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Overview of Zoning Code Assessment & Update Strategy

Background
As Columbus looks to the future, it is important that the City’s Zoning Code 
be positioned to help guide growth and promote equity. Recognizing this, the 
City engaged a consultant team led by Lisa Wise Consulting, Inc. (LWC) to 
undertake a third-party Zoning Code Assessment and Update Strategy.

Existing Zoning Challenges
Zoning regulates and influences development through standards that establish 
the use of land, the locations where residential or non-residential buildings 
may be built, and the size and scale of new development. The Zoning Code 
can be used to help attract new businesses, incentivize the construction of 
new housing, and protect natural resources.

Columbus’ Zoning Code has not been comprehensively updated since the 
1950s. It relies on the separation of land uses; site-by-site negotiation; and, at 
times, subjective design review procedures to approve development projects.  
Nationally, zoning has a history of excluding underrepresented community 
groups with intended and unintended discriminatory outcomes. Because of 
this, the City is interested in understanding alternatives to implement equitable, 
modern changes to the Zoning Code.

Zoning Code Assessment Findings
Based on stakeholder interviews, the community survey, meetings with City Staff, and review of City documents, the 
Consultant Team developed the following findings on the pitfalls and inefficiencies with the existing Zoning Code.

Standards are not 
tailored to local 

conditions

Code does not prioritize 
future housing and 

transit needs equitably

Code is not 
user-friendly

Overreliance on site-by-
site negotiated zoning 

actions

Multi-layered and 
scattered decision-

making process creates 
uncertainty

Community Survey
City staff conducted a community survey in 
2021 to gather input on the project. Over 
3,000 people participated, representing a 
range of perspectives. While staff recognizes 
the limitations of a non-scientific survey, it 
provided insight into stakeholder perspectives 
and helped expand community awareness 
about the Code assessment and future 
Code update. The direct responses and over 
5,300 write-in comments demonstrate strong 
interest in the effort and provide important 
information as the City prepares for the next 
phase of the update.
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1111.030 Allowed Land Uses and Permit Requirements
A. Land uses must comply with the allowed uses of the base zone, except as specifically modified or waived by an 

overlay zone in Chapter 1117 (Overlay Zones).

B. The land uses allowed by this Code in the business zones are listed in Table 1111.030.A, together with the type of 
planning permit required for each use. Each land use listed in Table 1111.030.A is defined in Chapter 1179
(Definitions).

C. Establishment of an Allowable Use

1. Any one or more land uses allowed in Table 1111.030.A may be established on any lot within the identified 
zone, subject to the planning permit requirement listed in the Table or any other required approvals, and in 
compliance with all applicable requirements of this Code.

2. Where a project on a single lot includes two or more of the land uses allowed in the Table, the overall project 
will be subject to the most restrictive permit level required by the Table for any individual use.

3. If a use is not defined in Chapter 1179 (Definitions) and not listed in Table 1109.030.A, then the Director has 
discretion to determine if the use could be allowed with the approval of a Conditional Use Permit.

Table 1111.030.A Business Zones Allowed Uses

Land Use Type
Permit Required by Zone

Use Standards
NC SC OC U MEC FEC I

Agriculture and Animal Uses

Community Garden CUP CUP CUP CUP CUP CUP CUP Section 1121.090

Kennel - CUP - - - - P

Veterinary Clinics and Hospitals CUP CUP CUP - CUP CUP MUP Section 1121.240

Civic, Recreation, and Community Assembly Uses

Adult Day-care Facility CUP CUP MUP CUP MUP CUP - Section 1121.020

Child Day-care Center CUP CUP MUP CUP MUP CUP - Section 1121.070

College or University - CUP MUP - MUP - -

Community Assembly CUP CUP CUP CUP CUP CUP CUP Section 1121.080

Entertainment - Indoor CUP MUP CUP MUP CUP - -

Entertainment - Outdoor CUP MUP CUP MUP CUP - - Section 1121.110

Indoor Recreation CUP MUP CUP MUP CUP CUP CUP

Library and Museum P P P P P - -

Park and Outdoor Recreation P P P P P CUP CUP

Public Service Facility CUP CUP CUP CUP CUP CUP CUP

Public Use Facility CUP CUP CUP CUP CUP CUP CUP

School - Public and Private CUP CUP MUP CUP MUP - -

Type A Family Child Care Home CUP CUP CUP CUP CUP - -

Type B Family Child Care Home P P P P P - -

Vocational/Technical School MUP CUP MUP MUP P P MUP

Commercial Services and Retail Uses

Clinic MUP P P MUP P P -

Drive-through Facility - MUP CUP - - Section 1121.100

Funeral Home CUP CUP - - -

Hospital - CUP MUP - MUP CUP -

Hotel - MUP CUP CUP P CUP -

Office P P P P P P P

Restaurant P P CUP P P CUP - Section 1121.080

Retail - General, ≤ 7,500 sf P P MUP P P CUP CUP Section 1121.190

Retail - General, > 7,500 sf - CUP CUP CUP CUP - - Section 1121.190

Services - General P P CUP P P CUP CUP

Studio and Instructional Space MUP P P MUP P P MUP Section 1121.220
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1109.070 Traditional Neighborhood (TN) Zone

Note: image is illustrative, not regulatory.

A. Intent

The TN Zone is intended to recognize and preserve the 
unique block and lot pattern of early 20th Century 
neighborhoods and to protect the existing housing 
stock and residential character of these single-family 
neighborhoods. This Zone may also be used for new 
development of higher density neighborhoods of 
single-family homes and identified supporting uses. 

B. Lot Requirements

Dimension Standard

1. Area 7,000 sf min.

2. Width 50 ft min.

3. Width for corner lots No Standard

4. Depth No Standard

C. Building Placement

1. Principal Building Setback

a. Front Average of the front 
setbacks on the 6 closest 
developed lots on the same 
side of the street as the 
subject site; 30’ max; 10’ min.

b. Side 5 ft min.

c. Secondary Front 25% of the lot width, but no 
less than 10 ft.

d. Rear 30 ft min.

2. Accessory Building Setback

a. Front Must be located behind 
principal building

b. Side 5 ft min.

c. Secondary Front 25% of the lot width min.

d. Rear 30 ft min.

D. Density

No Standard
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Key for Diagrams

Lot Line

Principal Building Area

Building Placement/Setbacks

Building Setback Line 

Accessory Building Area

Examples of building 
placement standards and 
use regulations in a hybrid 
code

LinkUS Framework Strategy

Creative in-person community engagement
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Priority Update Recommendation: Comprehensive Code Update with an Emphasis on Equity
To address the challenges addressed in the Zoning Code assessment and align with City growth priorities, the Consultant 
Team recommends a Code update that:

Emphasizes Equity. Consider the impacts of proposed Code changes on segments of the community that 
have traditionally not had a voice in the decision-making process. Engage the community directly to design for 
intended outcomes. 

Is Comprehensive. Conduct a comprehensive review and update the Code, as needed, to guide growth in line 
with adopted policy and City growth initiatives. 

Focuses on Transit Corridors Early On. Columbus, COTA, MORPC, Franklin County and other partners are 
pursuing enhanced mobility corridors through LinkUS. Active planning is underway for three corridors: West 
Broad, East Main, and Northwest. Build on adopted planning policy, Insight 2050’s Corridor Concepts, and related 
efforts to focus change and increase development capacity along designated transit corridors consistent with the 
envisioned and expected pedestrian environment and sense of place.

Incorporates Best Practices. Depending on direction from the City on additional policy initiatives, the Code 
update should include best practices and innovative approaches to prepare for growth and leverage government 
investments.

Uses a “Hybrid” Approach. Utilize a combination of zoning approaches, including use-based and form-based 
regulations, that are calibrated to different places in Columbus. Modern cities, like Columbus, are complicated 
and need to address a wide array of issues and existing conditions. In terms of the Code, some areas may benefit 
by establishing higher standards, such as form-based regulations, that provide greater predictability, while less 
regulation may be needed in other areas. A hybrid approach to the Code update emphasizes working with the 
community to understand the needs of each area and calibrating an appropriate zoning strategy.

Is Modern and Reorganized. Comprehensively reorganize and restructure the Code to be more user-friendly 
and facilitate navigation. Insert more graphics and create a new numbering structure that provides for seamless 
integration of use-based and form-based components and sets up the Code to easily accommodate future 
amendments.

Is Based on Robust and Creative Community Engagement. Develop a grassroots engagement strategy to 
create broad awareness and understanding of what the Zoning Code is and how communities are impacted by 
development regulations, with a particular focus on engaging communities that have traditionally not had a voice 
in the decision-making process.
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NORTHWEST
A Dublin
B Sawmill Rd North
C Sawmill Rd South
D Bethel Road
E Bethel/Olentangy River Road
F Olentangy River Road East
G Olentangy River Road West
H Ohio State
I Grandview Yard Area
J Battelle Area
K Victorian Village Area

NORTHEAST
A Polaris Area
B Cleveland Ave North of Outerbelt
C Cleveland Ave to Westbrook
D Northern Lights Center
E North-South Linden
F Milo-Grogan
G Columbus State Community College

EAST MAIN
A Olde Towne East
B Bexley
C Eastmoor
D Whitehall West
E Whitehall Hamilton
F Whitehall East
G McNaughten
H Reynoldsburg

SOUTHEAST
A Downtown / Brewery District
B German Village / Hungarian Village
C Reeb-Hosack / Columbus Castings
D Groveport Rd Area
E Obetz / Outerbelt Area
F Alum Creek
G South End near Rickenbacker

WEST BROAD
A West End past Outerbelt
B Westland Mall Area
C West Broad Plaza / Casino Area
D Wilson Road Area
E Hague Ave Area
F Hilltop
G West Franklinton
H Franklinton Mid
I East Franklinton / Scioto Peninsula
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4Based on analysis of pro formas for Low-Income Housing Tax Credit (LIHTC) projects in Central Ohio.
5Based on share of developers’ projects subject to cost.
6Based on average cost when present; expressed as share of total development costs.

Regional developers estimate regulatory costs account for about 20 percent, on average, of total 
development costs. Some developers said regulatory costs have been as high as 70 percent and as 
low as 3 percent in the region. Regional costs are lower than national estimates, where regulatory 
costs add 32 to 43 percent to multifamily development projects. Regulatory costs associated with 
developments in Central Ohio that were financed with the Low-Income Housing Tax Credit (LIHTC) 
ranged from 18 to 29 percent.4    

Examples of common regulatory costs in Central Ohio include:5  
• Cost of applying for zoning approvals 
• Cost increases from building code changes over the past 10 years 
• The cost associated with delays even if regulation imposed no other cost 

The following regulatory costs have the biggest impact on development in Central Ohio:6  
• Cost increases from building code changes over the past 10 years 
• Development requirements that go beyond the basic standards (e.g., changes in property layout, 

landscaping, materials used on building facades) 
• Cost of complying with affordability mandates (although this cost applies to a much smaller share 

of development projects than the other two factors) 

According to regional developers, NIMBY attitudes affect development feasibility in Central Ohio. 
Political and public support can make or break a development project, and denser or subsidized 
homes often encounter negative perceptions. This is especially true during approval processes 
requiring public consultation, such as rezoning. Political and neighborhood perceptions of a project 
are so impactful that developers identified them as the second-biggest factor negatively affecting 
development feasibility in our survey (out of 14 factors). This was affirmed by the broader stakeholder 
groups that participated in the Regional Housing Strategy. 

Not-in-my-backyard (NIMBY) attitudes.

Table 7.
Developer survey 
feedback on the top 
3 factors negatively 
impacting development 
feasibility in Central Ohio
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Zoning Code Update Imperatives
Columbus is at a critical juncture as the City prepares for the future, and it is vital to have an updated Code that:

•	 Works effectively and equitably for all people;

•	 Aligns with City priorities for growth management, affordable housing, job creation, neighborhood vitality, sustainability, 
and transportation; and

•	 Efficiently utilizes City resources and capacity.

Key Areas of Consideration and Opportunity

Mixed Use Transit Corridors and Centers Neighborhood Design and Infill Development

Growth and Affordable Housing
Economic Competitiveness and Resiliency 

Sustainability and Open Space


