Focus Area 5:

Housing and
Neighborhoods
Guiding Principles
Housing Principle 1: Affordable Housing. Support
initiatives to develop affordable and equitable housing
within neighborhoods throughout the City.
Housing Principle 2: Provide Housing Choice.
Encourage a variety of housing types and sizes to
accommodate the needs of existing and prospective
residents. This includes, but is not limited to college
students, single professionals, families, empty nesters,
seniors, and those of varying economic ability. Ensure
there are options for convenient, affordable and
dignified places to live which are located in proximity to
employment centers.
Housing Principle 3: Ensure Compatibility. Develop
multi-family housing at a density and scale that is
compatible with surrounding neighborhoods, available
utilities, and roadway capacity. Larger multi-family
developments should be located on sites with adequate
space for off-street parking, accessory structures,
adequate landscaped buffers, and recreational
amenities.
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Housing Principle 4: Neighborhood Compatibility.
Encourage residential infill development and
redevelopment that is compatible with the scale and
character of existing neighborhoods.
Housing Principle 5: Multi-modal Connectivity. Promote
neighborhood design that allows for multi-modal
connectivity between neighborhoods, commercial areas,
parks and open space.
Housing Principle 6: Amenities as Focal Point.
Provide appropriate park space and recreation areas
and amenities as a focal point in all newly developing
neighborhoods.
Housing Principle 7: Safety and Well-being. Ensure a
neighborhood environment that promotes safety and
social well-being of residents.
Housing Principle 8: Support processes that ensure
neighborhood residents are included in the development
of plans that effect their community.
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Introduction
Columbus’ long-term future as a viable community
is inextricably tied to the condition and availability
of its housing resources. Housing is central to almost
any discussion about City affairs, no matter whether
the focus is on business recruitment and workforce
housing, multi-family housing, replacing aging, obsolete
housing stock, or the ability to simply walk from one
neighborhood to another. As Columbus positions itself
as an attractive alternative to other outlying cities in the
Omaha metropolitan region, the quality, affordability,
and selection of housing options will undoubtedly directly
influence the City’s ability to recruit and retain residents
and employers.
Having a diverse stock of housing - new and old, large
and small - is instrumental in offering choice and
providing for the individual needs of all households,
regardless of economic stature. However, while one
challenge is to address future housing needs, another
task is to sustain the integrity of existing neighborhoods.
Besides price and location, another consideration is the
design and composition of neighborhoods. The suburban
development that occurred in the latter part of the 20th
century departed substantially from the established town
settlement pattern near the core of the City. Columbus
reflects this pattern of development. Recent national
trends, however, reflect a growing demand for new
residential developments that engender neighborhoodstyle patterns that are once again integrated into the
existing fabric of the community; and are located near
other uses for ease of access; provide transportation
options; access to public amenities and other services;
and preserve resources and sensitive landscapes through
innovative subdivision design.
Columbus residents wish to enjoy quality housing and
the positive impact that well-designed neighborhoods
can have on the image and wellbeing of the community.
Concurrent with employment and population growth,
Columbus’ stock of housing and neighborhoods
will continue to grow. Providing quality housing and
neighborhoods is fundamental in creating a desirable
place to live. Considering citizen concerns about existing
residential developments, it is important to recognize
that creating a diversity of future housing options to
support changing lifestyles will likely require additional
development standards and incentives.

The purpose of this plan element is to identify strategies
and potential solutions to ensure that the community
meets its existing and future housing needs through the
provision of high-quality, affordable, and diverse housing
offerings; that exist within safe, livable, and attractive
neighborhood environments. The types of housing, their
arrangement and design, the integration of open space
and amenities all contribute significantly to the character
of the community. The City’s economic health relies, to
a large part, on its ability to preserve its well-established
neighborhoods while planning for the development of
new living environments that meet the physical, social,
and economic needs of its residents.
Within Focus Area 1, Growth Capacity and Economic
Performance, proposed strategies promote fiscally
responsible growth patterns which balance greenfield
development with infill development and redevelopment.
Those same strategies can be translated to assist in
maintaining affordable and desirable housing. A focus
on development of housing in proximity to employment
centers that also offer adequate infrastructure and
strong service delivery will reduce transportation costs
and minimize the long term costs associated with
improvement and maintenance of streets and utilities.
Improving the overall affordability of housing stock,
without reducing housing quality allows for improved
living conditions and, for some, a transition to prosperity.
A housing strategy must be based upon the premise
of ensuring affordability, maintaining quality, creating
opportunities for positive transition, and establishing
sustainable development patterns.

MAINTAINING AFFORDABILITY
Affordability is complex and highly variable. Households
earning a spectrum of incomes will each view affordability
differently. Recent increases in land prices and housing
costs in Columbus and Platte County have caused
some families to begin to encounter affordability issues.
Beyond availability, the price barrier created by the new
housing market can create difficulties for many families
considering the purchase of a new home in Columbus.
Additionally, an increasing group of seniors, young
unmarried professionals, and lower income residents
are in need of housing that is affordable relative to their
particular stage of life and space needs. These issues and
others will be discussed within this element.
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MAINTAINING HOUSING DIVERSITY

DEVELOPING CITIES OF NEIGHBORHOODS

Changing demographics and lifestyles resulting from
an aging Baby Boomer generation (which composes
20 percent of the American population), the majority of
whom are well into retirement (although they are living
longer); the emerging Millenials, whose vision of the
American Dream does not necessarily include owning
a home and a car; and the desire for more walkable
and bike-able community environments; complete
with multi-modal public transit options; are having a
profound impact on the urban form and character of
this country’s built environment. The quest to attract
more corporate headquarters and skilled high-tech labor
force will likely engage more young, single professionals
who are interested in outdoor activities, dining in ethnic
restaurants, and drinking craft beer with friends. They
want to be where the action is and will most likely prefer to
live in and around Downtown Columbus compared to the
suburban, single-family residential neighborhoods to the
north and west of U.S. Highway 30.

The most vibrant and economically successful cities
in this country are those that are composed of strong,
cohesive neighborhoods that are woven together by
thriving commercial corridors and punctuated with lively
“town centers,” and entertainment districts. As discussed
in this chapter, there is a distinct difference between a
subdivision and a neighborhood, the latter being a place
that people have endowed with cultural values and
meaning. The most successful neighborhoods fulfill the
diverse housing and social needs of every stage of one’s
life and provide depth and richness to living.

HOUSING CHARACTERISTICS
As previously discussed, Columbus’ population is
anticipated to grow from 22,850 persons (2016) to about
26,279 persons by the year 2040 (target population), an
increase of 3,428 new residents. The average household
size in Columbus in 2015 was 2.45 persons; and average
family size is 3.04 persons. Using this same average as a

Livability can be defined as, “the sum of the factors that
add up to a community’s quality of life - including the built
and natural environments, economic prosperity, social
stability and equity, educational opportunity, and cultural,
entertainment and recreation possibilities.”
Source: Partners for Livable Communities
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starting point, Columbus will require approximately 1,399
additional viable housing units by 2040 to accommodate
its projected population and – assuming a variety of
housing types are provided – maintain a sound, balanced
housing market. This figure is conservative as it does not
account for the number of aging homes that will become
functionally obsolete, fall into disrepair, and need to be
replaced.
If the same ratio of owner- versus renter-occupied housing
continues in future years (5,882 / 61.8 percent owneroccupied versus 3,109 / 32.5 percent renter-occupied in
2016), then approximately 864 of the projected 1,399 new
units by 2040 will be owner-occupied, and 454 units will
be renter-occupied.
As summarized in TEC Table 16, Housing Tenure (The
Existing City report page 82), Columbus holds a steady
residential vacancy rate of approximately 5.7 percent, or
545 homes. The “rule of thumb” often used by economists
is that five to eight percent is a “natural” vacancy level
that promotes the healthy functioning of the housing
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TFC Figure 5, City Responsibilities

The quality, condition, and relative affordability of
Columbus homes is influenced by the housing market in
Platte County. The City has a major role in protecting the
community’s quality of life and economic health through
code enforcement and establishment of ordinances
that dictate minimum standards. As depicted in TFC
Figure 5, City Responsibilities, the coordination of housing
is a shared effort throughout many of the prominent
departments within the City. The departments involved
with housing and neighborhoods include: Community
Development, Public Works, Police and Fire, Parks,
Engineering, and Administration. These six departments,
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and the Mayor’s office, are intimately involved in shaping
the quality of housing and neighborhood composition
throughout the City. City government’s role in supporting
and incenting the development of housing densities,
diversity and affordability includes ensuring an adequate
supply of land zoned for residential development which
supports diverse housing types, in locations that can be
supported with the necessary utility infrastructure and
public services.

RESIDENTIAL ZONING
Roughly 86 percent, or 26,750 acres, of land zoned within
the Planning Area can accommodate residential uses.
Of this area, approximately 78 percent, or 5,116 acres of
land within Columbus’ City limits, can accommodate
residential uses; as depicted in TEC Map 22, Zoning (The
Existing City report page 105), and TFC Table 3, Zoning
Districts that Allow Residential Uses. The most common
type of residential zoning is moderate sized lots and
larger single family dwellings found in Single Family
Residential (R-1), which occupies 2,579 acres, roughly 39
percent of land zoned with residential uses within the City.

The second most common type of residential zoning is
the Urban Family Residential (R-2) district, which is the
older residential areas in central Columbus. In general,
these districts allow for a range of lots sizes. Multi-family
housing, represented within the R-3 district occupies only
one percent (390 acres) of all residentially zoned land
in the Planning Area. Rural Residential (RR) covers only
five percent (344 acres) within the City but makes up the
majority of the Planning Area. There are 21,200 acres (68
percent) zoned RR in the Planning area.
Ultimately, the City’s application of its residential zoning
affects the cost of housing. The predominance of largerlot single family housing is not inherently bad; however,
it limits the variety of housing options that specific user
groups, such as seniors, childless couples, and Millennials,
are looking for. For instance, seniors have distinctly
different housing needs than a young family with children.
In essence, the larger lot single family home is not a viable
housing option for all residents. In order to accommodate
these groups, the City will want to understand how these
user groups can have housing choice while maintaining
the desired community character of Columbus.

TFC Table 3, Zoning Districts that Allow Residential Uses
City Limits

Zoning Districts*

Acres Zoned

Percent of
Residential
Zoned

Acres Zoned

Percent of
Residential
Zoned

435,600
(10 acres

603.3

9.3%

682.4

2.2%

43,560
(1 acre)

344.9

5.3%

21,202.8

68.5%

AG

Agriculture

RR

Rural Residential

R-1

Single Family Residential

5,500

2,579.6

39.6%

3,221.5

10.4%

R-2

Urban Family Residential

5,500-8,500

1,146.4

17.6%

1,184.2

3.8%

R-3

Multiple Family Residential

5,500

378.3

5.8%

390.5

1.3%

87,124
(2 acres)

N/A

N/A

N/A

N/A

5,000

64.0

1.0%

68.9

0.2%

5,116.5

78.6%

26,750.3

86.5%

RMH Mobile Home Residential
UC

Urban Commercial

Total Residential Zoned Land
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GOAL 8.0:
A diversity of affordable and
adaptable housing types in
sufficient quantity to accommodate
a range of family sizes and income
levels.
OBJECTIVE 8.1: Encourage an economically
diverse population through a variety of
affordable housing ownership opportunities
suitable and attractive to people at different
stages in their life. Expand the opportunities
for homeownership, especially for moderate
income households.

Affordability
The affordability of local housing is a key factor regarding
a community’s economic development potential and
ability to attract and retain a quality workforce. As more
new and existing homes come to market at higher sale
prices, maintaining affordability for a large proportion of
the local population, and especially for first-time home
buyers, will be an ongoing challenge. In response to area
growth and housing demand, and the need for diversity
in housing typology as well as price point, it is important
to bring more “starter,” intermediate and custom homes
– as well as multi-family projects – to the market that aim
for price points and rents that balance affordability with
value and quality.
Nationally, 25 percent of homeowners paid more than 30
percent of their income for housing in 2014. As discussed
within The Existing City report (page 83), and illustrated
in TEC Table 19, Affordable Home Ownership (page 85),
approximately 29.7 percent of Columbus homeowners
spend more than 30 percent of their household’s annual
income on their house, including those with and without
a mortgage. In Platte County, this figure is slightly higher
(31.3 percent); and in the State of Nebraska it is higher still
(35.4 percent).

HOUSING AND TRANSPORTATION: A MORE
COMPLETE MEASURE OF AFFORDABILITY
The search for affordable housing drives some households
to move farther away from employment centers to
cheaper, rural land that may also offer an escape from
the urban environment. Yet recent studies show that much
of the “affordability” of this more distant housing is offset
by increased transportation costs. As more people move
into fringe or unincorporated areas, the unimproved
(or improved but unable to keep up with growth)
transportation network becomes increasingly congested,
adding further to commute times and travel costs.
The Center for Housing Policy, in coordination with
the Center for Neighborhood Technology, notes that
households across the country with a median income of
between $20,000 and $35,000 spend roughly 54 percent
of their annual income on housing and transportation
costs – if they live in the central city. The same households
located farther away pay roughly 70 percent of their
annual income to cover such costs. For households
earning between $35,000 and $50,000 the percentage
spent on housing and transportation if living away from
employment drops to 51 percent, but remains a very
substantial cost burden, particularly in comparison to
those living in or near an employment center.

From fair housing and lowincome housing to public
safety via crime prevention,
each department within the
City plays a vital role in ensuring
that the key components
that make up safe, quality
neighborhoods are maintained.
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JOBS HOUSING BALANCE
Housing options are part of the economic development
equation. In the future, as Columbus markets its business
parks and industrial sites, prospective employers will zeroin on the quality of life of its employees. Where will single
professionals live and play? Can a young family afford a
home? How is the school system? Attracting (and retaining)
businesses is directly tied to the supply and price range
of housing types. Maintaining this balance between
jobs and housing is important so residents can live and
work in their community. With the close proximity of
Omaha, Columbus will directly compete with the upscale
apartment, townhouse and retail options only 75 minutes
away.
Indeed, maintaining a balance between financially
rewarding jobs, the local economy, and how this is
reflected in the quality of housing is very important.
Not only does this balance factor-in to quality of
life considerations, it may also influence the siting
of new businesses in Columbus. As discussed in the
Growth Capacity and Economic Performance element,
attracting new business relies upon the host city having
an adequate supply of decent housing for potential
workers. Even retaining businesses and providing for
their expansion relies upon a healthy housing market
that offers adequate choice in housing and living
environments.
Anecdotal evidence suggests that there are too few
high-end housing options in Columbus; and that business
attraction may be more difficult due to the lack of
adequate and available housing for a more sophisticated
and discerning, white collar workforce. While adequate
jobs are an asset, there is always a need to be wary of
the implications of a jobs-to-housing imbalance. Longer
commutes and lower quality of life are possible results
of a local housing market that has a scarcity of housing
units at varying prices.

NATIONAL TRENDS
According to a joint effort by the Center for Housing Policy
and the Center for Neighborhood Technology, combined
housing and transportation costs grew faster than local
incomes between 2000 and 2010 in the 25 metropolitan
areas that were studied. Housing and transportation cost
burdens vary significantly by income. The combined costs
of housing and transportation consumed 59 percent of
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the income of moderate-income households, which are
households with incomes between 50 and 100 percent
of a metropolitan area’s income. With housing and
transportation consuming over 50 percent of household
income, moderate-income households have relatively little
left over for expenses such as food, education, and health
care, not to mention savings to cushion unexpected
financial hardships.
In the exurban areas that are the greatest distance to
employment centers, prices for housing are considerably
lower; or at least, larger or better-quality housing can be
purchased per dollar spent on housing. Transportation
costs, on the other hand, tend to increase along with
commuting distance. According to The Center for
Housing Policy, at some distance, generally 12 to 15
miles, the increase in transportation costs outweighs the
savings on housing - and the share of household income
required to meet these combined expenditures rises.
This relationship is depicted in TFC Figure 6, Tradeoffs of
Housing and Transportation Costs by location to CBD. Betterplanned, mixed-use communities with balanced jobs and
housing can help reduce travel distances and thus limit
the growth in trip lengths.
For the region as a whole, as more households commute
to distant job centers or other work locations some

TFC Figure 6, Trade-offs of Housing and Transportation
Costs by Location to CBD
Farther from jobs located within CBD, housing costs tend
to be lower; however, the trade-off comes with higher
transportation costs. While the share of income devoted
to housing or transportation varies from area to area,
the combined costs of the two expenses are surprisingly
constant. In areas where families spend more on housing,
they tend to spend less on transportation, and vice-versa.

Housing

Transportation

Distance from CBD
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distance from where they live, clogged and congested
thoroughfares are the norm. Among other costs are those
for traffic safety, enforcement and mobility infrastructurerelated improvements.

STRATEGY 8.1.1: Analyze the City’s zoning
ordinance to ensure that adequate avenues exist for
the development of affordable housing; and revise as
appropriate.
Actions and Initiatives
1. Consider amending the zoning ordinance to incent
the development of affordable housing through the
provision of density bonuses. Incenting the inclusion
of affordable housing units in new, mixed-use
residential developments, especially within a Planned
Unit Development (PUD) overlay district, and the
proposed Mixed-Use (MU) district, in exchange for
a density bonus enables the developer to make the
same amount of profit while the City ensures that
new affordable housing units are coming online at no
additional cost to the taxpayer.

Affordable housing strategies should be targeted to
meet the City’s diverse housing needs and be designed to
achieve housing goals while understanding the market
and economic conditions of development. To do this, the
City of Columbus will need to have a clear understanding
of the housing needs at varying levels of affordability,
geography, tenure and unit type. This understanding
should lead to a specified goal for the number of housing
units created and preserved at all levels of affordability.
Additionally, a comprehensive set of tools, strategies and
metrics should be developed to achieve those goals, and
track / measure and the effects of the City’s policies and
programs.
Actions and Initiatives
1. Maintain and increase housing opportunities for
income-restricted residents, such as seniors and the
disabled.

2. Ensure an adequate supply of RR, R-1, R-2, and R-3
zoned parcels, in proximity to Downtown and major
employment centers.

2. Consider administering an affordable housing
investment fund (AHIF). Develop a revolving loan fund
that provides gap financing to developers that are
committed to preserving and/or building affordable
housing units in the City. Coordinate with Platte County
in administering AHIF within the Planning Area (outside
the City limits).

STRATEGY 8.1.2: Consider formulating and
implementing an affordable housing strategy.

3. In conjunction with the affordable housing investment
fund (AHIF), the Housing Authority should consider
developing a tenant assistance fund (TAF) which

The Housing Strategy
–– Increase affordability through expanded
housing choice.
–– Establish opportunities for site and
community transition.
–– Promote context sensitive manufactured
housing.
–– Build “living environments” such as
neighborhoods and villages, rather than
subdivisions and strip lots.
–– Develop the majority of housing near
employment centers.
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would provide income-qualified, vested tenants
with rental assistance if rents increase as a result
of redevelopment. The fund would be designed to
mitigate the possible negative effects of increased
rents resulting from the redevelopment, renovation, or
acquisition of committed affordable unit properties.
4. Continue to secure federal and state programs such
as low-income housing tax credits (LIHTC), HOME,
and CDBG funding sources for the development of
affordable housing.
5. Continue to promote public-private partnerships for
the provision of affordable housing.
6. Consider the utility of adopting a dynamic housing
policy that supports shared-equity homeownership
and life-cycle underwriting.
7. Where appropriate and geographically/marketfeasible, consider donating City-owned property to
incent the development of affordable housing.
8. Continue to educate potential homebuyers about
federal and state homeownership programs. The
Federal Housing Administration (FHA) provides
mortgage insurance on loans made by FHAapproved lenders throughout the United States. FHA
loans have become the primary means by which
low- and moderate-income households and firsttime homebuyers purchase a home. FHA loans can
have lower down payment requirements and higher
allowable loan-to-value ratios than conventional
loans.
9. Develop affordable housing parking standards.
National and local precedents have demonstrated
that there are reduced parking needs for occupants
of affordable units. Studies illustrate that parking
utilization rates in affordable housing properties tend
to be less than one space per unit. A parking study
of affordable housing would provide a basis for
recommendations on parking policy for affordable
housing within the City.
10. Enable home sharing. Home sharing has been
successful in several communities around the country
because it enables seniors to age in place and
expands affordable living for both seniors and others.
A home sharing program would be compatible with
the City’s definition of “family.”
11. Provide density bonuses to developers that comply
with the City’s affordable housing goal.
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12. Encourage greater public awareness about the need
for affordable housing through City- and Countysponsored publications, advertisements and workshops.

STRATEGY 8.1.3: Ensure the utilization of energy
and water efficiency best construction practices in the
construction of affordable housing.
Actions and Initiatives
1. Encourage energy efficiency in new and renovated
affordable housing.
2. Encourage water conservation in existing and newly
constructed affordable housing.
3. Encourage the conservation of natural resources by
reducing or eliminating waste throughout the building’s
entire life-cycle, including the development phase, the
usage phase and the building’s end-of-life stage.
4. Provide education to landlords, tenants and
homeowners on energy efficiency, water conservation,
recycling, and waste reduction activities.

STRATEGY 8.1.4: Provide affordable, attainable
housing opportunities.
Actions and Initiatives
1. Encourage homeownership through developing a
cost-effective housing replacement and reinvestment
strategy that includes a variety of housing types.
2. Foster opportunities for creative housing types and
concepts, including tiny houses, townhomes, housing
for individuals in Columbus on a temporary basis, and
passive energy homes.
3. Plan for a mix of housing types in all neighborhoods,
available to a variety of income levels, including a
prioritization for housing with ADA accessible design.

STRATEGY 8.1.5: Provide assistance to prospective
and new homeowners interested in purchasing and
renovating existing housing units in Columbus.
Although it has been previously stated that the size, spatial
configuration, and lot size of much of the existing housing
stock in many of the older neighborhoods, particularly to
the south of Downtown are detriments to encouraging
investment, these very housing units, if renovated, could
be very attractive and affordable for single professionals,
young families, empty nesters, and senior citizens.
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Impediments to renovation of existing housing stock
include abating toxic materials, such as lead and
asbestos; and the need to seek variances to existing
zoning and subdivision regulations.

OBJECTIVE 8.2: Ensure a variety of housing
types, suitable and attractive to people at
different stages in their life.

Diverse Housing Needs
Housing needs are not static. Needs change over time as
people move through different stages of their lives. The
availability of life-cycle housing sustains the community by
preventing polarization of residents in one age or income
group. As one generation of residents moves through its
life-cycle, it can move into the housing provided by the
previous generation, just as the next generation will move
into the housing being vacated. This evolution is facilitated
by the provision of diverse housing by type, value, and
stage of life-cycle, including:
––

Affordable rental units for young people just
beginning to enter the workforce;

––

Affordable single-family units for first-time home
buyers and young families;

––

Move-up housing for people with growing families
and/or incomes;

––

Empty-nester housing characterized by small size but
high-quality, and lower-maintenance;

––

Housing for seniors and the disabled that
accommodates physical limitations;

––

Assisted living environments to provide health and
medical care to the elderly.

Based on changing demographics and affordability
needs, a diversity of housing types are needed within
Columbus and the Planning Area. User groups with
diverse housing needs include seniors, low income and
homeless, and college students.

LIFE-CYCLE HOUSING POLICIES
In a world of limited public funding, Columbus is
challenged with the need for increasing the number of
households benefiting from stable, affordable housing
while managing its economic impact. In order to identify

opportunities that reduce the cost of providing affordable
housing over the long term, the City of Columbus should
ask:
––

How can the affordability of properties be secured over
residents’ full life-cycles?

––

How can housing strategies respond to the changing
needs of households over time?

––

How can housing strategies respond to, and take
advantage of, the dynamics of neighborhood change?

By extending the time horizon of interest from a single point
in time to a full life-cycle, opportunities for cost-savings
arise that, if capitalized upon, could help serve more people
more effectively within the threshold of current resources.
In the coming years, it will be important for the City to
coordinate with both private and public sector partners for
a shared focus on anticipating change and establishing a
framework to preemptively address it.

INCREASING HOUSING CHOICE
As previously discussed, the housing stock in Columbus
is mainly comprised of two types of housing: single
family detached homes and multi-family apartments /
condominiums. For the most part, housing throughout the
City follows a traditional model – a single home located
in the center of a site with ample space for side yards, a
front yard, and a rear area. While not surprising, the lack
of diversity in housing contributes to issues regarding
affordability. Diversity allows for transition in housing to
occur. As will be discussed, beyond the traditional single
family home or apartment complex American housing can
be divided into a variety of categories. While some of the
types discussed (such as high rise apartment), may not be
as appropriate to Columbus as others, the range of types
exhibits the variety of housing options that are available.

Single Family Homes
A single family housing typology includes the traditional
home associated with the American Dream and the
housing type most common in Columbus. The structure
is detached from other dwellings and represents the only
dwelling unit on a parcel. Single family homes can be
designed affordably by adjusting location on the site to
allow innovative techniques (i.e., zero lot line development);
through alternative construction practices; home design;
and financial incentives.
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Single Family Homes with Accessory Unit
A single family house with secondary unit housing
typology remains similar in appearance to the traditional
single family house; however, a second unit within the
structure can be leased to individuals or families. Historic
homes often designed secondary unit features into the
structure in order to lease space or for use by domestic
assistants. In the past, home design had evolved away
from this practice as leasing portions of a home became
“undesirable.” With the rise in “new urbanism,” the
practice is being reconsidered as a means of improving
affordability and diversity that further creates a stable
environment for renters as an alternative to apartments.

Like the home with a secondary unit, a single family
house with cottage or accessory cottages were once
commonplace and are only recently beginning to
witness a resurgence – thanks in large part to the move
to recapture many discarded, but useful, practices in
housing. Commonly referred to as a “Granny Flat,” the
accessory cottage or above garage apartment inserts
renters into the stable environment of homeownership.
Additionally, the unit provides added income to the
homeowner and makes the cost of the home more
affordable.

Source: “‘Accessory’ dwellings head to Minneapolis Council”. Star Tribune.
November 2014

1.88

ENVISION COLUMBUS 2040

The Future City . ADOPTED October 15, 2018

Courtyard Housing
This category offers the benefits of a row house, with the
added “twist” of entry through a courtyard. Courtyard
homes may be incorporated into innovative development
techniques to include playgrounds, a community center
or a forested green space. Like multi-family homes,
courtyard homes must be designed to fit into the context
of the surrounding setting.
Another building type, bungalow court houses, consists
of a series of small, detached structures, providing
multiple units arranged to define a shared court that is
typically perpendicular to the street. The shared court
takes the place of a private rear yard and is an important
community-enhancing element.

Source: Danielson Grove, Seattle, WA, Ross Chapin Architects

Source: Mandela Gateway, Oakland, CA
Source: Missing Middle: Responding to the Demand for Walkable Urban Living.
missingmiddlehousing.com
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Low Density Multi-family Homes
Duplexes and triplexes are fairly rare in today’s housing
market, although they can be found in several of
Columbus’ newer and older neighborhoods. Multifamily homes provide a viable alternative to the single
family home. Both can be designed to appear as large
scale single family structures with multiple stories and
provide opportunities for both renters and owners. Other
multi-family homes can be designed to accommodate
numerous households. Smaller multi-family structures
such as duplexes and triplexes can be designed to fit into
a wide variety of environments, ranging from rural to
urban. However, larger multi-family homes are commonly
considered suburban or urban due to increased density
and are likely best located within the growth boundaries
of communities that can provide ample utilities.

Similar to duplexes, triplexes and multi-family homes, row
houses offer the reduced construction cost that come
with attached structures while also permitting a sense of
independence. For a time, row houses fell out of favor as
designers sought to move away from the gritty design
of the urban environment. However, like other forms of
housing, row houses have once again gained popularity
as an option to single family homes and apartments. Like
multi-family structures, row houses have a reputation as
an urban (or possibly suburban) solution, rather than a
pattern found in a rural setting.

Source: Missing Middle, missingmiddlehousing.com,Four-plex Overview

Source: Missing Middle: Responding to the Demand for Walkable Urban Living.
missingmiddlehousing.com
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Tiny Houses
The term, “tiny houses,” refers to a social movement where
people are choosing to downsize the space they live in.
The typical American home is around 2,600 square feet,
whereas the typical small or tiny house is between 100 and
400 square feet. Tiny houses come in all shapes, sizes,
and forms, but they enable simpler living in a smaller,
more efficient space. People are joining this movement
for many reasons, but the most popular reasons
include environmental concerns, financial concerns,
and the desire for more time and freedom (http://www.
thetinylife.com). With thoughtful, innovative designs,
some homeowners have discovered a small house
actually leads to a simpler yet fuller life, connecting them
with family, friends, and nature while freeing them from
mortgages. An issue for tiny home owners are where to
locate due to municipal zoning codes. Most cities require
a residential dwellings to be at least 350 square feet and
wheels on the tiny home classify it as a mobile home but
it doesn’t meet the size and length requirement to be a
mobile home or to allow it to be in an RV Park. A solution is
for “local governments to do more by eliminating squarefootage requirements and creating special zones where
tiny house communities can set up.” (The Mercury News,
Tiny houses gain popularity in Bay Area but..., June 2016).
Communities of tiny homes are popping up across the
country and are referred to as “pocket neighborhoods”.

Source: Third Street Cottages, Langley, WA, Ross Chapin Architects
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High Density Multi-family Homes
Apartments. Divided into three housing types (walk-up,
low-rise, and mid-rise), apartments offer affordability
through the reduced construction cost per unit and
added density.

STRATEGY 8.2.1: Encourage a variety of housing
types that fit the character of Columbus while
providing housing options for all residents.
Actions and Initiatives
1. Incent the construction of a variety of housing types
such as co-housing, duplexes, rowhouses, mixed-use
buildings, and single family detached housing with
accessory dwelling units.
2. Ensure an adequate supply of housing at a variety of
prices and rents by promoting new home ownership
opportunities, improvement of the existing housing
stock, responsible rental property ownership, and the
development of compatible infill housing.
3. Encourage infill housing designs that create a
pedestrian-friendly streetscape.

STRATEGY 8.2.2: Increase the compatibility of
multi-family residential housing with single family
detached residential districts within Columbus.
Multi-family developments serve an important function
in Columbus. They function as housing for young
professionals not ready to buy a home; corporate
housing; housing for college students and retirees;
housing for those who do not need/want a yard; and
affordable housing for those who cannot meet the
expense of home ownership.
Actions and Initiatives
1. Ensure that new multi-dwelling housing in Columbus is
designed to respect existing single dwelling residential
patterns. Amend the City’s bufferyard standards
provide adequate distance, screening, and opacity
between multi-family (R-3) and single family detached
residential (RR, R-1, R-2).
2. While the importance of multi-family residential
housing is recognized, attention should be given
to how it is developed. For this reason, multi-family
developments shall be subject to specific architectural
standards as provided for in an amended section of
the City’s Land Development Ordinance (LDO).

STRATEGY 8.2.3: Modify the City’s LDO to
encourage higher-density housing near major
roadways, and as a buffer to single-family detached
housing areas, while not adding to zoning complexity.
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Increasing housing densities along transportation
corridors can be accomplished within a “Mixed-Use
Urban Corridor District” designation by providing an
incentive for increased housing density in transition areas
near arterial streets.

STRATEGY 8.2.4: Incent the maintenance and
rehabilitation of mature multi-family residential
housing.
Actions and Initiatives
1. Consider providing a property tax exemption as an
incentive for owners of older multi-family buildings to
improve their properties. Under this program eligible
owners of older multi-family rental properties (25+
years old, 5+ units) would receive an exemption of
property taxes, for a period of time, on the additional
value created by the renovations. The exemption is
then phased out over time. Tie the tax exemption to
affordable housing and add a requirement that a
share of the units in qualifying projects are maintained
as committed affordable units for the period of the
property tax exemption.

of substandard housing units, the City should consider
providing property owners with consumer information
and technical assistance on new housing products
and their applications in order to encourage improved
housing maintenance.

Seniors
Affordable, accessible, and well-located housing is
central to the quality of life for people of all ages, but
especially for adults aged 50 years and older. Accessibility
is essential to older adults’ health and safety as physical
and cognitive limitations increase. Proximity of housing
to stores, services, and transportation enables older
adults to remain active and productive members of
their communities, meet their own basic needs, and
maintain social connections. The existing housing stock is
inadequate to meet the escalating need for affordability,
accessibility, social connectivity, and supportive services.
––

STRATEGY 8.2.5: Enforce property maintenance
of housing units, especially rental properties and
eliminate substandard housing conditions.

High housing costs force millions of low-income older
adults to sacrifice spending on other necessities
including food, undermining their health and wellbeing.

––

Reduce the number of sub-standard housing units (e.g.,
units lacking complete plumbing and units with no
heating facilities).

Much of the nation’s housing inventory lacks basic
accessibility features, preventing older adults with
disabilities from living safely and comfortably in their
homes.

––

Nationally, the transportation and pedestrian
infrastructure is generally ill-suited to those who
cannot or choose not to drive, isolating older adults
from friends and family.

––

Disconnects between housing programs and
the health care system put many older adults
with disabilities or long-term care needs at risk of
premature institutionalization.

Actions and Initiatives
1. The City should consider performing a periodic
inventory of housing conditions, as permitted
by funding and staffing, on a neighborhood by
neighborhood basis, to identify units suitable for
concentrated code enforcement, rehabilitation,
demolition, or other actions to achieve a viable
residential environment. The City should consider
offering rehabilitation loan assistance through a
local housing assistance program, cooperative
ventures with non-profit groups, and/or Community
Development Block Grant (CDBG) type programs
to effect spot removal of blighted structures and
blighting influences.
2. Consider providing a homebuyer education technical
assistance workshop. In areas with a high percentage

THE CHALLENGES AHEAD
The Joint Center for Housing Studies of Harvard University
recently published a report, entitled: Housing America’s
Older Adults - Meeting the Needs of an Aging Population
(2014). The report reveals some alarming indicators
regarding the disparities senior citizens face in finding
affordable housing:
––

The incidence of housing cost burdens also rise
with age as income falls. As it is, however, a third of
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America’s older population is in the
midst of unprecedented growth. With
the aging of the large baby-boom
generation and increased longevity, the
50-and over population is projected to
increase about 20 percent by 2030, to
132 million. In just 15 years, one in five
people will be at least aged 65. Ensuring
that these older adults have the
housing they need to enjoy high-quality,
independent, and financially secure
lives has thus taken on new urgency not
only for individuals and their families,
but also for the nation as a whole.
Joint Center for Housing Studies of Harvard University (2014)

households aged 50-64 already pay excessive shares
of their income for housing.

––

Millions of older adults who develop disabilities live
in homes that lack accessibility features such as nostep entry, single-floor living, extra-wide doorways
and halls, accessible electrical controls and switches,
and lever-style door and faucet handles. The 2011
American Housing Survey1 reports that just one
percent of U.S. housing units have all five of these
universal design features. Roughly two in five housing
units in the country have either none or only one of
these features.

––

The majority of older adults live in low-density
suburban and rural areas where it is difficult to shop,
access services, or visit family and friends without
using a car.

AGING IN PLACE
The Centers for Disease Control and Prevention (CDC)
defines aging in place as “the ability to live in one’s
own home and community safely, independently,
and comfortably, regardless of age, income, or ability
level.” If needed, those aging in place may receive
care or assistance by paid or unpaid (often family)
caregivers. As gerontology literature recognizes, older
residents renegotiate how - and indeed if - they can
continue to stay in their homes as their preferences and
circumstances (health, finances, relationships, and family
and social supports) shift over time. While there is no
universally accepted definition of aging in place, many
researchers, advocates, and commentators point to the
same list of elements needed to make remaining in one’s
home both possible and desirable:

––

Today, a third of adults aged 50 and over - including
37 percent of those aged 80 and over - pay more
than 30 percent of their income for housing that may
or may not fit their needs.

––

Severely cost-burdened households aged 50-64 save
significantly less for retirement.

––

The typical homeowner aged 65 and over has
enough wealth to cover nursing home costs for 42
months and enough non-housing wealth to last 15
months. The median older renter, in contrast, cannot
afford even one month in a nursing home.

––

affordable, secure, and physically accessible housing;

––

affordable, safe, and reliable transportation
alternatives for those unable or unwilling to drive;

––

opportunities to engage in recreational, learning,
cultural, volunteering, and/or social experiences; and

Homeownership rates vary widely by race/ethnicity.
Among adults aged 50 and over, 82 percent of whites
own homes, compared with just 58 percent of blacks,
62 percent of Hispanics, and 70 percent of Asians.
As the minority share of the population grows, this
disparity implies that more and more older adults will
be housing cost burdened and therefore have less
wealth to tap to meet their needs as they age.

––

options for in-home health care and/or assistance
with activities of daily living (ADLs) if needed to
preclude a move to congregate care.

––

Individual adults, of course, have their own set of
preferences for housing and community. For example,
a 2014 American Association of Retired Persons (AARP)
survey found that most respondents give high priority
1 U.S. Dept. of Housing and Urban Development (HUD), 2013, American
Housing Survey for the United States: 2011 (Available at: https://www.census.
gov/content/dam/Census/programs-surveys/ahs/data/2011/h150-11.pdf )
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Aging in place is best
undertaken with preparation,
including adaptations of
physical space, modes of
transportation, or other facets
of life, in advance of physical or
cognitive need.

and many developments employ service coordinators to
identify and connect residents with available supports.
Types of supportive housing for seniors include:
––

Assisted Living Residences - provide private rooms
or apartments for older adults and offer a level of care
that can range from light “hospitality” services to the
care provided by nursing facilities.

––

Adult Foster Care Homes - offer services similar
to assisted living residences but in smaller facilities,
including single-family homes, that typically
accommodate no more than six residents.

––

Continuing Care Retirement Communities - offer
several housing models on-site, enabling residents
to transition from private homes to assisted living
residences and nursing facilities as their needs
change.

––

Congregate Housing - provides apartment homes
for older adults who are able to live independently
but want hospitality-style services, such as light
housekeeping.

to increased police presence and school improvements,
but their rankings of the importance of access to various
services and amenities range widely.
Senior citizens living in locations without social
connections, family, or other supports nearby may find
themselves isolated as they become more physically
vulnerable. For these reasons, it is critical that the public
and private sector take steps to ensure that housing
and health care systems support appropriate and costeffective options for low-income older adults, and that
communities provide housing, transportation, and service
options for their older populations regardless of income.
Numerous cities and states are advancing livability
principles through housing, transportation, and
walkability initiatives, as well as through ordinances
to promote accessibility in private homes. A broader
conversation, however, is essential to help spread these
initiatives so that increased numbers of older adults can
benefit from them.

SUPPORTIVE HOUSING MODELS
Supportive housing encompasses a broad range of
housing types (see Sidebar on following page, Housing
Options for Aging in Place), and different models are
often associated with different expectations regarding
size, cost, and the intensity of service delivery. Section
202, Supportive Housing for the Elderly program provides
federally-subsidized supportive housing for older adults.
Tenants’ rent payments are set at an affordable level,

STRATEGY 8.2.6: Enable Columbus residents to
age in the community by providing housing options
and social support for seniors.
The City of Columbus needs to ensure that a range of
services are available to older adults, including social and
volunteer opportunities; education programs centered on
health, finance, and housing maintenance; adult day care
and meals programs; and health and wellness services.
Actions and Initiatives
1. Provide support so that older adults can age in place
or age in community through a combination of
affordable and accessible housing with linkages to
services.
2. Continue to fund, staff, and expand upon adult day
care centers, such as the Columbus Senior Center to
ensure seniors have adequate outlets for learning,
promotion of health and well-being, socialization and
volunteer opportunities
3. Assess the feasibility of requiring all new residential
construction to include certain accessibility features,
and offer tax incentives and low-cost loans to help
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Sidebar
Housing Options for Aging in Place
Source: Raymond James Wealth Solutions, Building Competencies around Housing: Aging in Place
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owners modify their homes to accommodate household
members with disabilities.
4. Incorporate universal design principles in new and
rehabilitated housing to facilitate access for aging
adults.

STRATEGY 8.2.7: Coordinate policies that can help
older adults continue to live in their own homes as they
age.
Actions and Initiatives
1. Connect residents to social services through expansion
of the Home and Community-Based Services Medicaid
waiver program to make supportive housing a more
affordable option.
2. Assist with home modifications for the elderly using a
range of funding sources.

Policies: Housing
H Policy 1: Promote equal and unhindered access
to housing regardless of race, color, religion,
gender, familial status, disability, national
origin, ancestry, marital status, creed or sexual
orientation.
H Policy 2: Provide a variety of housing types,
sizes, and densities to accommodate the needs of
existing and prospective residents. This includes,
but is not limited to, youth, college students,
single professionals, families, empty nesters,
seniors, and those of varying economic ability.

3. Assess the feasibility of creating a Columbus chapter of
Programs of All Inclusive Care for the Elderly (PACE);

H Policy 3: Utilize development regulations
to reduce housing stratification and spur the
development and preservation of affordable
housing.

STRATEGY 8.2.8: Increase supply of housing for
senior citizens, both rental and owner-occupied and
enhance services for seniors.

H Policy 4: Consider lot size variations, street
standards, and extra density as incentives to
better enable development of affordable housing.

As discussed, as the Baby Boom generation enters
retirement and as older seniors continue to live longer it
will become increasing important to expand the supply of
housing for seniors. The supply of affordable rental housing
falls far short of the need, leaving many low-income older
adults without affordable options. Currently, federally
subsidized rental programs meet the needs of only about
one in four eligible households regardless of age.

H Policy 5: Encourage the use of attached single
family and multi-family housing as a transition
between intensive commercial retail and office
uses and single-family residential neighborhoods.

Actions and Initiatives
1. Propose amendments to the Land Development
Ordinance to reduce requirements for parking (which
often goes unused by senior housing residents).
2. Consider establishing a Senior Citizen Rent Increase
Exemption (SCRIE) program, which would protect
eligible seniors from rent increases.

H Policy 6: Promote development of multifamily housing at a density and scale that is
compatible with surrounding neighborhoods,
available utilities, and roadway capacity. Larger
multi-family developments should be located on
sites with adequate space for off-street parking,
accessory structures, adequate landscaped
buffers, and recreational activity.
H Policy 7: Encourage the development of
medium-density housing immediately adjacent
to neighborhood commercial nodes to serve as a
transition to surrounding low-density residential
areas.
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On Neighborhoods
Providing quality housing and neighborhoods is
fundamental to creating a desirable place to live.
Neighborhoods are the foundation of any community
as they are places where residents live, recreate, interact,
and call home. When well-designed and protected,
neighborhoods are a source of community pride.
When poorly designed, marketed with few amenities,
or allowed to decline over time, they detract from
the appeal of the entire community. The condition,
availability, and choice of housing are important to the
integrity of neighborhoods and to the quality of life of
residents. Sustainable, diverse, attractive, and vibrant
neighborhoods enhance economic development,
improve livability, and maintain property values and the
City’s tax base.
This is where the Housing and Neighborhoods element
of the Comprehensive Plan links back to all other plan
elements in terms of the interrelationship of physical
factors like neighborhood design and character,
buffering of residential areas from incompatible uses
and development intensities, traffic calming, public
transportation, convenient and safe circulation options
for pedestrians and bicyclists, parks and recreational
amenities, and overall community aesthetics.
Attentiveness to neighborhood conditions by individual
homeowners is essential to maintain residential stability
over time. However, as some neighborhoods age,
private covenants eventually lapse, and rental properties
proliferate. Careful enforcement of City building and
property maintenance standards can make all the
difference in preventing a gradual erosion in conditions
that may accelerate into blight if left unchecked.

LIVABLE NEIGHBORHOODS
As previously discussed, the suburban development
that occurred in Columbus during the mid- to late20th century represents a significant departure from
the established town settlement pattern near the core
of the City. Most new residential areas are developed
as enclaves with several subdivisions and cul-de-sacs
with similar houses and similar sized lots or groups of
apartments. Moreover, the lack of connectivity of new
development to other new and existing areas requires a
dependency on automobiles for all transportation needs
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to shopping, employment and education. New housing
and subdivision development needs to reflect the growing
demand for neighborhood-style patterns that are once
again integrated into the existing fabric of the community.
Through innovative neighborhood design and planning,
new development should offer ease of access and
connectivity, accessibility to local services, transportation
options, resource preservation, and provide a sense of
place and societal wellbeing.

GOAL 9.0:
Robust and complete
neighborhoods that are built at
a walkable and bike-able human
scale, with safe and convenient
access to the goods and services
needed in daily life.
OBJECTIVE 9.1: Support reinvestment in
private and public property to enhance the
aesthetics of the neighborhood and, in turn,
increase the economic value and the quality of
life of the neighborhood.
STRATEGY 9.1.1: Improve the quality of the City’s
housing stock and neighborhoods.
Actions and Initiatives
1. Promote the curb appeal of neighborhoods, with
consideration of elements such as lighting, trees
and boulevards, streets and sidewalks, and wellmaintained structures.
2. Encourage healthy and safe housing that provides
high indoor air quality, noise protection, and is free of
hazardous materials and conditions.
3. Reduce slum and blight conditions by promptly
addressing vacant structures, strategically razing
blighted buildings, and promoting the use of high
quality materials in new construction.
4. Create public places that support and encourage
neighborhood events, activities, and communication.
5. Expand opportunities for temporary and permanent
installations of art of all types in neighborhoods.
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The Neighborhood Unit
The idea that neighborhoods need to be walkable
communities that are connected and have access to
basic services and amenities is not a new idea. In 1929
a planner in the New York City Planning Department,
Clarence Perry introduced a concept that he referred to
as “The Neighborhood Unit.” The corresponding image,
Perry’s Plan for a Neighborhood Unit, is a sketch published
by Perry in 1929 illustrating the relationships between the
residential components of a neighborhood and the uses
that could easily be traversed to and from by foot. Perry
utilized the five-minute walk to define walking distances
from residential to non-residential components, in
particular Perry was very concerned about the walkability
to and from schools.
Perry’s intentions were calibrated to the human foot,
not the automobile. Perry’s Neighborhood Unit was
conceptualized prior to an automobile-based society
(1920s). His notes on the plan refer to walk distances,

The Five Minute Walk:
A standard that is best described
as the average distance that a
pedestrian is willing to walk before
opting to drive.
streets and a mix of uses. Note that there also is a fairly
connected network of streets, another modern-day
casualty from the road classification system. There are
no cul-de-sacs in the diagram above or many intersecting
streets on highways and arterials. With today’s road
classification standards, intersections with this frequency
are not permitted on arterials, let alone highways.
Therefore, The Modern Day Neighborhood Unit, provides
a more realistic interpretation of the neighborhood unit.

Perry’s Plan for The Neighborhood Unit

The Modern Day Neighborhood Unit

Source: Farr Associates

Source: Farr Associates
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PROMOTING QUALITY NEIGHBORHOOD
DEVELOPMENT

STRATEGY 9.2.2: Consider expanding the number
of neighborhood associations throughout Columbus.

As new developments appear north and west of town,
the City of Columbus is presented with opportunities to
guide neighborhood design. As much as these residential
and mixed-use projects are a product of market demand,
they are also influenced by the City’s regulatory oversight.
Most new residential areas are developed as independent
subdivisions rather than as dynamic neighborhoods
that are connected to other uses and destinations. It is
important to use regulations and incentives to enhance
future housing and site design. Such efforts, in conjunction
with investments in infrastructure, parks, and public
education, will make the City more attractive for future
residential development.

A neighborhood association is a group of residents who
meet regularly to accomplish neighborhood goals. The
association may include homeowners, renters, apartment
residents, business owners, school and church officials,
and members of non-profit organizations. Depending
on the organizational goals, meetings may be held twice
a year, once a quarter or every month. Neighborhood
associations facilitate communication between residents
and local government to support change, help organize
volunteers for community projects, and organize
improvement efforts. A neighborhood association is one
of the best ways to build relationships between neighbors.
Neighborhood associations help identify challenges
and concerns, support change and improvement
efforts, help resolve conflicts, provide volunteers for
community initiatives, represent the neighborhood as a
whole to elected officials and find resources to make the
neighborhood a better place to live. Some additional
benefits of having an organized association include:

OBJECTIVE 9.2: Revitalize neighborhoods
through the collaborative involvement of
residents, businesses, and government to
determine the vision and priorities of the
individual neighborhoods.

––

Facilitate achieving common neighborhood goals;

STRATEGY 9.2.1: Formalize the City’s
neighborhood planning program within the
Community Development Department.

––

Provide the neighborhood with a common voice
and an effective means of communicating with
government officials and other instrumental groups;

The City’s Community Development Department should
consider formalizing a neighborhood planning program
that incorporates affordable housing and low-income
housing strategies and projects into its recommendations.
A neighborhood plan is the best scale for creating
an inventory of existing affordable housing which
should be preserved and the identification of potential
redevelopment opportunities which would be the best
sites for low-income, affordable and mixed-income
projects. For those neighborhoods planning for significant
growth, budget allocations and capital projects should
support increasing transit accessibility, affordability and
other neighborhood amenities like libraries, parks and
schools.

––

Empowered neighborhoods can have input in events
happening in their area. Members take part in the
decision making that affects their neighborhoods;

––

Organize and help members work for preservation
and improvements in their neighborhood;

––

Planning and holding social activities for the
neighborhood; and

––

Organizing neighborhood improvement projects.

Actions and Initiatives
1. Recruit neighborhood associations to carry out
specific responsibilities, including:
▪▪

sidewalk inventories, including sidewalk location,
condition, and connectivity (refer to Strategy
9.3.4);

▪▪

street tree inventories, including type, size, and
condition (work with City Forester);

▪▪

street light inventories;

▪▪

identifying drainage issues;

Actions and Initiatives
1. Consider assigning a staff member from the City’s
Community Development Department to be a liaison
to neighborhood associations.
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What is the difference
between a Neighborhood
and a Subdivision?
Is a neighborhood different from a subdivision, or do
these terms describe the same thing? The American
Planning Association (APA) defines “neighborhood” in
a variety of ways, including “a sub area of the city in
which the residents share a common identity focused
around a school, park, community business center,
or other feature;” and “an area of a community with
characteristics that distinguish it from other community
areas and that may include schools, or social clubs, or
boundaries defined by physical barriers, such as major
highways and railroads, or natural features, such as
rivers.”1 The APA defines “subdivision” as “the process of
laying out a parcel of raw land into lots, blocks, streets,
and public areas. In most states, a subdivision is defined
as the division of a tract of land into five or more lots.”2 The
latter definition suggests an action – to subdivide, that
results in an assemblage of smaller units; compared to
the former definitions of neighborhood which infer a place
that is composed of key characteristics.
Do all neighborhoods begin as subdivisions before they
are endowed with some degree of social meaning and
values; suggesting an evolutionary process over time?
Hence the description that neighborhoods are perceived
as being older, compared to subdivisions which are new.
Or is the distinction between terms driven more by density,
whereby neighborhoods are urban, and subdivisions
are suburban? Is there a difference in design, whereby
neighborhoods are interconnected to the surrounding
area through a grid; compared to subdivisions which
tend to end in cul-de-sacs. Neighborhoods feature small
lots and pocket parks, compared to subdivisions which
offer abundant green in the form of huge private front
and back yards.
Do neighborhoods consist of tree-lined streets and
sidewalks with picket fences, where everyone knows each
other and shares the same world view, compared to
subdivisions which consist of bland, cookie-cutter plots
1

Davidson, Michael, and Fay Dolnick, 1999. A Glossary of Zoning, Development
and Planning Terms. American Planning Association, Planning Advisory
Service Report No. 491-492.
2 American Dirt, June 03, 2010. “There goes the neighborhood, Part 1:
Separating the Typologies.” http://dirtamericana.blogspot.com/2010/06/
there-goes-neighborhood-part-i.html.

Crestview Neighborhood Sign in Austin, TX
Source: karenkaybuckley.com

of land and endless rows of houses, where people don’t
know their “neighbors?” Though it is easy to draw the
conclusion that subdivisions and neighborhoods have
different cultural backgrounds, it’s nearly impossible to
learn where the semantic territory of one begins and the
other ends.
These points are obvious technicolor generalities, and
most of them bespeak a tenor that tacitly sneers upon
the subdivision. This line-in-the-sand dichotomy does
not escape the radar of those who value urban living,
many of whom are seeking something that fits the above
rigid standards for a neighborhood. If it lacks a certain
je ne sais quoi, somehow it isn’t a “real” neighborhood.
Communities without an urban scale, old housing, or
walkability far too often suffer the broad dismissal of
lacking neighborhood-ness (and thus being a mere
subdivision) by the lovers of cities. Meanwhile, those
who live in the suburban developments that city-lovers
deride often quietly avoid the “subdivision” appellation as
though it were a pejorative. People are far more likely to
promote their community as a real neighborhood rather
than a subdivision, and virtually no civic groups have
referred to themselves as a “Subdivision Association.”
The term carries a vague whiff of exurban blandness. In
short, our cultural perceptions often cause us to infer that
neighborhoods are to subdivisions what main streets are
to strip malls.3
3

American Dirt, June 03, 2010. “There goes the neighborhood, Part 1:
Separating the Typologies.” http://dirtamericana.blogspot.com/2010/06/
there-goes-neighborhood-part-i.html.
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▪▪

identifying neighborhood park enhancements;

▪▪

identifying nuisance areas that degrade
neighborhood character;

▪▪

public lands (parcels, easements, rights-ofway) and potential locations for neighborhood
gardens;

▪▪

Crime Prevention Through Environmental
Design (CPTED) analyses of potentially unsafe
conditions, including vacant houses and
blighted areas (work with Police Department to
receive initial training; refer to Strategy 9.3.3).

2. Work with neighborhood associations to develop
neighborhood enhancement plans, including
gateway /entrance treatments and other means of
forging neighborhood identity (refer to Strategy 9.3.2).

STRATEGY 9.2.3: Work with developers to build
livable and sustainable neighborhoods.
Create new and enhance existing neighborhoods,
emphasizing connectivity, walkability, a variety of land
uses, and access to services and institutional uses.
Transforming existing residential subdivisions into a more
sustainable development pattern is difficult since they
were not designed or built for flexibility. Some options
for adapting existing subdivisions for improved livability
include creating a network of connecting streets; adding
parks and open space; constructing sidewalks; retrofitting
wide roads with bike lanes; and assuring that needed
services are located nearby. These changes will allow
residents to use multiple modes of transportation and not
rely exclusively on the automobile. Sites recommended
for higher densities are typically along major roads where
they will have access to current or future transit and are
located near existing or future commercial areas. As with
more urban neighborhoods, proposed higher-density
residential developments are sometimes opposed by
residents of nearby single-family residential areas. Mixeduse developments are recommended in activity centers.
Actions and Initiatives
1. Make existing and new suburban neighborhoods
pedestrian- and bicycle-friendly by developing
interconnected street networks that include sidewalks
and bike lanes. Study ways to connect contiguous
neighborhoods to one another and revise subdivision
requirements as necessary.
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2. At the time of platting, require public access
easements that provide for direct linkages and
connectivity between developments and to
recreational trails, parks, schools, commercial and
civic institutions.
3. Adopt a street connectivity index that would increase
the number of street connections in a neighborhood
and improve directness of routes. The purpose of
connectivity requirements would be to create multiple,
alternate routes for automobiles and create more
route options for people on foot and bicycles. Features
of the ordinance should include:
▪▪

an appropriate connectivity index (street links
divided by street nodes);

▪▪

requirements for connecting local and collector
streets to adjacent developments to ensure a
minimum level of external connectivity; and

▪▪

requirements to establish pedestrian routes
between land uses. This is particularly important
where natural features make it impractical to
connect streets.

▪▪

Encourage the development of open spaces,
parks and greenways that link existing and new
subdivisions.

4. Incent more intense, mixed-use development to locate
in activity centers and be connected to residential
areas.
5. Develop and encourage the use of neighborhood
design templates illustrating types of gateways,
gathering places, open spaces, and in some cases,
services for neighborhood residents.
6. Require open space ratios for residential districts to
allow sufficient common areas to effectively separate
and buffer incompatible adjacent uses. Provide
density bonuses to offset the transition area.
7. Require a perimeter bufferyard around single family
neighborhoods – regardless of the surrounding land
use. A portion of the required open space would be
used to meet this standard. The scale of the bufferyard
would be commensurate with the intensity of the
adjacent use. Arterial streets would be factored-in
to ensure sufficient visual protection and to mitigate
noise and other impacts.
8. Require sidewalks to be constructed on both sides of
the street in all new subdivisions.
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STRATEGY 9.2.4: Create mixed-use
neighborhoods with local small retail businesses and
basic services within walking distance of housing.
To reduce automobile trips, locate mixed-use, commercial
areas within 1/4 to 1/2 mile radius of neighborhood edges.
Actions and Initiatives
1. Use special care to plan uses at the edges of highdensity commercial centers that are compatible in
scale and access with existing neighborhoods.
2. Encourage shared parking facilities in higher density,,
mixed-use developments to reduce parking and
environmental costs in new housing construction.
3. Consider revising / amending the Columbus
Zoning Ordinance Limited Commercial (LC) district
to incorporate provisions to enable small-scale
(20,000-30,000 square foot parcels) neighborhood
commercial/retail development within and/or
adjacent to residential neighborhoods. The objective
is to stimulate small business, entrepreneurial activity;
increase convenience through promoting mixeduse, walkable, neighborhood environments; reduce
automobile traffic; and develop a building typology
that references Columbus’ heritage, while providing an
additional residential dwelling type.

STRATEGY 9.2.5: Create Neighborhood
Conservation Districts for Established Neighborhoods.
The purpose and intent of Neighborhood Conservation
districts (NC) is to create zoning and subdivision
regulations that most closely mirror the existing land
use form and character of what is currently on the
ground. This type of zoning district is designed for
established neighborhoods that want to maintain their
character and do not expect substantial growth within
the neighborhood area due to little or no available
developable land. The theory behind this concept is to
preserve the existing neighborhood as it is for the future.
Neighborhoods that are happy with their current form
and character are key candidates for this type of zoning.
Neighborhoods interested in redevelopment do not fall
into this category. Columbus is a community that has
many established neighborhoods, that would be good
candidates for a NC district.

Neighborhood Conservation zoning districts can be
established as a base district. However this could also be
done through an overlay zoning process. The advantages
of using the overlay zoning concept include not having
to rezone the base district which would most likely require
a lengthy public review process. If one did however need
to go through the public review process, it is likely that
there would not be substantial resistance from the public
because each zone would be geared to maintain its
current form.
In order to effectively identify neighborhoods to be
zoned as NC, it is recommended that the City convene a
community meeting to determine whether residents would
prefer their neighborhoods to be given this structure. There
are several neighborhoods within Columbus that currently
fit the profile for being an NC district. Additionally, with
the City’s future growth more neighborhoods will develop
within the City limits that will be ready for this status. For
this reason the designation of NC districts should always
be an ongoing process after the completion of the initial
districts. Depending upon the specific neighborhoods
that are designated to be an NC district, it is possible that
there will need to be the creation of sub-districts within the
overall NC district in order to properly capture the distinct
character differences between different areas.

Seven Essential Neighborhood
Planning Processes
––
––
––
––

Start with Community Building
Foster Leadership
Plan for Implementation
Take Advantage of the Available
Tools and Resources
–– Be Financially Realistic
–– Communicate the Planning Process
Effectively
–– Make the Neighborhood’s Social
Capital Grow
Source: “Involving the Community in Neighborhood Planning.” Deborah
Meyerson. Urban Land Institute. 2004.
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Actions and Initiatives

Actions and Initiatives

1. Consider revising / amending the Columbus Zoning
Ordinance to incorporate Neighborhood Conservation
(NC) districts for established neighborhoods which are
not anticipated to undergo significant gentrification.

1. Incent redevelopment in target areas through a tax
deferment program that rewards infill redevelopment
in Columbus neighborhoods. Such a program could
target lots that have recently demolished structures so
that those lots are put back onto the market and tax
rolls.

2. Reflect a suburban character type, e.g. suburban
commercial, for nonresidential development adjacent
to low-density neighborhoods. Incorporate suburban
design standards to ensure improved compatibility,
such as:
▪▪

comparable building heights or, alternatively,
performance standards allowing increased
height on larger parcels with increased
separation and open space requirements;

▪▪

building design standards relating to roof type
and material, wall materials and colors, and
architecture that is “residential” in massing,
character and appearance;

▪▪

floor area ratios to control building bulk and
scale;

▪▪

site design standards relating to the placement
of parking, material storage, and service uses;

▪▪

environmental standards for noise, lighting,
debris, etc.

NEIGHBORHOOD INTEGRITY
Established and mature neighborhoods often lack
the size, design, and amenities of newer residential
developments. However, older neighborhoods offer
intangibles such as history, material culture, and
often, a stronger sense of place and community. In
Columbus, some older neighborhoods have been wellmaintained, while many others require infill development,
infrastructure improvements (streets, sidewalks, street
lights, drainage), and further revitalization efforts.
While the impacts of history, neglect due to poverty,
and inappropriate surrounding land uses may make
recovery difficult for some neighborhoods, most offer an
opportunity for renewal and long-term viability.

STRATEGY 9.2.6: Promote opportunities for
neighborhood improvements and housing stock
rehabilitation.

2. Form a target-area capital investment program
focused on infrastructure improvements within at-risk
neighborhoods. The purpose of this program is to
provide a dedicated source of annual funding for
use in making improvements and leveraging private
reinvestment through rehabilitation, redevelopment,
building additions, and/or infill development.
3. Focus on park and recreation improvements as a
means for elevating neighborhood viability. Highlight
the importance of clean, safe, well-maintained,
and vibrant neighborhood parks as an anchor for
strong, established neighborhoods where residents
and young people use public spaces and interact
on evenings and weekends. Another significant
neighborhood-scale open space amenity is the
creation of neighborhood gardens, which can be
located in existing parks or as a temporary use on
vacant lots.
4. Pursue alternative code enforcement methods in an
endeavor to be more proactive and ensure positive
outcomes. Consider use of an advocacy program
to aid in code compliance rather than citing noncompliant property owners. A key element may be
the cross-training of enforcement advocacy officers in
conflict management/resolution.

STRATEGY 9.2.7: Enhance neighborhood identity
through edge and perimeter treatment.
Provide neighborhood identity and pride through
special street signage and/or potential installation of
small monument signs and landscaping at entries to
older neighborhoods that have never had these identity
features.
Actions and Initiatives
1. Implement attractive gateway signage and landscape
compositions at principal neighborhood entrances.
2. As Columbus’ Engineering Department replaces street
identification signage, install decorative signage to

1.104

ENVISION COLUMBUS 2040

The Future City . ADOPTED October 15, 2018

distinguish streets within particular neighborhoods
from streets outside of neighborhoods.

STRATEGY 9.2.8: Promote neighborhood safety.
Actions and Initiatives
1. Apply crime prevention through environmental
design (CPTED) principles to both public and
private development projects. Encourage land use
arrangements and street patterns that provide more
eyes on the street.
2. Encourage site layouts and building designs that
encourage proprietary attitudes and natural
surveillance over shared and public spaces.
3. As part of the Columbus Police Department’s
Neighborhood Watch program, initiate and provide
technical guidance to a City-wide, “Map Your
Neighborhood” program focused on identifying
and mapping areas within neighborhoods that
are conducive to crime that may be addressed
through implementation of crime prevention through
environmental design (CPTED) best practices. In light
of the initial success of this program, there should be
an effort to further build upon its work and expand
the program to other neighborhoods. Through the
organization and success of this program there may
be follow up opportunities for further neighborhood
planning and technical guidance (refer to Strategy
9.2.4).

HOW DO WE DETERMINE WALKABILITY AND
IDEAL NEIGHBORHOOD SIZE TODAY?
The Congress for the New Urbanism (CNU) and the U.S.
Green Building Council (USGBC) LEED for Neighborhood
Development (LEED ND) program reaffirms Perry’s theory
of neighborhood design in terms of walk distances
and amenities. (see USGBC LEED ND Sustainable
Neighborhood Development Checklist and LEED ND:
walking distance to basic services in a neighborhood
sidebars). Moreover, LEED ND standards use 1/4 and 1/2
mile walk distances (approximate five to ten minute walk
times) to destinations (services, transit stops, civic, parks,
and schools) as a standard for walkability. Today, a Webbased software program, Walk Score, rates cities on how
walkable they are; ranging from “Walker’s Paradise,” to
denote a very walkable environment, to “Car-Dependent.”
This online tool is for people to assess whether they want

to live or visit a place based on its degree of walkability.

STRATEGY 9.2.9: Ensure safe routes to schools
from Columbus’ neighborhoods.
Safe Routes to School programs consist of efforts by
parents, schools, community leaders, and local and state
governments to improve the health and well-being of
children by enabling and encouraging them to walk and
bicycle to school.
In 2009, 13 percent of children five to 14 years of age
walked or bicycled to school, compared with 48 percent
of children in 1969. In 1969, 41 percent of children in grades
K–8 lived within one mile of school; 89 percent of these
children usually walked or bicycled to school. In 2009,
31 percent of children in grades K–8 lived within one mile
of school; 35 percent of these children usually walked or
bicycled to school.1 Reduced physical activity rates are
associated with obesity and chronic disease, problems
that disproportionately affect low-income and minority
children. When students are able to walk or bike to school,
they are more likely to get the recommended 60 minutes
of daily physical activity, which can help reduce child
obesity and related health issues.
Actions and Initiatives
1. Analyze the relationship and proximity of Columbus’
public and private schools relative to the City’s
neighborhoods. Determine the routes and degree to
which children can walk and/or cycle safely to and
from school, refer to Strategy 6.1.1 on page 60.
2. Inventory the presence and condition of pedestrian
facilities, including sidewalks, handicapped ramps, onstreet bike lanes, lighting.

STRATEGY 9.2.10: Promote restoration activities
within Columbus’ historic neighborhoods.
Actions and Initiatives
1. Continue to encourage restoration of residential
buildings within historically significant neighborhoods
according to the U.S. Secretary of Interior’s Standards
for Rehabilitation.
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Sidebar

USGBC LEED-ND
WALKING DISTANCE TO BASIC SERVICES IN A NEIGHBORHOOD
Promoting walking is an important aspect of the LEED ND. Several prerequisites and credits concern the walking
environment and help determine whether a project neighborhood is eligible. The LEED definition of ‘Walk Distance’ is the
distance that a pedestrian must travel between origins and destinations without obstruction, in a safe and comfortable
environment on a continuous network of sidewalks, all weather-surface footpaths, crosswalks, or equivalent pedestrian
facilities. The walking distance must be drawn from an entrance that is accessible to all building users.

WALK DISTANCE

WALKING ENVIRONMENT

The table below are some example standards for
walkability. A certain percentage of the project
neighborhood needs to be within ‘Walk Distance’ of these
destinations:

In addition to ‘Walk Distance’, the walking environment is
important in order to encourage pedestrian activity and
ensure safe paths to destinations:

1/4 MILE
––

Bus or Streetcar
stops

1/2 MILE

––

A building entry on the front façade faces a public
space, such as a street, square, park, paseo, or plaza,
but not a parking lot, and is connected to sidewalks
or equivalent provisions for walking.

––

Building-height-to-street-width ratio of 1:3

––

Continuous sidewalks

––

Diverse building frontages, small percentage of

––

Frequent building entries

––

Ground floor commercial windows kept visible

1 MILE

––

7 Diverse uses*

––

Bus Rapid Transit,
Light or Heavy Rail
Stations, or Ferry
Terminal

–– not
Existing
full-timea. A single establishment may
be counted
in two categories (e.g., a place of worship may be counted
garages
equivalent
only once even if it also contains
a daycarejobs
facility, and a retail store may be counted only once
even if itand blank walls
sells products in several categories).

––

Civic or passive-use ––

Outdoor recreation

b. Establishments
building
may each
count if they are distinctly operated enterprises with
space, such asinaa mixed-usefacility
at least
1 acre
– Reduced
setbacks
separate
no more
half of the minimum number of diverse–uses
can be
square,exterior
park, orentrances, but
in area,
or athan
publicly
situated
in aleast
single
under a common
plaza, at
1/6building oraccessible
indoor roof.
c. Only
establishments in a recreational
single category
may be counted (e.g., if five restaurants are within the
acretwo
in area
facility
required distance, only two may be counted).
–– On street parking

––

Elementary or

––

High School

Figure 4. Walking routes on pedestrian network
to diversespeeds so that pedestrians are safe to walk on
Middleshowing
Schooldistances from dwellings and nonresidential–uses
– Target
including
curb cuts, driveways, and intersection radii. Space within the pa
use destinations
use crosswalks
*Diverse Uses include supermarkets, community-serving retail (hardware store or pharmacy),
cornersidewalks
bulb-outsand
(within
24 feet or 7 meters of an intersection), transit sto
services (bank, gym, or laundry), and Civic and Community Facilities (parks, post office, or
parking
may
be
counted
as designated for parking in this calculation. Woo
places of worship).

for this subsection.

WALK DISTANCE ILLUSTRATION

WALKING ENVIRONMENT ILLUSTRATION

Figure 5. on-street parking requirements

1/2 MILE
1/2 Mile
(800 Meters) Walk

1/4 MILE
1/2 Mile (800 Meters)

This Neighborhood Pattern and Design diagram demonstrates on street parking

j. Continuous
sidewalks
equivalent
provisions
for walking are available al
layout and sidewalk
design asor
well
as building placement
and setbacks.
within the project, including the project side of streets bordering the proj
adjacent to streets or not, must be at least 10 feet (3 meters) wide on retai
This Smart Location and Linkage diagram illustrates a pedestrian network with walking routes
Source:
USGBC(1.5 meters) wide on all other blocks. Equivalent provisions for
least
5 feet
and distances from dwellings and nonresidential uses to Diverse Use* destinations.
all-weather-surface footpaths at least 5 feet (1.5 meters) wide. Note that th
sidewalks than required by
NPD Prerequisite
1, Walkable
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k. If the project has ground-floor dwelling units, the principal floor of at leas
an elevated finished floor no less than 24 inches (600 millimeters) above t
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