evolve over time as outlined by community plans and public policy to become
more walkable and transit supportive.

Improve predictability with clear, objective design standards to guide new development in a
manner that balances community priorities with market realities.

Reduce barriers to the adaptive reuse of older buildings.

Zone In project goals and phase one priorities were adopted by Columbus City Council on October 9, 2023

COLUMBUS.GOV/ZONINGUPDATE

ZONINGUPDATE@COLUMBUS .GOV
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Legislation Text

File #: 0179X-2023, Version: 1

Columbus and Central Ohio are growing. The City and its partners are working to embrace the opportunities of growth,
while also addressing the challenges it brings. Zoning is one of the most effective tools cities can use to manage change.
A 2021 assessment found that the current Columbus zoning code does not support our community’s aspiration to be an
equitable thriving city. In response, the City has embarked on the Zone In initiative - the first comprehensive update of its
zoning code in 70 years.

The size and complexity of this task requires a phased approach. Public input, policy and analysis all point to corridors as
the best place to start. Our “Main Streets” have the greatest capacity to deliver the housing, mobility and employment
opportunities our community needs in ways that are economically and environmentally sustainable. Technical work and
public engagement are well underway to bring updated zoning to 143 miles of transportation corridors identified for this
first phase. Later phases of Zone In will focus on neighborhoods and other portions of the City.

This resolution reinforces five overall project goals and sets forth five priorities (see attached) to guide the first phase
work as Zone In moves from a broader conversation to specific recommendations for updated, mixed-use zoning. These
priorities draw on thousands of points of engagement, extensive technical analysis, adopted land use and larger efforts
such as the Columbus Housing Strategy, LinkUS and the Climate Action Plan.

To Adopt and Support the Zone In Project Goals and Phase One Priorities

WHEREAS, Columbus is undertaking Zone In, the first comprehensive zoning code update in 70 years, the first phase of
which focuses on key corridors; and

WEHREAS, Zone In is guided by five project goals outlining a modern zoning code that promotes a sustainable,
equitable city as well as the following phase one priorities; and

WHEREAS, a priority is to leverage corridors to create more housing in more places to help address the City’s and
region’s housing shortage, by supporting changes that make it easier and more likely to build more housing as the current
zoning code does not support housing creation; and

WHEREAS, a priority is to support “Main Street” jobs and businesses with opportunities to grow their customer base
nearby and greater flexibility to adapt to changing market dynamics as the current zoning code does not support local
business; and

City of Columbus Page 1 of 2 Printed on 9/29/2023
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File #: 0179X-2023, Version: 1

WHEREAS, a priority is to promote equitable development with a code that relies on clear, objective standards and is
easier to navigate as the current zoning code does not support equity; and

WHEREAS, a priority is to expand the role of corridors in creating healthy, connected communities by reinforcing land
use patterns that support alternatives to using a car and provide better access to jobs, education, healthcare and housing as
the current zoning code does not support transit, walking and biking; and

WHEREAS, a priority is to foster good urban design and appealing “Main Streets” to support investment in communities
and ensure high quality of life for residents as the current zoning code does not support quality design; and

WHEREAS, the Zone In project goals and phase one priorities draw on thousands of points of engagement, extensive
technical analysis, adopted land use and community plans, as well as larger efforts such as the Columbus Housing
Strategy, LinkUS and the Climate Action Plan; and

WHEREAS, these goals and priorities were presented at a City Council public hearing held on August 21, 2023; now,
therefore

BE IT RESOLVED BY THE COUNCIL OF THE CITY OF COLUMBUS:

That this Council adopts and supports the Zone In project goals and phase one priorities and that the Zone In project team
is directed to apply these goals and priorities in the development of recommendations for updated zoning during phase
one of the effort.
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Zone In Phase One Community Engagement Summary
April 2, 2024

Zoning In on Our Community

Engagement, support and buy-in from stakeholders are crucial to the development of the code proposal.
We are shaping the future of our community, and that is a big deal! We wanted Columbus residents,
businesses, community groups and our regional partners to have the opportunity to learn about the
effort and share their thoughts as we designed solutions that matched our shared community goals for
growth and success. It was vital that everyone, especially those who hadn't had their voices heard
before, got a chance to weigh in and help shape the new code.

Summary

e Thousands of people engaged, ranging from 14 years old to 84 years old

e 5,367 written comments received

e 100+ presentations to Area Commissions and local community groups

e 15 community events throughout the city

e 2,600 email subscribers

e 6,602 completed surveys

e 31 zip codes represented in feedback

e 78,000 postcards sent to property owners and renters along the focus areas
e 27,400 unique user visits to the project website

e Among people who shared demographic information with us:
o Average age of participant was 43

Age range was from 14 to 84

35% identified as persons of color

55% identified as white

27% were renters
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How did engagement occur?

The Zone In team used a variety of means to engage community residents and stakeholders. These
included emails, postcards, in-person presentations, website content, webinars, community meetings,
in-person canvassing, social media, presence at community events, leveraging partner networks and
digital surveys. The process also benefited from the active input of the Zone In Advisory Committee.
The following pages provide an overview of these efforts:

e Zone In Advisory Committee

e Undesign the Redline

e Area Commission and Civic presentations
e  Where Do We Begin report and webinar
e Community Conversations

e Community Workshops

e Community Survey

Engagement Timeline




Zone In Advisory Committee — Throughout Process

An advisory committee was formed to provide input into the zoning code update. Their mission: help
shape a comprehensive, community-responsive update fostering equitable opportunities for all
Columbus residents. Members provided a diverse cross-section of expertise in community issues,
zoning, development and equity disparities.

The committee began meeting in November 2022 and met twelve times during the Zone In phase one
process. Meetings were open to the public. Summaries and presentations were posted on the Zone In
project website. Topics of discussion included public engagement strategies, project background and
technical analysis, housing, parking, development capacity analysis, corridor selection and prioritization,
place type analysis and zoning code elements.

Member

Cesar Bravo
Judith Cockrell
Danielle Dillard
Al Edmundson
Omar Elhagmusa
Leah Evans

Dan Fagan
Aaron McDaniel
Erin Synk

Jon Melchi
Brent Sobczak
David Vottero
Peggy Williams
Nana Watson
Michael Young

Organization Represented

Hispanic Chamber of Columbus
Elevate Northland

Livingston Avenue Area Commission
Mount Vernon District Improvement Association
IFF Community Development
Homeport

Hilltop Area Commission

Blueprint Investments

South Side Area Commission (former)
Building Industry Association

Casto Communities

Clintonville Area Commission

South Linden Area Commission
NAACP Columbus

City of Grace Church



Undesign the Redline — November 2022 through January 2023

Zone In partnered with the YWCA of Central Ohio to host the “Undesign the Redline,” traveling exhibit
at six community locations in late 2022 and early 2023. The impactful exhibit served as a jumping off
point for community discussions about the legacy of structural racism in urban planning. Through this
interactive display, residents engaged in vital conversations, sharing visions for a more equitable future.
As the exhibit traveled to different locations, community leaders joined us for facilitated discussions.
Stops included Barnett Community Center, Glenwood Community Center, Franklin Park Adventure
Center, Linden Community Center and The Reeb Center. Some of their comments are captured in a
video on the project website.

Some of what we heard:

“Either you have a seat at the table or you’re an
item on the menu. Exercising your voice gives
you a seat at the table. So, it’s absolutely
imperative that you don’t delegate that
responsibility to someone else. You have to
stand up, speak up, show up.”

“Redlining did a number on the community.”

“Two numbers: $171,000, the other number is
5§17,150. Ten times the difference between the
average white household in terms of net worth
and that of black folks.”

“A lot of things were done that were really
intentional, that caused a lot of harm. They
were instituted and they continue to work
today... So, if we want to build a different future
and a different trajectory, we have to be just as
intentional in picking a new path that can be
inclusive for everyone.”


https://zone-in-columbus.hub.arcgis.com/pages/education-history

Area Commission & Civic Association Updates — Throughout Process

Area Commissions and Civic Associations are pivotal in community advocacy and connection. The Zone
In team actively engaged with over 31 community groups, receiving valuable input and insights into
community needs. This engagement included two rounds of presentations to community groups,
ongoing project email updates, and invitations to attend Zone In events. Commission members were
generally supportive of the focus on key corridors. Some expressed concerns that commissions would
have less ability to impact development if additional capacity was allowed by right. Others observed the
potential benefit of an updated code that provided more meaningful design guidance and reduced the
need for variances.

The Department of Neighborhoods liaison team provided additional support throughout the project by
sharing information and passing along questions and feedback to the Zone In team.



Where Do We Begin Report & Webinar — April 2023

The Zone In team tackled tough questions from the project's onset, starting with 'Where Do We Begin?"
Embracing transparency, we crafted a community report and hosted a webinar to explain our approach
to this historic effort. Released in April 2023, the report outlined the project's significance and goals, and
highlighted how the city identified the initial focus on key corridors. The webinar attracted 180
participants who had the opportunity to ask questions and share their thoughts.


https://ago-item-storage.s3.amazonaws.com/5547537702384a619f9011d4513bfa47/ZoneInMapReportv7_%281%29.pdf?X-Amz-Security-Token=IQoJb3JpZ2luX2VjENL%2F%2F%2F%2F%2F%2F%2F%2F%2F%2FwEaCXVzLWVhc3QtMSJIMEYCIQDzCvUj8vlYiJsp8NL4vSFokj%2BkkjAhgaRCrkYkRC0dXAIhAOWLFNbTy5CIh9jjTD%2B2guJ%2B%2BgxG3INVG1LtzpFaKZ7MKrwFCOv%2F%2F%2F%2F%2F%2F%2F%2F%2F%2FwEQABoMNjA0NzU4MTAyNjY1IgzKL7Vp59kGpZ2BkKIqkAUjv01d%2BWbsPFbPeur%2FRBcxHipOK%2FYNHUC6%2BhFI1gufGMBEPD3HfbLFXVQkmiuA3T6MD5ZSc5K6J5uuNaAyxc3843pSVt3HCKVQGt6p6o65dUWk1fa%2BxMszRp9UkN8WyDcTT3phCMJrjvomezH0I17IK2f8Bc0zQQ0ZO7LtXOqZunIu7TeV2PNQ2UGQIP%2F3FIu7BLW0eN8jCwkMSNxNJQkUbqzX8W7e7SZ0R3NjIdAA3%2By7d3dD7ZCLw5APbLu3OxpeWVJpKw32kB32uw%2B7zFCNqLK%2FLheH637Gfm5aSgKWMZ9KBWjiCddPtqjXYmfeq2i4KtBGBUr6sPTtX41CHvASfl7QXL3ITRLaEU8s3kdQeAJEEBL3IbboEZyYKfei58RKCSfYdqTDXEpMTowYg8xHj9MrwAC3NnKrj5tEICgoO9lHq%2BC38jUEvcqR1DHRbqB%2F1Ro1NU7jQ%2FtOv1UD2nfLuCEEhYw1efy4mgNTbhuO0C7qKyqv4HSvhSqUBSzYFzfww8de8gkqyI%2F808Ek%2FRcwxVaHsjObAW6qwfIQ9tMcYu0gTZuguxPmRpLZG5qu0%2FguMy5XdXSWm2Y%2FLN4jXDHOtsQQSJC4Y3BV9S4FZhJOErgDUWSovD3%2BOGvBQWQHKdnjIb2gPwJRbIbf6JAGxx2XoKI8%2BKr4CILXEs41ZAd7oUtPXt4SZuOkEu%2BR5%2FxrzEk1I%2FQRLV8b1Wj4YFHla9mmi59m3%2FAty%2FOzdEHeiQNHK4xM%2Fzk1TcIW%2F5WLSm%2FF1F70OcR4OYBCLqb498y1u%2FVjlqJz1DlrvCXgfYMtWDi4qEyuNARmnX0npgFvSKR3dq8H036u%2BDTcyHHowPgal98u2msEXM7m%2BZEmDvYsX4K6bzCvoJqwBjqwAee5B1MMZet3mFBD%2Fp%2FpFcK%2F4uDsJbULL0zzqaIMEK4ykgnfcOPOioU9qNxLGjawwCtLuVfvv10Q7epyc5EuH0gapLGldBUpNWic6wZS6jg%2FpSQcvzxcKLNuTIHmLt%2FBhX6WKaoL920ji9Ju5sR1MgITs%2FXJF5WNYiqtL9XSb4cUt2DmxbGvjnD7E8jrEBvOnJj4xGSYhkBiASg9B7O58NWXQcdPMTe%2BnG8wvV%2BnoJ5C&X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Date=20240329T110355Z&X-Amz-SignedHeaders=host&X-Amz-Expires=300&X-Amz-Credential=ASIAYZTTEKKEZF4OPWUV%2F20240329%2Fus-east-1%2Fs3%2Faws4_request&X-Amz-Signature=1d03a7b5d0591f4fe6eb0091dee3cb73695150ceef50ac6cdcbab847480585f4

Community Conversations — May and June 2023

The Zone In team kicked off summer 2023 with five community conversations. We gathered to discuss
how the zoning code impacts our neighborhoods and how we can use it to create a fairer, more vibrant
city. Residents and other attendees were able to learn about the role zoning plays in our community and
the potential for mixed-use corridors to support housing, improved transit and local businesses. After
presentations participants shared their thoughts and observations with the Zone In team. Presentation
videos were posted on the project website.

Zone In on Housing conversations were held at the Reeb Avenue Center and the Whetstone Recreation
Center. Participants first heard a presentation about Columbus’ current and projected housing
demands, and then broke out into small groups to discuss this critical issue and its relationship to
zoning. Several key themes emerged from these conversations, including the importance of
affordability, diverse housing options and improving transportation to better connect residents. The
following table provides an overview of input provided during these two meetings:


https://zone-in-columbus.hub.arcgis.com/pages/community-conversations

Zone In on Main Streets community conversations were designed to discuss how mixed-use “Main
Streets” can support equitable growth in Columbus. These events were held at the City of Grace Church
and Schiller Community Center. Participants first heard a presentation about the benefits and challenges
of mixed-used development in Columbus’ main corridors and then broke out into small groups to
discuss their desires and visions for those corridors. Community members expressed appreciation for
features that supported walkability, such as lighting, sidewalks and public transportation.

The Zone in on Development community conversation was held at the Lincoln Theatre and was a panel
discussion entitled “Building Up My Block: How Decisions Get Made.” Moderated by Columbus City
Council President Shannon Hardin, the panel featured local developers Otto Beatty Il and Beatrice
Nokuri, local community leader Al Edmondson and Chief Zoning Official Shannon Pine. The panelists
provided unique insight into how the development process works, the rules that govern how things get
built, and the opportunities and barriers that drive development in our neighborhoods.



Community Workshops — October and November 2023

In fall 2023, Zone In Columbus hosted a series of “Building for the Next Generation” workshops. A
postcard mailing to property owners and renters along the corridors helped spread the word about the
events. About 250 residents, property owners, businesses owners and other stakeholders took
advantage of the opportunity to learn more about the priorities and strategies being considered for the
new code and engage with the Zone In team one-on-one. Over 572 comments were collected, reflecting
diverse opinions and concerns from neighborhoods across Columbus.

Each workshop featured the same exhibits and used an open house format. Attendees were provided
with an electronic tablet allowing for their input as they navigated the event. Participants could also use
their own device or a paper version of the input guide if desired. A particular highlight was the “big map
table” featuring large scale maps allowing attendees to provide corridor-specific feedback and compare
potential districts.

Workshop Dates and Locations:

e Howard Community Center - Saturday, October 21 from 10:00 am to 1:00 pm

e Centennial High School — Thursday, October 26 from 5:00 pm to 8:00 pm

o Columbus Metropolitan Library (Downtown) — Monday, October 30 from 11:00 am to 2:00 pm
e Barack Community Center — Thursday, November 2 from 5:00 pm to 8:00 pm

Workshop Display Example:



Key Themes emerging from the Workshops

Housing

Equity

Affordable housing is important to all demographics, but especially among people younger than
50.

Many residents support reducing the zoning code’s height and parking requirements for
residential buildings to increase the supply of affordable housing.

Concerns about density that were raised, including concerns about diminishing the character of
neighborhoods, pedestrian safety and infrastructure in the area. Participants stated they would
like to see improvements made before adding more housing and businesses.

Several participants discussed the need for more developer incentives to provide affordable
housing.

The code in Columbus should be made more equitable to create a more diverse and inclusive
community.

Clear design standards, a simplified process and less subjectivity will allow more projects that
can benefit neighborhoods.

Zoning regulations should be more accessible to increase the diversity of development projects.
Variance processes are cumbersome and detract from other neighborhood priorities.

Transportation

Long range (up to 25 miles) as well as last-mile transportation is needed in Columbus.
Suggestions for improving public transportation include increasing the number of bus routes,
expanding COTA routes, reducing parking requirements, building higher and mixed-use
development and prioritizing high-capacity transit.

Local Business

Residents value the ability to walk to local businesses and are more supportive of small
businesses.

Mixed-use developments with residential and businesses were encouraged in the feedback, as
well as repurposing vacant big box stores.

Zoning that supports small businesses and allows existing businesses to maintain operations is
needed.

Strategies that provide flexibility and speed to market for business development are
encouraged.

Mixed-use buildings and density of neighborhoods are critical to business success.

The city should consider reducing parking minimums and allowing mixed-use development.



Community Survey - October to December 2023

Zone In Columbus launched a digital community survey on October 3, 2023 that aimed to get crucial
community feedback on the various aspects of the zoning code update. Participants used an interactive
map to select an area of interest to them. They were then able to rate a series of building images
reflecting varying sizes, scales and designs, each tailored to the area of interest. Additional questions
were included to evaluate key topics like housing, parking and transit; opportunity to offer additional
open-ended feedback was also offered. This survey was completed by 6,602 residents over 29 unique
Columbus neighborhoods.

Methods of spreading the word:
e Mailing to property owners and renters within and nearby the focus areas;
e Email and social media outreach, leveraging city and partner networks;
e (Canvassing in lower participation areas;
e Leveraging community events, such as Rise Up Cbus and meetings;
o  Website information updates; and
e Area commission and major civic association visits.

The most consistent demographic difference relates to age: as respondent age increases, positivity
(towards building images, towards possible zoning policy changes) decreases. This pattern was
observed for each image rating and for each possible zoning policy change.

Survey Feedback:

Individuals were offered the opportunity to view images of buildings and score them from 1 (strongly
disprove) to 7 (strongly approve), in terms of their favorability toward similar buildings being built on
the identified corridors.

Urban General (UGN) Survey Images

As shown in the images to follow, for those areas initially identified as Urban General (UGN), the
preference of respondents was for buildings like that shown in image 1, outlined in green below, with a
score of 4.5 out of 7. Across all images, those that were younger tended to respond more positively than
those that were older. No differences between renters and owners were observed for the UGN images.




Urban Center (UCT) Survey Images

For those areas initially identified as Urban Center (UCT), the preference of respondents was for
buildings like that shown in image 4, outlined in green below, with a score of 4.2 out of 7. Across all
images, those that were younger tended to respond more positively than those that were older. No
differences between renters and owners were observed for the UCT images.

Urban Core (UCR) Survey Images

For those areas initially identified as Urban Core (UCR), the preference of respondents was for buildings
like that shown in Image 3, outlined in green below, with a score of 5.2 out of 7. Across all images, those
that were younger tended to respond more positively than those that were older. For most images, no
differences between renters and owners were observed for the UCR images.

Community Activity Center

For those areas initially identified as Community Activity Center (CAC), the preference of respondents
was for buildings like that shown in Image 2, outlined in green below, with a score of 4.0 out of 7. Across
all images, those that were younger tended to respond more positively than those that were older, and
those that rented tended to respond more positively than those that owned their own home.




Regional Activity Center (RAC) Survey Images

For those areas initially identified as Regional Activity Center (RAC), the preference of respondents was
for buildings like that shown in Image 1, outlined in green below, with a score of 4.4 out of 7. Across all
images, those that were younger tended to respond more positively than those that were older. For
most images, no differences between renters and owners existed.

Zoning Policy Changes

In addition to asking respondents to rate images tailored to their areas of interest, the survey also
included three “big picture” questions about the policy directions we should pursue as we think about
new districts for these same areas of interest. For all three questions, those that were younger tended
to respond more positively that those that were older, and renters tended to respond more positively
than those that own their own home.

These questions were:

1. “Thinking about the [selected] area, do you support, oppose, or neither support nor oppose the
City of Columbus updating its zoning code to reduce the amount of parking that is required for
new or renovated buildings?”

Among all respondents, this question scored 4.5 out of 7, with 48% of respondents in support,
31% opposed, and 21% neutral.

2. “Thinking about the [selected] area, do you support, oppose, or neither support nor oppose the
City of Columbus updating its zoning code to allow the construction of taller buildings where
people can live?”

Among all respondents, this question scored 4.7 out of 7, with 56% of respondents in support,
27% opposed, and 17% neutral.

3. “Thinking about the [selected] area, do you support, oppose, or neither support nor oppose the
City of Columbus updating its zoning code to encourage the creation of new or renovated
buildings close to bus stops?”

Among all respondents, this question scored 5.4 out of 7, with 68% of respondents in support,
11% opposed, and 21% neutral.



Survey Zoning Open-Ended Comments

As noted, the survey also included the opportunity for respondents to give open-ended feedback in a
comment box towards the end of the survey. Of the 7,328 survey respondents, we received 3,850 total
open-ended comments. Of those:

e 1,740 were categorized as being related to Land Use & Urban Design.

e 1,402 were categorized as being related to Transportation & Mobility.

e 806 were categorized as being related to Affordability & Development Incentives.
e 331 were categorized as being related to Sustainability & Green Space.

e 298 were categorized as being related to Safety & Code Enforcement.

e 219 were categorized as being related to Review Process & Communication.

*Note that some comments were classified as being in more than one category.

As with the scoring of the images, and the zoning policy changes, these comments were reviewed during
the drafting of the code and map by staff to inform the standards and district mapping.



Zone In Phase One Technical Summary

Columbus hasn’t updated its code in a comprehensive manner since the 1950s. While the code and map
have undergone many changes in that time, the result is still a code that is out of step with the City’s
policy priorities. The code does not support our community’s aspiration to be an equitable, thriving city.
An August 2021 Zoning Code Assessment outlined the challenges of the current code with the following
key findings:

Standards are not tailored to local conditions

Code does not prioritize housing and transit needs equitably
Overreliance on site-by-site negotiated zoning actions
Multi-layered, scattered decision-making creates uncertainty
Code is not user-friendly
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In response, the City of Columbus engaged Lisa Wise Consulting (LWC) in May 2022 to follow up their
work on the assessment with a plan to begin the process of updating the city’s zoning code. A decision
was made early on to focus on the city’s “main streets,” given their potential to contribute to needed
housing and transit supportive development. A city team including staff from the departments of
Building and Zoning Services, Development, and Public Service worked with the LWC team to develop
the mixed-use zoning districts comprising Phase One of the Zone In Initiative. Technical presentations
were also provided to the Zone In Advisory Committee during the process (see Engagement Summary
for additional information about the committee). This document provides an overview of some of the
primary steps involved in this work, including focus area selection, policy review, existing conditions

analysis, and preparation of the proposed mixed-use zoning districts.



Corridor Focus Area Selection

While updated zoning is needed throughout the city, the scale and complexity of the task requires a
phased approach. The “Where Do We Begin” report, published in April 2023 outlined the process of
selecting the Initial Focus Areas for Modernized Zoning, including consideration of policy
recommendations, transit routes, existing zoning, and site-specific factors.


https://columbus.maps.arcgis.com/sharing/rest/content/items/5547537702384a619f9011d4513bfa47/data




Site-specific considerations:

1. Where appropriate, properties recommended for commercial, office, and employment center
were considered to complement mixed-use areas when adjacent.

2. Where the current zoning might not reflect the conditions on the ground, or where there is no
land use recommendation, existing land use data was considered in identifying areas.

3. Areas recommended for mixed-use, but that are either too small in size or not located on a bus
route, were removed from this first mapping phase.

4. Unique zoning environments, such as The Ohio State University or Easton, were taken into
account as not being a priority for this phase.

Phase One Focus Areas:
When these five criteria are overlaid and site-specific adjustments are made, there are 62 identified
corridors and nodes that have the greatest potential to support growth through modern zoning.



Policy Review

This step of the process involved analysis of relevant policy guidance. Community plans and citywide
policy initiatives addressing land use, housing, transit, and sustainability strongly reinforce the
importance and need for mixed-use corridors in meeting critical community goals.

Citywide Policy Initiatives

Columbus has an extensive citywide policy framework to guide updates to the zoning code and map.
These include efforts focused on land use and development guidance as well as initiatives and
documents addressing aligned priorities, such as housing and transportation. Studies such as
Insight2050 sponsored by the Mid-Ohio Regional Planning Commission (MORPC) quantify the benefits of
development along corridors, and the LinkUS mobility initiative sponsored by the Central Ohio Transit
Authority (COTA), the City of Columbus, Franklin County and MORPC is anchored in equitable transit-
oriented development along corridors. The Climate Action Plan recognizes the potential of mixed-use
transit supportive development to reduce carbon emissions and the Columbus Citywide Planning
Policies include both land use guidance and design guidelines objectives. Documents reviewed include:

e Columbus Citywide Planning Policies (C2P2) (2018)
*  Columbus Housing Strategy (2022)

* Regional Housing Strategy (2020)

*  LinkUS Community Action Plan (2022)

* Insight 2050 Corridor Concepts Study (2019)

*  Connect Columbus Policy Framework (2019)

*  Columbus Climate Action Plan (2021)

* Strategic Parking Plan (2019)

Area Plans

Area Plans, adopted by City Council, provide policy guidance for allocating City resources and for
consideration of development proposals for about 95% of the City. These Area Plans cover a wide range
of topics, such as land use, transportation, housing, and historic preservation, and they often include
design guidelines and detailed area specific recommendations. Newer Area Plans are developed using
the Columbus Citywide Planning Policies (C2P2) framework described above. Thirty-two adopted area
plans overlap with the focus area corridors. These were reviewed for relevant recommendations, with
an emphasis on mixed use and transit supportive guidelines. Higher density, mixed use development
focused on key corridors is a consistent theme of the plans. Other findings were that area plans range
widely in age and level of detail.






Existing Conditions Analysis

The Zone In team reviewed existing conditions within the focus areas, including current zoning, land use,
parcel width and size, and the presence of negotiated conditions (variances, planned districts and
limitation text).

Among the key findings:

e Focus area corridors total roughly 140 miles — counting both sides of double fronted stretches.

e There are dozens of different base zoning districts in place

e Over 80% of the corridors are zoned some form of commercial or manufacturing with C4 being
the most prevalent.

e Roughly 30% of the parcels on the corridors have at least one zoning exception, including nearly
1,000 variances.

o 81% of the corridor frontage has a 35’ height limit, the same as that of single-family zoning
districts.

e Commercial overlays are present along many of the corridors, particularly in the older parts of
the city.

o About 80% of corridor parcels limit or prohibit residential on the ground floor.

o Approximately two thirds of typical lots within the corridor study area were deemed extra-small
to small, meaning lots widths of 40 feet to 80 feet and depth of 120 feet to 150 feet, or about
guarter-acre to half-acre lot sizes.

e Increased height and density may not be possible on smaller lots without consolidation of
multiple parcels and/or the calibration of development standards to allow smaller setbacks,
reduced parking, and re-evaluation of lot coverage controls.

e The analysis also shows a smaller but significant number of sites over 1 acre in size. These larger
lot types may require zoning standards that allow for multiple buildings, new block/street
development, and calibrated height/transition standards to fit into the surrounding context.

e Less than 1% of buildings along the corridor are currently over 4 stories.




Development of Mixed-Use Districts

Place Type Analysis

Among the frequent observations by residents and other stakeholders was that the focus area corridors
include a range of existing conditions and development patterns. Drawing on these factors and policy
guidance, the Zone In team developed five different “place types” or area contexts for use across the
corridors. They reflect a range of intensities and development patterns allowing for varying conditions
and degrees of change within a single corridor and/or between corridors.

Allocation of Districts

The Place Types served as the basis for new mixed-use districts. Factors which influenced the allocation
of districts include proximity to downtown and other major activity centers, location at or near key
intersections and transit stops, the presence of alleys and grid street patterns, lot size and depth, policy
recommendations and community feedback from the fall 2023 community workshops and survey.

As the Zone In team reviewed the focus areas, a determination was made that a second category of
Urban General was needed. Typically applied along stretches of corridors in the older portions of the
city, this district allows buildings to be built close to the street and a range of commercial and residential
uses. A second version of Urban General, UGN-2, was established to address areas with larger setbacks
and a more limited existing use pattern. The resulting six mixed-use districts were incorporated in the
current proposal.

An additional outcome of the mapping process was minor adjustments to the focus area. A primary
objective was to minimize conditions where parcels, existing CPDs, and buildings were split between a
new proposed designation and an existing district. Active public schools and parks were also omitted
from the focus area due to their unique use and parcel configuration.









An economic analysis of the proposed
Framework of Zones shows that zoning
code updates could enable a lot more
housing capacity along Columbus’
commercial corridors.

The results of the analysis, summarized in the table below, show that the Framework of
Zones could add over 80,000 units of additional housing capacity above what is possible
under current zoning regulations. This would amount to roughly 44% of the housing needed
region-wide by 2030, according to the Columbus Housing Strategy. While there is no
development timeline associated with this estimate, it tells us how much development is
market-feasible, given existing market conditions.

Market-Constrained Market Constrained Capacity Share of Regional Need
Estimates (Net New Dwelling Units) (200,000 Units by 2030)

Framework of Zones 88,000 units

Current Zoning 6,000 units 3%

What assumptions went into the analysis?

The capacity analysis estimates development feasibility on a parcel-by-parcel basis using real
estate pro forma and local market data. It represents a scenario where every parcel with
redevelopment potential, under today’s market conditions, is rebuilt with the most feasible
development prototype given achievable rents and sales prices. It takes into account lot
conditions and costs, construction costs, zoning, and achievable rents and sales prices.

What does the analysis not include?

The capacity analysis was developed to provide a conservative estimate of proposed code
changes. It does not consider incentives, such as a proposed density bonus or the Community
Reinvestment Area (CRA) Residential Abatement Program. While the impact of these policies
has not been quantified, as development incentives they would contribute to even higher
capacity along the corridors.



MEMORANDUM

TO: Kevin Wheeler, City of Columbus

FROM: Rachel Cotton and Alex Steinberger, Cascadia Partners
DATE: March 21, 2024

PROJECT: Zone-In Columbus

RE: Housing Capacity Estimates

This memorandum summarizes findings of the housing capacity analysis
undertaken by Cascadia Partners.

The Columbus Housing Strategy predicts the Columbus Region will require
up to 200,000 additional housing units by 2030. The housing capacity
analysis indicates that, if existing zoning stays in place, the near-term
development capacity of the City’s corridors will amount to only 3% of the
region’s needed housing. However, initial testing of proposed zoning code
changes (“Framework of Zones”) shows capacity for producing 44% of the
region’s needed housing. In summary, the proposed zoning code updates
represent the ability of the corridors to accommodate roughly five times as
much housing as exists on them today*.

Capacity Analysis Methods

Three types of capacity estimates were produced for “base zoning” —
otherwise known as existing conditions— and for a set of proposed zoning
code changes - the “Framework of Zones.” The methods used to estimate
each type of capacity are summarized in the following section.

tAccording to the City of Columbus, ~22,000 housing units exist along the corridors today.



Theoretical Maximum Capacity

Theoretical maximum capacity represents a scenario where every parcel
along the corridors redevelops to the maximum residential density possible
under the zone district standards.

Observed Maximum Capacity

Observed maximum capacity scales down the theoretical maximum
calculation by factoring in construction costs, parking costs, parking
requirements, and other standards that might reduce the maximum zoned
envelope. This estimate represents a scenario where every parcel having
redevelopment potential—where the existing improvement value is less than
or equal to the land value—is rebuilt with the most intense use that is likely
to develop in Columbus based on observations about what the market is
producing at present.

Market-Constrained Capacity

Market constrained capacity models near-term development feasibility on a
parcel-by-parcel basis using a residual land value (RLV) approach. The
market-constrained estimate represents a scenario where every parcel
having redevelopment potential, based on market conditions, is rebuilt with
the most intense use that is likely to develop in Columbus, given achievable
rents and sales prices.

The near-term market capacity estimates use the same lot size, parking
assumptions, and pro formas as the observed maximum estimates.
Additional logic is applied to exclude from the capacity total all parcels with
recently built improvements (newer than 1990) and where the development
would not be financially feasible.

Assumptions

Each method for assessing capacity applied different assumptions about
what is likely to be built and how market realities are incorporated into the



analysis. Table 1 below summarizes several categories of assumptions and
how they were applied to the three capacity analysis methods.

Table 1: Capacity Analysis Methods and Assumptions Applied

Assumption Category Obsterved Mark_et
Maximum Constrained
Maximum Density X - -
Off-Street Parking - X X
Construction Type - X X
Lot Size Conditions - X X
Improvement-Land Value Ratio - X -
Residual Land Value Screen - - X
Incentives (Bonus, Abatements) - - -

Maximum Density

Maximum density was calculated for both existing zoning standards and the
proposed Framework of Zones and applied only to “theoretical maximum”
capacity. For base zoning, base zones, relevant overlays, density
maximums, and height districts were all considered. For the Framework of
Zones, since there are no density maximums in code, the assumed
theoretical maximum density that is achievable in each zone, given the

other development standards, was calculated and is detailed in Table 2.
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Table 2. Theoretical Maximum: Standards and Achievable Densities per Zone?

LoT THEORETICAL

ZONE HEIGHT SETBACKS COVERAGE MAX DENSITY
Regional Activity Center 7 Front: 10; Interior: 5; Rear: 10 80% 124 4
Community Activity Center 5 Front: 10; Imterior: 5; Rear: 10 80% 138.8
Urban General 2 4 Front: 5; Interior: 5; Rear: 5 B0% 1185
Urban General 1 4 Front: O; Interior: O; Rear: 5 80% 118.5
Urban Center 5 Front: O; Interior: O; Rear: 5 Mo Max 1759
Urban Core 12 Front: Q; Interior: O; Rear: 5 no max 4221

Construction Type

For the “observed maximum” and “market-constrained” capacity estimates,
achievable density assumptions were tempered by the highest and best
available construction types given Ohio state building codes and market
constraints. For example, if a given zone allows a height that can technically
achieve 10 stories, that height is reflected in the “theoretical maximum”
calculation. However, in the “observed maximum” and “market
constrained” capacity estimates, the need for buildings over 7 stories to
switch to more costly steel and concrete construction was considered. This
led, in some cases, to reductions in assumed achievable height and density.

Off-Street Parking

The parking assumptions used for each pro forma, as detailed in Table 3,
represent the most reasonable parking configuration a developer would
consider, given the lot size, building height and site configuration for each
prototypical development. They accommodate anywhere between one half
to a full floor of tuck-under or podium parking, resulting in parking ratios
between 0.3 and 0.7 spaces per unit.

Whereas the proposed code update requires no minimum amount of
parking for residential development, it was assumed that developers would
provide some “rational” amount of parking within each prototypical
building, in a manner that maximizes their return on investment through

the amount of housing units they are able to fit in the building and on a

2 All examples assume a residential unit size of 1,000 square feet.



given floor in tandem with providing parking. This generally amounts to no
more than 1 level of podium parking. This is consistent with newer projects
along certain corridors that have taken advantage of parking reductions or
negotiated relief from existing parking requirements.

Table 3 summarizes the fifteen pro formas used to model each combination
of zone district and lot size. The table includes attributes such as height
(number of stories), number of units, lot size category, maximum
density(units/acre), and parking assumptions, specific to each zone and lot
size. The pro formas used to calculate observed maximum and near-term

market constrained capacity are the same, though with differing logic

applied to factor in development feasibility in the market constrained

estimate.

Table 3. Pro Forma Characteristics

PRO FORMA ZONE(S)  HEIGHT LOT SIZE # UNITS DENSITY PARKING RATIO # PARKING
SPACES

002_UGN2_SM UGN-2 4 M 15 94.4 0.55

003_UGN1_SM UGN-1 4 M 15 95.9 0.53

004_CAC1_SM RAC, CAC 5 5 18 114.3 0.42

005_UCT1_SM UCTUCR 5 M 23 141.5 0.41 10
006_UGN2Z_MD UGN-1UGN-2 4 MD a3 103.7 0.53 18
007_CAC1_MD CAC 5 MD 43 132.5 0.42 19
008_RAC1_MD RAC 7 MD 62 151.6 0.29 18
009_UCT1_MD UCT 5 MD 50 155.0 0.41 21
010_UCR1_MD UCR 7 MD 69 2146 0.45 32
011_UGNZ_LG UGN-LUGN-2 4 G 64 104.2 0.70 45
012_CAC1_LG CAC 5 G 75 124.4 0.70 54
013_RACI_LG RAC 7 G 109 177.7 0.62 68
014_UCT1_LG UCT 5 G 88 1435 0.50 44
015_UCT1_LG UCR 12 G 201 329.9 0.32 65
016_UCT1_LG UCR (alt) 7 G 110 179.9 0.62 63

Lot Size Conditions

General lot size conditions were also factored into the analysis. Lot size and
configuration can impact achievable density by limiting the overall building
envelope and by constraining the way parking can be accommodated. To

account for this, capacity was calculated in each zone based on three parcel



size ranges: under 10,000 square feet (small lot), 10,000 square feet to 0.5
acre (medium lot), and 0.5 acre+ (large lot). The achievable density on each
parcel is dependent on its zoning and size, and the development program
accounts for parking configuration feasibility. More details on the logic
driving the calculations are included below.

Small Lot: <10,000 Sqft

Lots under 10,000 square feet can accommodate only surface parking due to
limitations on the minimum floor plate needed to accommodate tuck-under

or podium parking.
Medium Lot: 10,000 - .5ac

Lots between 10,000 square feet and one-half acre can accommodate
surface and tuck-under parking but cannot accommodate podium parking
due to minimum floor plate requirements.

Large Lot: 0.5 ac+

Lots over one-half acre were assumed to accommodate parking of any type,
including podium or surface garage parking. Underground parking was not
modeled because it is too costly to be feasible for most projects within the
corridor study areas at this time.

Improvement-Land Value Ratio
Parcels with improvements equal to or greater than the value of their land
(based on count assessor data) were removed from capacity estimates for

the “observed maximum” capacity calculation.

Residual Land Value Screen

Residual land value (RLV) is the maximum land price that a developer can
“afford” to pay for a project given local market conditions (rents and sales
prices). An RLV screen uses real estate pro formas to assess the maximum
land price for a specific building prototype given parcel-specific land costs
and achievable rents and/or sales prices.

As figure 1 below shows, RLV is the maximum price a developer can afford
to pay for land after accounting for construction costs, fees, and rate of



return. Changes to zoning (as proposed in the Framework of Zones) have
the potential to influence costs and potential revenue, thereby impacting a
project’s residual value.

Figure 1. How Zoning Regulations Influence Residual Land Value

Incentives

No incentives were assumed as part of any of the three methods of capacity
analysis. Two incentives in particular are of note: density bonuses and tax
abatements. The City is currently discussing a proposed density bonus that
would allow for additional floors of height (above what was assumed in this
analysis) in exchange for deed-restricted affordable units. As this analysis
does not take this additional height into consideration, it follows a more
conservative approach than assuming every project would take advantage of

such a bonus.

With respect to the City’s Community Reinvestment Area (CRA) Housing
Abatement program, tax abatements were also not considered as part of this
analysis. Including tax abatements in the analysis would have resulted in
improved feasibility for the “market constrained” capacity estimates, so
omitting them from the analysis also aligns with a more conservative

approach.



Capacity Findings

The following section contains a summary of capacity estimates for the
proposed zoning code updates (“Framework of Zones”), including a
comparison to capacity under base zoning, and some general findings.

Each capacity type (theoretical, observed, and market) was estimated for
both base zoning and the proposed Framework of Zones. Existing
development within the corridors (roughly 22,000 units) was subtracted
from each capacity estimate to produce a “net new” capacity, which is
summarized in Table 4 below.

Table 4. Capacity Totals : Base vs. New Framework of Zones

Capacity Theoretical Observed Market
Estimates Maximum Maximum Constrained
(Dwelling Units) (Dwelling Units) (Dwelling Units)

Framework of Zones 255,000 88,000

Base Zoning 44,000 6,000

For each capacity estimate, the proposed Framework of Zones shows a
significant increase in capacity within the corridor study areas over existing
zoning. Near-Term net new development capacity on the corridors is
estimated to be 88,000 units under the new Framework of Zones, whereas
only 6,000 units of near-term development capacity exists under current
zoning. Table 5 provides a summary of near-term market constrained
capacity by district under the proposed Framework of Zones. As the table
shows, more development capacity is concentrated in the Urban Center
(UCT) and Urban Core (UCR) districts due to higher achievable densities,
along with mapping of these districts in areas with greater market potential.

[Cascadia Partners - Capacity Estimates] o 8



Table 5. Near-Term Market Constrained Housing Capacity by Zone District

ZOME ACRES # UNITS EXISTING UNITS  MNET NEW UNITS
ucT 2519 36,842 1,068 35,774
UCR B85.6 15,128 885 18,243
CAC 11118 13,872 235 13,753
UGN-1 o7.6 9,929 386 9,543
RAC 50.4 89,372 0 9,372
UGN-2 13.6 1,363 136 1,227
TOTAL 611.2 20,606 2,714 87,892

The proposed Framework of Zones represent an increase in capacity that
would accommodate roughly five times as much housing as currently exists
along Columbus’ corridors. The Columbus Housing Strategy projects that
the Region will require 200,000 additional housing units by 2030. This
increase in capacity would allow the corridors to play a larger role in helping
to meet this goal by being able to accommodate roughly 44% of that regional
housing need (Table 6).

Table 6. Regional Housing Production

Market-Constrained Capacity Share of Regional
Estimates (Dwelling Units) Need

Framework of Zones

Base Zoning 6,000 3%

Factors Influencing Increases in Capacity
The increase in housing capacity under the proposed zoning changes is due
to a combination of factors:

1. Eliminating residential parking requirements in all districts has a
significant impact on development feasibility. It was assumed that
developers would still provide some parking, but the flexibility of the
new parking standard allows them to do so in a way where the

development remains feasible.
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2. Increasing allowed heights on many sections of the corridors allows
more units to be developed at higher densities and increases
development feasibility as a direct result.

3. Allowing residential as an outright use in all districts and eliminating
a ground floor commercial requirement allows more housing to be
developed in many more areas, as well as on more individual parcels,
along the corridors.

Spatial Distribution of Housing Capacity

Market constrained capacity is influenced by a range of factors including
localized market conditions, land costs, and what zoning allows in a given
area. As a result, housing capacity was not evenly distributed across all
corridor study areas. Capacity was generally concentrated in areas in urban
neighborhoods proximate to Downtown Columbus with available
underutilized land and strong or rapidly appreciating market conditions.
These areas include (but are not limited to) corridors that pass through
Franklinton, the Short North, Clintonville, and German Village
neighborhoods, as some examples.

Notably absent from the analysis were corridors in the Near East Side and
more suburban areas to the far north and south of Downtown Columbus.
These are corridors with relatively low achievable rents and sales prices
relative to the value of available land, which is why the residual land value
analysis showed very little capacity in these areas. These corridors are also
likely to require infrastructure investments in sewer and water capacity as
well as investments in pedestrian infrastructure (streetscape
improvements, road diets, transit, etc.) to attract private development. As
improvements are made in these areas, it is possible that their markets will
appreciate over time, increasing the likelihood of redevelopment.

Conclusion

The housing capacity analysis described in this memo shows a substantial
increase in market-feasible capacity under the proposed development
standards being introduced through the new Framework of Zones. Reforms
to allowed heights, ground floor commercial requirements, residential use



allowances, and parking are likely to substantially increase the number of
redevelopment opportunities along the corridor. These reforms represent
an important step toward achieving the goals of the Columbus Housing
Strategy.
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Chapter A.10: General Provisions

Sections:

A.10.010 Title

A.10.020 Authority

A.10.030 Purpose

A.10.040 Applicability of Title 33 - Zoning Code
A.10.050 Severability

A.10.010 Title

Title 34 of the City of Columbus City Codes must be known and cited as the “2024 Zoning Code” or this “Title".

A.10.020 Authority

This 2024 Zoning Code is adopted in accordance with the authority established in the Columbus City
Charter and Article XVIII, Section 3, of the Ohio Constitution which grants municipalities the legal
authority to adopt land use and control regulations.

A.10.030 Purpose

This 2024 Zoning Code is enacted to preserve and promote the public health, safety, and general welfare,
to enable appropriate and orderly development, and to ensure social and economic stability within the
various zones established by the provisions of this Title. More specifically this Title is adopted to achieve
the following objectives:

A. Provide standards for orderly growth and development, and guide and control the use of land to
provide safe, harmonious, attractive, and sustainable communities;

B. Enhance the appearance of the City and promote high-quality design;

C. Preserve and enhance the character and vitality of the mixed-use corridors and centers and
preserve the quality of life in adjacent residential neighborhoods;

D. Incorporate sustainability practices and ensure climate resiliency;
E. Promote economic growth and the creation of jobs; and

F.  Facilitate the appropriate location of community facilities, institutions, transportation, and parks
and recreation areas.
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A.10.040: Applicability of Title 33 - Zoning Code General Provisions

A.10.040 Applicability of Title 33 - Zoning Code

A. Administrative processes for obtaining a certificate of zoning clearance, and if applicable, a variance
shall be governed by the provisions in Title 33, unless provided for in this 2024 Zoning Code or in a
Rule or Regulation promulgated by the Director of the Department of Building and Zoning Services.
Specifically, the provisions of Chapter 3305 (Zoning Administration, Enforcement and Penalties)
and Chapter 3307 (Board of Zoning Adjustment; Appeals and Variances) apply to the zoning district
designations found in this 2024 Zoning Code.

B. Asstated in section E.20.030, vehicular parking is not required in any zoning district of the 2024
Zoning Code. However, if parking is to be provided as defined in this 2024 Zoning Code, the parking
must meet the requirements of Chapter 3312, including being screened in accordance with the
requirements of section G.20.040.

C. Chapter 3387 (Prohibited Uses), 3390 (Temporary Uses), and 3392 (Junk, Impound, and Salvage
Yards) will apply, as necessary, to prohibit certain uses on parcels zoned to zoning districts in the
2024 Zoning Code.

D. Inaccordance with Title 31, the process for obtaining a certificate of appropriateness will remain in
place and will supersede the design standards in Article F of this 2024 Zoning Code, where applicable,
as provided for in sections F.10.01 and F.30.020.

E. Inaccordance with Chapters 3323 (East Franklinton District) and 3325 (University District), zoning
requirements regarding those previously established zoning overlays will remain in place and will
supersede the design standards of this 2024 Zoning Code, where applicable.

F. In accordance with section 3310.01(C), provisions of Title 33 shall not apply to a property thatis
rezoned into a zoning district of this 2024 Zoning Code, unless specifically provided for in Title 33 or
this 2024 Zoning Code.

G. The Director of the Department of Building and Zoning Services may adopt any rules or regulations
necessary in order to administer this 2024 Zoning Code.

A.10.050 Severability
The provisions of this Zoning Code are considered to be severable; and if a court of competent

jurisdiction holds a provision or part of a provision unconstitutional, that decision will not automatically
invalidate the remainder of a provision or any other provision or part thereof.
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Article B: Definitions and Rules of
Measurement

Chapters:

Chapter B.10: Purpose of Definitions and Rules of Measurement B.10-1
Chapter B.20: General Definitions B.20-1
Chapter B.30: Measurements B.30-1
Chapter B.40: Land Use Definitions B.40-1
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Chapter B.10: Purpose of Definitions and Rules of Measurement

Sections:
B.10.010 Purpose and Applicability
B.10.010 Purpose and Applicability

This Article establishes the definitions of key terms, land uses, and rules of measurement used in

this Title 34. If any of the definitions or measurements in this Article conflict with definitions in other
provisions of the Code, the definitions in this Article control. If there are terms used in this Title 34 that
are not defined herein, applicable definitions from the Title 33 Zoning Code must apply.
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Purpose of Definitions and Rules of Measurement
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Chapter B.20: General Definitions

Sections:

B.20.010 Purpose and Applicability

B.20.020 Definitions

B.20.010 Purpose and Applicability
This Chapter provides the definition of terms and phrases used in this Title that are technical, specialized,
or may not reflect common usage.
If a word is not defined in this Chapter, or in any other provisions of the Columbus City Codes, the
Director must determine the correct definition using dictionary definitions or, for technical terms, a
generally accepted professional resource or guide.
Words and phrases used solely in a particular chapter or article may be defined in the applicable
provision rather than in this Chapter.

B.20.020 Definitions

A. Definitions

Abutting. Having a common boundary either directly bordering or across an alley.
Alley. See Section 3303.01 - Letter A.

Allowed Use. Uses that are allowed by right and are not subject to mandatory review or discretionary
conditions of approval.

Applicant. Any person, firm, partnership, association, joint venture, corporation, or any other entity
or combination of entities, or state or local government agency applying for a permit or any other
application process facilitated by the Department of Building and Zoning Services. In this document,
"applicant" is used rather than “owner” or “property owner” or “site owner” or “developer.”

Attached Building or Structure. Any building or structure which is structurally a part of or has

a common wall and/or continuous roof with a principal building or structure, except where such
connection is a breezeway or walkway incidental to and not a necessary part of the construction of
the principal building.

Awning. See Section 3303.01 - Letter A.
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B.20.020: Definitions

General Definitions

Definitions
Balcony. A projecting or recessed platform on a building, enclosed with a railing, wall, or balustrade.

Base (of Building). The base comprises the lowest story or stories adjacent to the ground and is
distinct from the middle by a material change and/or a horizontal expression line.

Basement. Any floor of a building that is more than half below adjacent finished grade.

Bay Window. An architectural projection from the building cantilevered from the facade, consisting
of one or more stories in height, containing at least 60 percent glass area. A window opening that
includes an opening on each side of the projection.

Blank Wall. A ground-floor wall, or portion of ground floor wall, where no transparent materials or
entrances are provided for a continuous width, as defined by Section B.30.050 (Measuring Facade
Transparency).

Block. An area of land separated from other areas by adjacent streets, railroads, rights-of-way, public
areas, or the subdivision boundary.

Block Face. The aggregate of all the building facades on one side of a block. The block face provides
the context for establishing architectural harmony.

Block Length. The horizontal distance from the street or open space on one end of the block to the
street or open space on the other end, along the same street or open space.

Block Perimeter. The aggregate of all sides of a block bounded by the abutting streets and/or open
spaces.

Building. See Section 3303.02 - Letter B.

1. Building, Principal. The building that serves as the focal point for all activities related to the
principal use of the parcel.

Buildable Area. The horizontal area in which a building is allowed to be constructed.

Building Entrance. A point of pedestrian ingress and egress to the front of a building along the
sidewalk of the street immediately adjacent to the building.

Building Facade. The exterior walls of a building.

1. Building Facade, Front. The exterior wall of a building facing a front parcel line.

2. Building Facade, Side Street. The exterior wall of a building facing a side street or public realm.
3. Building Facade, Interior Side. The exterior wall of a building facing an interior parcel line(s).

4. Building Facade, Rear. The exterior wall of a building opposite the front parcel line.

Building Form. The overall shape and dimensions of a building.

Building Frontage. The components of a building that provide the transition and interface between
the public realm (street and sidewalk) and building entries. Frontage types may be included as part of
the building frontage.

By-Right, Approval. Approval by administrative staff of certain uses, improvements, and
developments not requiring further review and pursuant to all applicable standards.
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C. Definitions
Canopy. See "Awning."
Column. A vertical shaft extending from the ground or from one part of the structure to another.

Commercial. Pertaining to any business, trade, industry, or other activity engaged in a exchange of
goods; services; rights or interests in property; or any other valuable consideration.

Common Space. A portion of a development held in common and/or single ownership, is not
reserved for the exclusive use or benefit of an individual tenant or owner, and is available for use by
all persons who reside or work in the building or on the parcel.

Cornice. A horizontal projection traditionally used to join a roof to the wall below and protect the wall
from rainwater. The cornice forms the uppermost part of an entablature and may appear secondarily
in locations other than at the building's eave or parapet, including, but not limited to, the upper
boundary of a base story.

Courtyard (syn. Court). An unroofed area that is completely or partially enclosed by walls or
buildings on at least two sides and often shared by multiple residential units or non-residential units,
not including off-street parking. See Section. F.30.110 (Courtyard) for frontage type.

Coverage, Parcel. The portion of a parcel that is expressed as a percentage that is covered in
buildings or other structures that are roofed, including any rear or side porch, carport or attached/
detached garage, or roofed stairs but excluding any balcony, walkway, or decks.

Cul-de-sac. A street which connects to another public street only at one end and is not planned for
later extension.

D. Definitions
Department. Department of Building and Zoning Services or applicable designee.

Depth, Ground-Floor Space. The distance from the street-facing facade to the rear interior wall of
the ground-floor space available to an allowed use.

Development. An improvement and/or new use that requires an application with the City.

Development Site (syn. Project Site). A parcel, group of parcels, or portion(s) thereof on which
proposed structures and improvements are to be constructed.

Director. Director of the Department of Building and Zoning Services or applicable designee.
District. See Section 3303.04 - Letter D.

Door. An opening that allows access to a building, room, or other space and can be fully closed to
provide a barrier to weather as well as to entry.

E. Definitions

Eave. The edge of the roof that overhangs the face of the adjoining wall. The bottom of the eave can
range from exposed rafters (“open eave”) to a finished horizontal surface (“closed eave”).

Elevated Ground Floor. A ground floor situated above the grade plane of the adjacent sidewalk.

Encroachment. Any architectural feature, structure, or structural element—including, but not limited
to, a gallery, fence, garden wall, porch, stoop, balcony, bay window, terrace, chimney, or deck—that
breaks the plane of a minimum setback line.
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Entry. An opening, including, but not limited to, a door, gateway, or gate, that allows access to a
building.

1. Entry, Primary. An opening that allows access to a building directly from the sidewalk along the
front facade.

2. Entry, Service. An entrance located toward or at the rear of the building intended for the delivery
of goods and removal of refuse.

Expression Line. A horizontal molding, projection, or other boundary articulating one portion of a
facade from the portion above.

Definitions
Facade. See "Building Facade."

Facade Zone. The area between the minimum and maximum setback lines along the front of a parcel
and along the side street of a corner parcel where the building facade is required to be placed to
shape the intended public realm. The district standards identify the minimum amount of facade to
abut and/or be placed in the facade zone.

Finish Level, Ground Floor. Height difference between the finished floor on the ground floor and
the adjacent sidewalk. Standards for ground floor finish level for ground floor residential uses do not
apply to ground floor lobbies and common areas in multi-unit buildings.

Floor Area. The total horizontal enclosed area of all the floors below the roof and within the exterior
walls of a building or enclosed structure. The floor area of an unenclosed building or structure
includes all horizontal area below the roof line.

1. Floor Area, Gross. The total floor area inside the building envelope, including the external walls,
but not including the roof.

2. Floor Area, Net. The sum of the areas of all stories of a building, measured from within the
exterior walls. The floor area must include any building that has a roof and is enclosed so as to
provide shelter from the elements on three or more sides.

Footprint Area. The total square footage contained within a footprint.

Footprint, Building. The outline of the area of ground covered by the foundations of a building or
structure.

Front. See "Parcel Line, Front."

Front Loaded (Front Access). Parcels that provide vehicular access from the front of the parcel.
Frontage, Building. See Section 3303.06 - Letter F.

Frontage, Lot. See Section 3303.06 - Letter F.

Frontage Type. A physical element configured to connect the building facade to the back of the
sidewalk abutting a street or public open space depending on the intended physical character of the
district.

1. Frontage Type, Arcade. See Section F.30.070 (Arcade).

2. Frontage Type, Common Entry. See Section F.30.080 (Common Entry).
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3. Frontage Type, Courtyard. See Section F.30.110 (Courtyard).
4. Frontage Type, Dooryard. See Section F.30.100 (Dooryard).
5. Frontage Type, Gallery. See Section F.30.060 (Gallery).

6. Frontage Type, Lightwell. See Section F.30.130 (Lightwell).

7. Frontage Type, Porch. See Section F.30.120 (Porch).

8. Frontage Type, Shopfront. See Section F.30.050 (Shopfront).
9. Frontage Type, Stoop. See Section F.30.090 (Stoop).
Definitions

Gable. A vertical wall in the shape of a triangle formed between the cornice or eave and the ridge of
the roof.

Garage. An enclosed building or portion of a building accessible to vehicles, used as parking of one or
more motor vehicles.

1. Garage, Private. A building or portion of a building, in which only motor vehicles used by the
tenants of the building or buildings on the premises are stored or kept.

2. Garage, Public. A structure or portion thereof, offering parking to the public with or without a fee.
Glazing. Openings in a building in which glass is installed.

Grade, Finished. See "Finished Grade" Section 3303.01 - Letter F.

Green. A landscaped focal point for passive recreation or programmed use.

Ground Floor. See "Story, First."

Definitions

Hardscape. Paving, decks, patios, and pavers or other hard surfaces arranged to be permeable.

Height, Building. The perpendicular distance measured in a straight line from the curb level, or from
the finished grade line of the lot where such grade is higher than the curb, to the highest point of the
roof beams in the case of flat roofs, and to the mean between the point of the gable and the eaves
in the case of high pitched roofs; the measurements in all cases to be taken through the center of
the facade of the building. Where a building is on a corner lot and there is more than one grade level
the measurements must be taken through the center of the facade on the street having the lowest
elevation.

1. Height, Ground Floor. The height from finished floor to finished ceiling of primary rooms on the
ground floor, not including secondary rooms which include, but are not limited to: bathrooms,
closets, utility rooms, and storage spaces.

2. Height, Midpoint of Sloping Roof. See Section B.30.030 (Measuring Buildings and Site Features).

3. Height, Number of Stories. The number of stories in a structure above adjacent finished grade.
See "Story."

4. Height, Top of Flat Roof. See Section B.30.030 (Measuring Buildings and Site Features).
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Definitions

Impervious. A hard surface area which either prevents or hinders the entry of water into soil,
as would occur under natural conditions, or which causes water to run off the surface in greater
quantities or at an increased rate of flow than would occur under natural conditions.

Improved. See "Improvement.”

Improvement. The product of any modification to a site, structure, or building, not including
maintenance or repairs.

Infill. Development within unused and underutilized lands within existing development patterns,
typically but not exclusively in urban areas. Infill development is critical to accommodating growth
and redesigning cities to be environmentally- and socially-sustainable.

Definitions
No specialized terms beginning with the letter | are defined at this time.
Definitions
No specialized terms beginning with the letter K are defined at this time.
Definitions

Landing. An unenclosed, unroofed platform, attached to a building, and serving as a required
means of egress from the first floor of a building or a level area at the top or bottom of a staircase or
between one flight of stairs and another.

Definitions
Main Body. The primary massing of a principal building.

Major. Having a greater size, scope, effect, characteristic, or quality relative to the other
corresponding sizes, scopes, effects, characteristics, or qualities; or being the greater of two or more.

Massing. The overall shape or arrangement of the bulk or volume of a building and structures.

Massing Feature. Exterior building element intended to provide ornamentation to the building
massing including, but not limited to: eaves, cornices, bay windows.

Minor. Having a lesser size, scope, effect, characteristic, or quality relative to the average size, scope,
effect, characteristic, or qualities; or being the lesser of two or more.

Mixed-Use. The combination of residential and non-residential uses within the same building or the
same general area.

1. Mixed-Use Building. A single building that contains both non-residential and residential uses.

2. Mixed-Use Development. A development site that contains both non-residential and residential
uses on the same parcel, whether or not they are located within the same structure.

Module. A portion of the whole, or a whole building facade that reads as a discrete facade.

Mullion. Vertical bar providing structural support between windows.

B.20-6 | Public Review Draft - April 2024 City of Columbus Title 34: 2024 Zoning Code | Article B: Definitions and Rules of Measurement



General Definitions

B.20.020: Definitions

N. Definitions

New Use. Any purpose for which land or premises, or a building or structure thereon, is improved,
occupied, utilized, built, or constructed for said purpose, which has not before existed on said land or
premises.

Nonconforming. See Section 3303.14 - Letter N.
Definitions
Occupiable Space. The portion of a building that is suitable for human occupancy.

Off-Street Parking. Dedicated parking areas, specifically designed for the parking or storage of
motor vehicles. Off-street parking areas located away from roads or streets and are separate from
the regular flow of traffic.

Open Space, Common. An entry court, forecourt, courtyard, or other on-site open space shared by
multiple residential units or non-residential units.

Open Space, Large Site. An outdoor area dedicated for public gathering and civic activities.

Open Space, Private. The area required for each residential unit in some building types, provided as
outdoor yard areas, patios, decks, and balconies.

Definitions
Parapet. A low wall along the edge of a roof or the portion of a wall that extends above the roof line.

Parcel (syn. Lot). A parcel, lot, tract, or area of land occupied or designed to be occupied as a unit
by one building, one apartment complex, one multiple dwelling development, or one commercial
complex and the accessory buildings or uses customarily incident to it, if any, including such open
spaces as are required by this Code and such open spaces as are arranged and designed to be used
in connection with such building or buildings. Such lot must be of record in the appropriate county
recorder's office.

Parcel Area. The area of a parcel measured horizontally between bounding parcel lines.

1. Parcel Area, Gross. The total area, measured generally in acres, included within the property
lines, as applicable, of a development.

2. Parcel Area, Net. The area of a parcel measured horizontally between bounding parcel lines,
subtracting the existing or proposed horizontal area within public streets and alleys on the
parcel.

Parcel Line. The perimeter and geometry of a parcel demarcating parcel from another.

1. Parcel Line, Front. The front boundary line of a parcel bordering on a primary street or open
space. In the case of a corner parcel, at least one street must be designated as the primary street
for the purposes of identifying the front parcel line per Section B.30.040 (Identifying Parcel
Lines).

2. Parcel Line, Rear. The parcel line opposite the front parcel line, unless that lot line is a side lot
line of an abutting lot.

3. Parcel Line, Side. Any parcel line that is not a Front, Rear, or Side Street parcel line.

4. Parcel Line, Side Street. Any parcel line abutting a street that is secondary to the primary street
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Parking

1. Parking, Structured. A structure, or portion thereof, comprised of one or more levels or floors
used exclusively for the parking of motor vehicles, including underground parking and parking at
grade within a building or structure.

2. Parking, Subterranean. Parking spaces located below the finished grade of the building.
3. Parking, Surface. A ground level parking lot used exclusively for the parking of motor vehicles.

Patio Cover. A one story, roofed structure, used only for recreational and/or outdoor living purposes,
that may be attached or detached as an accessory structure to the principal building.

Pedestrian Connection. A pathway that provides circulation for pedestrians.

Pedestrian Passage. A pedestrian pathway that extends from a public sidewalk or large site open
space. The pathway is lined by non-residential shopfronts and/or residential ground floors and
pedestrian entries as required by the district.

Person. Means without limitation, a natural person, the person's beneficiaries, executors,
administrators, or assigns, and also includes a corporation, partnership, an unincorporated society
or association, or any other type of business or association, including respective successors or
assigns, recognized now or in the future under the laws of the state or the City.

Pitch. The slope of a roof expressed as vertical rise per measure of length.
Plaza. A hardscaped focal point used primarily for civic purposes and commercial activities.

Podium. A continuous, at-grade, projecting base, or pedestal under a building often occupied by
parking.

Porch. A roofed platform projecting from or engaged into a building at an entrance. A porch is
separated from the building by the walls of the building and is partially supported by piers, posts, or
columns. A porch may be open, enclosed, or partially enclosed. "Open porch" means a porch which is
unenclosed (except possibly for screens) by anything higher than 36 inches above the floor except for
the roof and roof supports. A porch may be used as a frontage type per Section F.30.120 (Porch).

Projection. A change in the facade plane wherein a portion of the facade is located some distance
ahead of the facade plane of the main body. "Projection" is the opposite of "Recession."

Public Realm. The outdoor space (horizontally and vertically) accessible to the public including the
setbacks, sidewalks, landscaping, and street between the building facades along one side of a street
and the building facades or publicly accessible open space on the other side of the street.

Definitions

No specialized terms beginning with the letter Q are defined at this time.

Definitions

Rear. Opposite of front.

Rear-Loaded (syn. Rear Access). Vehicular access from the rear of the parcel.

Recession. A change in the facade plane wherein a portion of the facade is located some distance
behind the facade plane of the main body. “Recession” is the opposite of “Projection.

Recessed Entry. An entrance to a building that is set back from the facade of the building.
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Renovation (syn. Alteration, Remodel).

1. Astructural change to the foundation, roof, floor, or exterior of load-bearing walls of a facility, or
the extension of an existing facility to increase its floor area.

2. Alteration of an existing facility including, but not limited to, significantly changing its function,
even if such renovation does not include any structural change to the facility.

3. Remodeling of the building interior or exterior.

Residential. Lands, buildings, or structures or portions thereof used, or designed for use, as a home
or residence of one or more individuals.

Residential Unit (syn. Dwelling Unit). See Dwelling Unit in Section 3303.04 - Letter D.
Right-of-Way (ROW). See Section 3303.18 - Letter R.

Roof. The top covering of a building, principally responsible for providing protection from the
elements.

1. Sloped Roof. A roof with a pitch expressed as vertical rise per measure of length.

2. Flat Roof. Nearly level roof which relies on subtle variations in its surface for drainage. Typically
surrounded by a "Parapet.”

Definitions

Setback. The distance by which a structure, parking area, or other development feature is separated
from a parcel line.

Setback, Building. The mandatory clear distance between a parcel line and a building.

1. Setback, Front. An area extending across the full width of the parcel, parallel to the front parcel
line, extending between the side parcel lines.

2. Setback, Interior. See Setback, Side.

3. Setback, Parking. The mandatory clear distance between a parcel line and any parking spaces
or maneuvering areas, excluding drive aisles when access is allowed from that applicable parcel
line.

4. Setback, Primary Front. Setback adjacent to front parcel line.

5. Setback, Rear. An area extending the full width of the rear parcel line extending perpendicular
from the rear parcel line.

6. Setback, Side Street. Setback adjacent to side street parcel line.

7. Setback, Side. An area between a side parcel line, parallel to the side parcel line, extending
between the front and rear parcel lines.

Shopfront Base (Syn. Bulkhead). A very low wall, that does not include glass, between the window(s)
of a shopfront and the adjacent sidewalk.

Sidelight. A glazed panel at the side of a doorway.

Sidewalk. A paved, surfaced, or leveled area, paralleling and usually separated from the street, used
as a pedestrian walkway.

Sill. The horizontal bottom member of a window frame.
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Site Plan. A base sheet that includes the basic information that will appear on all plans including,
but not limited to, parcel lines, natural features, roads, buildings, open space, or other structures
proposed or existing to remain on-site. A site plan will also illustrate the dimensions of required
setbacks.

Stepback. A recess in the upper stories of a building from the lower stories, designed to reduce the
building's mass and express fewer stories.

Storefront. The majority portion of a Shopfront Frontage that consists of the display window and/or
entrance and its components, including windows, doors, transoms, and sill pane.

Story. See Section 3303.19 - Letter S.

1. Story, First (syn. First Floor). The lowest story or the ground story of any building, that is closest
to finished grade. The story above is the Second Floor or Second Story.

2. Story, Half (syn. Attic Story). A conditioned space that rests primarily underneath the slope of
a gable, hip, or gambrel roof, usually having dormer windows. A half-story is considered a story
when its top wall plates, on at least two opposite exterior walls, are not more than three feet
above the floor of such story.

Street. A public or private way constructed for the primary purpose of vehicular travel. An alley

or a driveway is not a street. The term “street” describes the entire legal right-of-way or easement
(public or private), including, but not limited to, the traffic lanes, bike lanes, curbs, gutters, sidewalks,
parkways, and any other grounds found within the legal right-of-way. The name given to the right-of-
way (avenue, court, road, etc.) is not determinative of whether the right-of-way is a street.

1. Street, Front. Street located along the front parcel line and is identified as the primary street.

2. Street, Private. Any street not a public street. Private streets do not appear on the official
dedicated street map of the City. Private streets generally provide access to more than two
parcels and are usually named, unlike driveways. Private streets may be constructed to public
street standards. Private streets are generally differentiated from driveways by larger widths,
longer lengths, and may include public or private utilities. A private street may also be referred
to as private road, lane, or drive.

3. Street, Public. A street for which the right-of-way is owned by or offered for dedication to the
public and accepted by the City. A public street will be shown on the official dedicated street map
of the City.

4. Street, Primary. See Section B.30.040 (Identifying Parcel Lines).
5. Street, Side. Street located along a parcel line that is not the front parcel line.
Street Frontage. The lineal length of that portion of a parcel line abutting a street.

1. Street Frontage, Primary. The length of the property line of any one premise parallel to and
along the public right-of-way which it borders and which is identified by an officially assigned
street address.

Street Tree (syn. Parkway Tree). A tree planted in public areas, tree lawns, tree wells, parkways,
sidewalk areas, street easements, streets, and rights-of-way.

String Course. A continuous horizontal row or layer of material set in and distinct from the facade of
the main body by its materials and/or projection.
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Definitions

Transit Stop. A location where buses or streetcars stop to load and unload passengers. A transit stop
may or may not include a shelter or a pullout.

Transom. Glazed lite or window set above a door that is the same width or no wider than the door
frame, including sidelights if present.

Definitions

Unit. See Dwelling Unit in Section 3303.04 - Letter D.

Upper Floor. A floor in a building that is located above the first floor.
Definitions

No specialized terms beginning with the letter V are defined at this time.
Definitions

Walkable/Walkability. The condition in which an area is highly interconnected with other areas

by more through streets than dead-end streets, providing more options for access to recreational
walking or for walking to work, transit, errands, shopping, or restaurants. In walkable areas, bicycling
and walking are viable daily options because such destinations are within approximately 0.5 mile
walking or 5 mile biking of a variety of housing choices.

Walkway. A paved way located on one or more parcels, used for pedestrian traffic, and used
exclusively by the parcel owner(s), their guests, and invites.

Wall Plane. A vertical surface defined by the facades of buildings.
Window. An opening in an exterior wall, allowing light into the interior, but not designed as an entry.

1. Dormer Window. A vertical window opening with surrounding wall and roof construction
projecting from a sloping roof.

Wing. A structure that extends at least five feet from and is secondary to the main body of a principal
building.

Definitions

No specialized terms beginning with the letter X are defined at this time.
Definitions

No spe