THE CITY OF A
COLUMBUS Council Variance Application

111 N Front Street, Columbus, Ohio 43215
Phone: 614-645-4522 = ZoningInfo@columbus.gov = www.columbus.gov/bzs

Updated version
Application Number: CVv22-104 Date Received:__8.14.25

Application Accepted by: D Fee: N/A

Tim Dietrich; tedietrich@columbus.gov; 614-645-6665
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LOCATION AND ZONING REQUEST:
Existing Address or Zoning Number: 2025 South High Street zip: 43207

Is this application being annexed into the City of Columbus? [ yEs NO (select one)
If the site is currently pending annexation, the Applicant must show documentation of County Commissioner's adoption of the annexation petition.

Parcel Number for Address or Zoning Number: 010-037423 and nine others

Check here if listing additional parcel numbers on a separate page.

Current Zoning District(s): M, Man ufacturing Acreage: +/-27.96
Neighborhood Group: Columbus Southside Area Commission

Proposed Useor 1 Ne Applicant requests a variance to allow apartment residential uses within the M,
reason for request: - \janufacturing district

(Elaborate in Statement of Hardship)

APPLICANT:
Applicant Name: Lotus Company Phone Number: 801.834.0456 Ext.:
Address: 215 South State Street, 13th Floor City/State: Salt Lake City, UT Zip: 84111

Email Address: adam@Ilotuscompany.com

PROPERTY OWNER(S): Check here if listing additional property owners on a separate page

Name: 1981 South High LLC Phone Number: Ext.:
Address: 2050 South High Street City/State: Columbus, OH Zip: 43207
Email Address:

ATTORNEY / AGENT: (Check one if applicable) Attorney [ | Agent
Name: David Hodge Phone Number: 614.335.9320 Ext.:

Address: 8000 Walton Parkway, Suite 120 City/State: New Albany, Ohio Zip:

Email Address: david@uhlawfirm.com / eric@uhlawfirm.com

SIGNATURES: Do) U
APPLICANT SIGNATURE 5

0 HQ%Q
PROPERTY OWNER SIGNATURE _ s

g HQ%Q
ATTORNEY / AGENT SIGNATURE

My signature attests to the fact that the attached application package is complete and accurate to the best of my knowledge. I
understand that the City staff review of this application is dependent upon the accuracy of the information provided and that any
inaccurate or inadequate information provided by me/my firm/etc. may delay the review of this application.
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Applicant

Lotus Company
215 South State Street, 13™ Floor
Salt Lake City, Utah 84111

Property Owners

1.

1981 South High LLC

2050 South High Street

Columbus, Ohio 43207

Parcels: 010-008499 and 010-112264

2.

Broadleigh Properties LLC

2050 South High Street

Columbus, OH 43207

Parcels: 010-013541, 010-025710, 010-028706, 010-037423, and 010-112349

3.

2055 South High LLC

2050 South High Street

Columbus, OH 43207

Parcels: 010-055272 and 010-112126

4.

2101 South High LLC
2050 South High Street
Columbus, OH 43207
Parcels: 010-113129



THE CITY OF :
COLUMBUS Council Variance Application

111 N Front Street, Columbus, Ohio 43215
Phone: 614-645-4522 = ZoningInfo@columbus.gov = www.columbus.gov/bzs

STATEMENT OF HARDSHIP

Columbus City Code Section 3307.10 - Variances by City Council.
City council may grant the following zoning variances:

A. Permit a variation in the yard, height or parking requirements of any district only in conjunction with a change in zoning
or a use variance and only where there are unusual and practical difficulties in the carrying out of the zoning district
provisions due to an irregular shape of lot, topography, or other conditions, providing such variance will not seriously
affect any adjoining property or the general welfare.

B. Permit a use of the property not permitted by the zoning district established on the property if such use will not adversely
affect the surrounding property or surrounding neighborhood and if council is satisfied that the granting of such variance
will alleviate some hardship or difficulty which warrants a variance from the comprehensive plan.

Before authorizing any variance from the Zoning Code in a specific case, city council shall first determine that such
variance will not impair an adequate supply of light and air to the adjacent property, unreasonably increase the congestion of
public streets, increase the danger of fires, endanger the public safety, unreasonably diminish or impair established property
values within the surrounding area, or in any other respect impair the public health, safety, comfort, morals or welfare of the
inhabitants of the city.

In granting a variance pursuant to this section, council may impose such requirements and conditions regarding the
location, character, duration, and other features of the variance proposal as council deems necessary to carry out the intent and
purpose of this Zoning Code and to otherwise safeguard the public safety and welfare.

The following factors shall be used in determining whether the applicant has encountered practical
difficulties in the use of the property. Respond to the following statements:

1. Whether the property in question will yield a reasonable return or whether there can be any beneficial use of
the property without a variance.

I:'Yes No

Without the variances, the property is locked into outdated industrial uses that have little to no demand in this corridor, resulting in
prolonged vacancy and underutilization. The variances will enable redevelopment into high-density housing and mixed-use space,
providing both economic return and essential affordable housing.

2. Whether the variance is substantial.

DYes No

The requested use and height changes are consistent with the South Side Plan’s vision and represent a reasonable, context-appropriate
adjustment rather than an extreme deviation. Both are necessary to meet design and financial requirements for delivering affordable
housing at this location.

3. Whether the essential character of the neighborhood would be substantially altered or whether adjoining
properties would suffer a substantial detriment as a result of the variance.

DYes No

The project will enhance the neighborhood by replacing underutilized industrial land with a vibrant, pedestrian-oriented community
that aligns with City planning goals. Adjoining properties will benefit from increased safety, infrastructure improvements, and greater
economic activity.
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HE CITY OF A
COLUMBUS Council Variance Application

111 N Front Street, Columbus, Ohio 43215
Phone: 614-645-4522 = ZoningInfo@columbus.gov = www.columbus.gov/bzs

4. Whether the variance would adversely affect the delivery of governmental services (e.g., water, sewer, refuse service).

DYes No

The development will be fully coordinated with City departments to ensure sufficient water, sewer, and emergency access capacity.
Modern building systems and sustainable design will prevent any strain on public utilities or services.

5. Whether the property owner purchased the property with knowledge of the zoning restriction.

Yes DNO

The property was acquired under M-Manufacturing zoning, but the current affordable housing plan arose from changing market

conditions and public needs. The need for the variances is driven by the urgency to meet OHFA deadlines, not by any attempt to
circumvent zoning.

6. Whether the property owner’s predicament feasibly can be obviated through some method other than a variance.

|:|Yes No

Rezoning could theoretically allow the same uses and height but cannot be completed within OHFA's funding cycle deadlines. The
council variance process is the only viable and timely path to achieve the project goals.

7. Whether the spirit and intent behind the zoning requirement would be observed and substantial justice done by
granting the variance.

Yes |:| No

The project fulfills the Code’s and South Side Plan’s goals of creating complete, mixed-use neighborhoods with diverse housing.

Granting the variances enables a high-quality affordable housing project that delivers long-term community benefits while respecting
surrounding land uses.

List all sections of Code to be varied and explain your reasoning as to why this request should be granted.

NOTE: It is the applicant's responsibility to identify all variances required for the project. If any necessary
variances are not included, a new application (and applicable fees) will be required.

I have read the foregoing and believe my application for relief from the requirements of the Zoning Code
contains the necessary hardship, will not adversely affect surrounding property owners, and will comply
with the variance(s) requested as detailed below (use separate page if needed or desired):

Please see attached statement in support of variances.

{H.}...: H
Signature of Applicant i J Q%Q Date August 11, 2025

Page 4 of 9 ba 04/25


mailto:ZoningInfo%40columbus.gov?subject=
http://www.columbus.gov/bzs
ericu
Stamp


STATEMENT IN SUPPORT OF
USE AND AREA VARIANCE REQUESTS

Address: 2025 South High Street

Parcels: 010-037423 and others (total of 10 parcels)

Applicant: Lotus Company

Property Owners: 1981 South High LLC; Broadleigh Properties LLC; 2055 South
High LLC; 2101 South High LLC

Attorney: David Hodge

Zoning District: M — Manufacturing

Requested Variances:

1. Section 3363.01 — M-Manufacturing districts: Permit uses allowed in AR-4
Apartment Residential District (Section 3333.035) with wunlimited density.
2. Section 3309.14 — Height District: Increase maximum building height from 35 feet
to 60 feet.

Date: August 11, 2025

Introduction and Background

The subject site is a nearly 28-acre assemblage along South High Street in the Columbus
South Side, an area recognized in the South Side Plan as a high-priority redevelopment
corridor. Historically, this site has supported manufacturing and warehouse uses, but
these uses have declined, leaving vacant land and aging structures. This underutilization
limits economic return and diminishes the corridor’s vitality. Meanwhile, housing
demand, particularly for affordable units, has reached crisis levels, with the City
acknowledging the urgent need for higher-density housing in strategic locations.

In October 2022, a rezoning and a companion variance applications (Z22-079 and CV22-
104) sought to transition the site to C-4 for a mixed-use project. That effort stalled before
reaching the Development Commission. Now, Lotus Company, a developer with a track
record of mixed-use and affordable housing projects, is partnering with the owners to
deliver a transformative community anchored by affordable housing. This project is tied
to the Ohio Housing Finance Agency’s competitive funding process, which requires
zoning certainty within a short window. A full rezoning would miss the deadline, but a
council variance offers an expedited, targeted solution.

Granting the requested use and height variances will unlock the site’s potential, allowing
the creation of hundreds of affordable and market-rate units, integrated commercial
space, and pedestrian-friendly design consistent with the South Side Plan. Without this
action, the property risks remaining underutilized for another funding cycle, postponing
desperately needed housing.

Variance Requests




1. Section 3363.01, M-Manufacturing districts. The Applicant requests a variance from
this section to permit those uses permitted by Section 3333.035 - AR-4 apartment
residential district uses with unlimited density.

2. Section 3309.14 - Height district. The Applicant requests a variance to increase the
maximum permitted building height from 35 feet to 60 feet.

Argument in Support of Variance Requests

1. Whether the property will yield a reasonable return or whether there can be any
beneficial use without a variance.

Without the requested variances, the site’s development potential is locked into outdated
manufacturing uses that are not in demand in the South Side corridor. Vacancy and
underutilization have persisted for years because these parcels are too large, irregular, and
centrally located to attract new heavy industrial investment. As a result, the property fails
to produce a reasonable economic return for the owners and does not contribute
meaningfully to the community’s vitality.

Approval of the variances allows immediate transition to high-density residential and
mixed-use development, unlocking the ability to generate sustainable returns through
long-term leases, increased property values, and tax revenue. This shift would also meet
urgent public needs by delivering affordable housing, aligning the site’s highest and best
use with both market demand and public benefit.

2. Whether the variance is substantial.

The use variance is not a radical change but a targeted adjustment consistent with the
South Side Plan’s vision for the corridor. It enables a residential use type already deemed
appropriate for major thoroughfares in this neighborhood plan. The height variance from
35 to 60 feet is proportionate to modern multifamily design standards and remains within
the urban scale established along key Columbus corridors.

Both variances are essential for economic feasibility. The added height allows for
efficient building stacking, integration of structured parking, and cost distribution across
more units—crucial for meeting affordable housing funding requirements. In this context,
the variances are substantial only in their positive impact, not in their degree of deviation.

3. Whether the essential character of the neighborhood would be altered or adjoining
properties would suffer detriment.

The neighborhood’s essential character is already evolving from an industrial district to a
mixed-use, residentially supportive corridor. This project accelerates that positive change,
enhancing the area with a vibrant streetscape, active ground-floor uses, and improved
pedestrian connectivity. Such improvements align directly with the South Side Plan’s
goals for a more walkable, livable community.



Adjoining properties will benefit from increased safety through “eyes on the street,”
improved infrastructure, and greater economic activity. The project will integrate buffers,
landscaping, and building design features to ensure compatibility with any remaining
industrial neighbors, minimizing potential impacts while maximizing shared benefits.

4. Whether the variance would adversely affect governmental services.

The development will be fully coordinated with relevant city departments to ensure
adequate water, sewer, stormwater, and emergency access capacity. Higher-density
housing in infill locations can be served more efficiently by existing infrastructure,
reducing the per-capita cost of service provision.

Furthermore, modern building systems and sustainable design practices will reduce strain
on public utilities. The project will include fire and life safety systems meeting or
exceeding code, ensuring public safety is not compromised and governmental service
delivery is unaffected.

5. Whether the property was purchased with knowledge of the restrictions.

The property owners acquired the parcels under M-Manufacturing zoning, but the current
redevelopment concept emerged later in response to changing market conditions and
community priorities. The hardship arises from the mismatch between existing zoning
and the City’s adopted planning goals, not from any speculative misjudgment.

The opportunity with Lotus and OHFA funding is time-bound. The need for variance
relief is driven by the chance to deliver an affordable housing project now, not by any
preexisting intent to circumvent zoning rules.

6. Whether the predicament can be obviated without variances.

A rezoning could theoretically accomplish the same goals, but the process is lengthy and
incompatible with OHFA’s funding deadlines. Delay would jeopardize the project
entirely, forfeiting both private investment and public benefit.

No other regulatory mechanism provides the necessary flexibility within the timeframe
required. The council variance process is the only realistic, lawful, and efficient means to
proceed.

7. Whether the spirit and intent of the Code would be observed and substantial justice
done.

The Zoning Code and South Side Plan both promote the creation of complete
neighborhoods with diverse housing types, walkable design, and integration of services.
This project embodies those objectives by redeveloping a large, underutilized site into a
mixed-use community with affordable housing as a central component.



Granting the variances will ensure that the property evolves in harmony with the City’s
vision, delivers long-term community benefit, and rectifies the misalignment between
outdated zoning and current needs. Substantial justice is served by enabling this project to
proceed.

City Council Use Variance Criteria

The proposed residential use will enhance, not harm, surrounding properties. It replaces
vacant and obsolete industrial areas with a vibrant, mixed-use development that aligns
with the City’s long-term vision for the corridor. This project addresses a specific
hardship: the current zoning’s prohibition on multifamily residential uses at the density
needed for OHFA funding. Without the variance, the site cannot accommodate the
housing program envisioned, losing both the funding opportunity and the associated
community benefits.

Moreover, the use variance supports the South Side Plan’s emphasis on mixed-use
corridors and housing choice. By placing hundreds of units in proximity to transit, jobs,
and services, it reduces reliance on automobiles, supports local businesses, and fosters a
walkable environment. It also promotes social equity by ensuring that affordable units are
part of a larger, integrated community, avoiding the concentration of poverty and
supporting economic diversity in the South Side.

City Council Area Variance Criteria

The height variance is necessary to achieve the density required for affordable housing
feasibility while maintaining efficient site design and incorporating structured parking.
Sixty feet is consistent with the scale of other recent developments in similar corridors
and is in harmony with the South Side Plan’s vision for more intense development along
major streets.

From a design perspective, the increased height allows for better architectural
proportions, modern building systems, and flexible ground-floor uses. The project will
include substantial landscaping, pedestrian amenities, and high-quality materials,
ensuring that the additional height enhances rather than detracts from the area’s character.

Conclusion

For the reasons above, the Applicant respectfully requests approval of the requested use
and area variances. This approval will allow Lotus Company to proceed with OHFA
funding applications and deliver a transformative affordable housing project that meets
the goals of the South Side Plan and advances the City of Columbus’s housing objectives.



THE CITY OF

COLUMBUS Council Variance Application

111 N Front Street, Columbus, Ohio 43215
Phone: 614-645-4522 « Zoninglnfo@columbus.gov « www.columbus.gov/bzs

AFFIDAVIT

STATE OF OHIO
COUNTY OF FRANKLIN

Being first duly cautioned and sworn (1) NAME Eric Zartman

of (1) MAILING ADDRESS 8000 Walton Parkway, Suite 120, New Albany, Ohio 43054

deposes and states that they are the applicant, agent, or duly authorized attorney for same and the following is a list of the
name(s) and mailing address{es) of all the owners of record of the property located at
(2) per PROPERTY ADDRESS or ZONING NUMBER 2025 South High Street

for which application for a rezoning, variance, special permit or graphics plan was filed with the Department of Building and

Zoning Services

SUBJECT PROPERTY OWNER'S NAME (3) 1981 South High LLC

AND MAILING ADDRESS 2050 South High Street

D Check here if listing additional Columbus, OH

property owners on a separate page.

APPLICANT’S NAME AND PHONE # Lotus Company

(same as listed on front application) 801.834.0456

NEIGHBORHOOD GROUP (4) Columbus Southside Area Commission
ZONING CHAIR OR CONTACT PERSON Kathy Green

AND EMAIL ADDRESS kathrynfgreen@gmail.com

and that the attached document (5) is a list of the names and complete mailing addresses, including zip codes, as shown on
the County Auditor’s Current Tax List or the County Treasurer’s Mailing List, of all the owners of record of property
within 125 feet of the exterior boundaries of the property for which the application was filed, and all of the owners of any property
within 125 feet of the applicant’s or owner’s property in the event the applicant or the property owner owns the property contiguous to
the subject property.

SIGNATURE OF AFFIANT

Sworn to before me and signed in my presence this ’ L/ day of M&_j_ _, in the year 20 2;5_

é d(/\ / ’ '—UZ (_ﬂ _ 7“) Notary Seal Here

O B, e |ZABETH CARON =20 - A7)
‘ ) Notary Public, State of Ohio

*: My Commission Expires

= Rg7 ¢ Wianvany 20

~
’1‘,"’4 TE OF 0‘{:\“
ey

W
N
5

This Affidavit expires six (6) months qfter date of notarization.

Page 50f 9 ba 0425



APPLICANT

PROPERTY OWNERS

2055 SOUTH HIGH LLC
2050 SOUTH HIGH STREET
COLUMBUS, OH 43207

ATTORNEY

SURROUNDING PROPERTY
OWNERS

ANDERSON CONCRETE CORP
400 FRANK RD
COLUMBUS, OH 43207

JONES FAMILY REALITY LP
350 FRANK RD

COLUMBUS OH 43207

LOTUS COMPANY

215 SOUTH STATE STREET, 13™FL.

SALT LAKE CITY, UTAH 84111

1981 S. HIGH STREET LLC
2050 S. HIGH STREET
COLUMBUS, OH 43207

2101 SOUTH HIGH LLC
2050 SOUTH HIGH STREET
COLUMBUS, OH 43207

DAVID HODGE
8000 WALTON PARKWAY, STE. 120

NEW ALBANY, OH 43054

2112 SOUTH HIGH LLC
2050 SOUTH HIGH STREET
COLUMBUS, OH 43207

COLUMBUS & SOUTHERN OHIO
ELECTRIC CO (99 YEAR LEASE)
325 CIVIC CENTER DR

COLUMBUS, OH 43215

KDL PROPERTIES LLC
2050 SOUTH HIGH STREET
COLUMBUS, OH 43207

BROADLEIGH PROPERTIES LLC
2050 SOUTH HIGH STREET
COLUMBUS, OH 43207

Far South Columbus AC
Kathy Green

458 E. Whittier St.
Columbus, OH 43206

50 EAST BECK LLC
2050 S HIGH ST
COLUMBUS, OH 43207

ESKR HOLDINGS LLC
2117 SHIGH ST

COLUMBUS, OH 43207

CSX TRANSPORTATION INC.
500 WATER STREET
JACKSONVILLE, FLORIDA 32202



THe CITY OF

COLUMBUS Council Variance Application

111 N Front Street, Columbus, Ohio 43215

Phone: 614-645-4522 » Zoninglnfo@columbus.gov » www.columbus.gov/bzs

PROJECT DISCLOSURE STATEMENT :
APPLICATION #: Cv22-104

Parties having a 5% or more interest in the project that is the subject of this application.

THIS PAGE MUST BE FILLED OUT COMPLETELY AND NOTARIZED. Do not indicate ‘“NONE’ in the space provided.

STATE OF OHIO
COUNTY OF FRANKLIN

Being first duly cautioned and sworn (NAME) Eric Zartman

of (COMPLETE ADDRESS) 8000 Walton Parkway, Suite 120, New Albany, Ohio 43054
deposes and states that they are the APPLICANT, AGENT, OR DULY AUTHORIZED ATTORNEY FOR SAME and the following is a

list of all persons, other partnerships, corporations or entities having a 5% or more interest in the project which is the subject of this

application in the following format:

5. For Example: Name of Business or individual
2101 South High LLC
2050 South High Street Contact name and number
Columbus, OH 43207 Business or individual's address; City, State, Zip Code
(Zero Columbus-based employees) Number of Columbus-based employees
1. 1otus Company 2. 1981 South High LLC
215 South State Street, 13th Floor 2050 South High Street
Salt Lake City, Utah 84111 Columbus, Ohio 43207
{Zero Columbus-based employees) (Zero Columbus-based employees)
3. ) ) 4. X
Broadleigh Properties LLC 2055 South High LLC
2050 South High Street 2050 South High Street
Columbus, OH 43207 Columbus, OH 43207
(Zero Columbus-based employees} (Zero Columbus-based employees)

l Z(! % Z) Notary Seal Here

*

SIGNATURE OF NOTARY PUBLIC My Commission Expires
‘.\nllu;,,
ST, ELIZABETH CARON

Notary Public, State of Ohio
My Commission Expires

T

",
”,""“ “\

AR January 26, 2030
oy

This Project Disclosure Statement expires six (6) months gfter date of notarization.
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LEGAL DESCRIPTION

Containing 27.96 Acres
Situated in the City of Columbus, County of Franklin, State of Ohio, being all of that property conveyed to CONSOLIDATED ELECTRICAL by
Deed 27964 B03 (Parcel #010-113129), STEELTON HOLDINGS II LLC by Instrument #202001020000674 (Parcel 010-112126 & 010-
055272), BROADLEIGH PROPERTIES LLC by Instrument #201809100121942 (Parcel #010-112349, 010-013541, 010-037423, 010-028706
and 010-025710), and STEELTON HOLDINGS Il LLC by Instrument #202001020000673 (Parcel #010-112264 & 010-008499), being more
fully described as follows:

Commencing at the southeast corner of said CONSOLIDATED ELECTRICAL (Parcel #010-113129), said corner also being the TRUE PLACE
OF BEGINNING of the parcel herein described.

Thence along the perimeter of the aforementioned parcels the following 20 courses;
N 85°29'45" W, 567.31"
N 01°37'00" W, 336.28"
N85°35'01"W  396.26'
N02°39'08"W  251.05'
N02°39'08"W  85.61'
$85°51'22"E  25.00'
N02°39'08"W  40.00'
N85°51'22"W  47.08'
NO03°32'58"W  704.24'
N86°45'15"W  50.00'
N02°53'14"W  438.95'
N88°11'46"E  358.17'
S17°02'14"E  498.90'
S86°45'15"E  74.35'
S26°40'15"E  577.82'
S86°16'43"E  118.05'
S44°29'43"E  122.40'
S00°19'43"E  509.40'
$85°35'01"E  63.88'
S00°17'31"W, 337.62 feet to the TRUE PLACE OF BEGINNING and containing 27.96 acres, more or less.

This description is not intended for conveyance.

CESO, Inc.
sy,
‘\“\ OF y, =
SR Ok, A %

SA 02 il 9/26/2022

Fo 0=
s Z Steven W. Clutter, PS Date
== * =z Registered Surveyor No. 7655

W:\PROJECTS\FORTNER\761176_1981-2101 SouthHighStreet-

C E S O v Columbus-OH\04-SURVEY\Documents\761176 Fortner_zoning description.docx

9/26/2022
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ISECTION 2 RECDMMENDATIDNSI

FIGURE 10: FUTURE LAND USE PLAN: QUADRANT 2
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2025 S. High St.
Approximately 27.96 acres



Cv22-104
2025 S. High St.
Approximately 27.96 acres
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2025 S. High St.
Approximately 27.96 acres



	Proposed Use / reason for request: The Applicant requests a variance to allow apartment residential uses within the M, Manufacturing district
	additional parcels box: Yes
	Location Address: 2025 South High Street
	Location Zip: 43207
	Parcel Number: 010-037423 and nine others
	Acreage: +/- 27.96
	Attorney Agent Name: David Hodge
	Attorney Agent Phone: 614.335.9320
	Attorney Agent ext: 
	Attorney Agent Address: 8000 Walton Parkway, Suite 120
	Attorney Agent City State: New Albany, Ohio
	Attorney Agent Zip: 
	Attorney Agent Email: david@uhlawfirm.com / eric@uhlawfirm.com
	Owner Name: 1981 South High LLC
	Owner Phone: 
	Attorney box: Yes
	Agent box: Off
	Owner ext: 
	Owner Address: 2050 South High Street
	Owner City, State: Columbus, OH
	Owner Zip: 43207
	Owner Email: 
	Applicant Name p: 
	1: Lotus Company

	Applicant Phone p: 
	1: 801.834.0456

	applicant ext: 
	Applicant Address: 215 South State Street, 13th Floor
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