
 
1/17/2024 | 6:00 PM 

 
MUNICIPAL SERVICES CENTER, COUNCIL CHAMBER  

3600 TREMONT ROAD 
 

City of Upper Arlington  1/17/2024 
 

If you are joining through Zoom, please click the link below to join the meeting: 
https://us06web.zoom.us/j/87960308160 

 
1. Consent Agenda  
    
  a. Review of the January 3, 2024 BZAP Work Session minutes and November 15, 

2023 BZAP meeting minutes. 
       
  b. 3109 Mountview Road (VAR-03-24) - To allow additions that encroach up to 1'-4" 

into the eight-foot minimum south side yard setback (existing), up to three feet 
into the eight-foot minimum north side yard setback (existing four-foot 
encroachment), and results in a side yard sum of 11'-8" when 16 feet is the 
minimum (10'-8" existing). 

       
  c. 1560 Cardiff Road (VAR-04-24) - To allow a two-story addition to encroach up to 

six feet into the 20-foot minimum front yard (unplatted) setback. 
       
  d. 3003 Sudbury Road (VAR-06-24) - To allow an addition to encroach up to four 

feet into the 32'-9" minimum rear yard setback. 
       
2. Variance/Conditional Uses  
    
  a. 1912 Collingswood Road (VAR-01-24) - To permit a detached garage to be 20'-6" 

in height, when 17 feet is the limit. 
       
  b. 4462 Summit Ridge Drive (VAR-02-24) - To allow a new home to encroach up to 

10 feet into the 20-foot minimum west side yard setback, up to five feet into the 
20-foot minimum east side yard setback, and up to 4'-6" into the 60-foot minimum 
front yard setback. 

       
  c. 4300 Riverside Drive (VAR-05-24) - To allow a six-foot tall fence to project up to 

32 feet into the front yard setback, when a maximum 42-inch tall fence that 
projects up to 15 feet is permitted. 

       
3. Development/Site Plans  
    
  a. 3200-3240 Tremont Road and 3181 Northwest Boulevard (DEV-06-23) - Review 

of a Graphics Plan for the Bob Crane Community Center and parking garage, 
senior housing building (The Coventry), and apartment building (The Kingston) at 
Kingsdale. 
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4. City Business  
    
  a. 1480 W. Lane Avenue and 2455 North Star Road (APP-01-24) - Appeal 

submitted by Mr. Daniel Callanan of the Community Development Director's 
decision to issue Certificate of Zoning Compliance #23-3185 to allow parking lot 
improvements for OhioHealth. 

       
5. Zoning Map/Text Amendments  
    
  a. Review and recommendation to City Council of proposed amendments to the 

Unified Development Ordinance (UDO). 
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11/15/2023 | 6:00 PM 
 

Municipal Services Center, Council Chamber 
3600 Tremont Road 

 
Members Present:   * Daniel Barringer, Kevin Carpenter, Matt McGrath, Marianne 

Mitchell, Donald Osterhout, Shannon Tolliver, Bill Westbrook 
 
* Mr. Barringer was absent during roll call but arrived at 6:18 p.m.  

  

Staff Present:  Senior Planner Justin Milam, Planning Officer Alyssa Kelly,  
Assistant City Attorney Darlene Pettit, Deputy City Clerk Abbie 
Emison  

 
 
1. Call to Order/Roll Call 

 
Chair Tolliver called the meeting to order at 6:03 pm.  
 

2. Consent Agenda  
 

a. Review of the following BZAP meeting minutes: July 5, July 19, August 
2, August 16, September 6, September 20, October 18, and November 
1. 
 
Mr. Carpenter noted that the September 6th minutes are mislabeled as 
August 2nd. 
 

b. Review of the 2024 Board of Zoning and Planning calendar. 
 

c. 1959 Glenn Avenue (VAR-56-23) - To allow a new and expanded 
detached garage to encroach 0.6 feet into the three-foot minimum side 
yard setback (existing). 

 
Findings #3 and #4 were noted in the Staff Report. 
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d. 2663 Northwest Boulevard (VAR-58-23) - To allow a two-story addition 

to encroach 3.6 feet into the 30.75-foot rear yard setback and to an 
existing breezeway to be enclosed, which creates an existing now 
attached garage to encroach 2.19 feet into the 10-foot minimum side 
yard setback. 
 
Finding #4 was noted in the Staff Report 
 

e. 2060 W. Devon Road (VAR-59-23) - To allow an addition to connect the 
home to an existing detached garage, which results in a 24.4-foot 
encroachment into the 29.3-foot average rear yard setback and results 
in an encroachment of 10 feet into the rear yard profile coefficient.  
 
Findings #1 and #4 were noted in the Staff Report. 

 
Motion by Mr. Westbrook, seconded by Ms. Mitchell, to approve the Consent Agenda. 
 
VOTING AYE:  Kevin Carpenter, Matt McGrath, Marianne Mitchell, Donald 

Osterhout, Shannon Tolliver, Bill Westbrook 

VOTING NAY:  None 

ABSENT:  Daniel Barringer 

ABSTAIN:  None 

 
The motion carried (6-0). 
 
Mr. Milam informed applicants that were approved under the consent agenda of next 
steps moving forward. 

 
3. Variances/Conditional Uses 

Ms. Emison administered an oath to those persons wishing to present testimony this 
evening, including applicants, representatives of applicants, and anyone speaking as 
a proponent or opponent of an application. 
 

a. 1513 Essex Road (VAR-46-23) - To allow a detached garage that is 880 
square feet, when 581.5 square feet is the limit. 
 
Ms. Kelly provided a brief update on the project, which was postponed from 
the previous meeting. The applicant has provided two options for the Board 
to consider. Option A is an 880-square foot garage that includes both an 
enclosed detached garage and a covered patio at the rear. Ms. Kelly noted 
that the zoning code requires that any structures that are attached to a 
detached garage conform to the standards of detached garages. As a 
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result, the covered patio would be included in the garage size limit 
requirement. Option B is a 697-square foot detached garage. The maximum 
garage size is 581.5 square feet. 
 
Christopher Call, the applicant, asked if a covered patio contributes to the 
total square footage of a detached garage. Ms. Kelly confirmed that the 
covered patio is counted in the overall square footage calculation. Mr. Call 
stated that Option B, the 697-square foot garage, is an adjustment from the 
previous designs. The new design addresses concerns raised by the Board 
at previous meetings, including size and height. Mr. Osterhout thanked the 
applicant and stated he is in favor of Option B. 
 
Christopher Orr, the applicant’s contractor, stated that they have completed 
three revisions and would like the Board to vote on Option B. They have 
taken the Board’s comments and concerns into account.  
 
Chair Tolliver asked if any members of the audience would like to speak on 
this application. There were none. 
 

Motion by Mr. Carpenter, seconded by Mr. Osterhout, to approve Option B of the 1513 
Essex Road (VAR-46-23) application. 
 
VOTING AYE:  Kevin Carpenter, Matt McGrath, Marianne Mitchell, Donald 

Osterhout, Shannon Tolliver, Bill Westbrook 

VOTING NAY:  None 

ABSENT:  Daniel Barringer 

ABSTAIN:  None 

 
The motion carried (6-0). 
 

b. 2080 Riverhill Road (VAR-49-23) - To allow a six-foot tall fence to 
project up to 12 feet into the 20-foot front yard setback along Riverhill 
Road, where a fence cannot exceed 42 inches in height. 

 
Ms. Kelly reviewed the variance application. The subject property was 
created from a lot split variance in 2019. The new home was constructed 
in 2022 and the owner constructed a fence in 2023. In Summer 2023 the 
owner reached out to the City with concerns regarding the placement of 
the fence. Staff inspected and confirmed that the fence does go too far 
into the front yard. The owner has applied for a variance to retain the 
fence. The fence extends up to 12 feet into the front yard setback.  
 
Ms. Kelly said that the applicant could consider moving the fence back to 
the setback line or keeping the placement and reducing the fence height 
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to 42 inches. However, she noted that the fence is vinyl making it difficult 
to modify. Ms. Kelly stated that the owner has provided a landscape plan 
and is open to feedback on the plan. 
 
Chair Tolliver asked for clarification on the original fence permit 
application. Ms. Kelly confirmed that the original permit application 
showed the fence following the correct setback line. 
 
The applicant, Teresa Parulekar, explained her need for the fence. She 
has a dog that has escaped from previous invisible fences and frequently 
hosts events with small children. In addition, she noted that the lot is an 
unusual size and when the permit was issued they didn’t realize where the 
property line was located. Specifically, they did not know that the 
easement should have been considered when calculating setbacks. Ms. 
Parulekar said she is asking to keep the fence as-is because the lot 
configuration makes it difficult to create a usable backyard and they need 
the fence height to remain at six feet in order to contain their dog.  
 
Heidi Mills, contractor for the applicant, explained that her company does 
not typically work in Upper Arlington. As a result, she did not know that it 
was necessary to factor the 12-foot easement into the 20-foot setback.  
She stated that her company is a small family business and she wants to 
remedy the situation and make it right. 
 
Ms. Kelly clarified that it is not a 12-foot easement from Riverhill Road, but 
the right-of-way is 12 feet from the street. 
 
Chair Tolliver said this is a difficult situation; the proper steps were taken, 
but there was a misunderstanding. In a similar previous case the Board 
required that the owners fix the fence. Ms. Mitchell stated that the fence is 
large and stark and close to the road.  
 
Mr. Westbrook said he understands there have been no complaints, but 
that screening could help. It was simply a mistake and not intentional. He 
would be supportive of remedying the situation.  
 
Mr. Milam said that the screening would only be in front of the fence on 
the street-side. The landscaping would be on the inside of the fence along 
the driveway side.  
 
Mr. Osterhout said it could be helpful to use landscaping to give the 
neighbors relief from the fence.  
 
Chair Tolliver asked for clarification on what portion of the fence would 
need to be lowered in order to comply. Ms. Kelly confirmed that the whole 
triangle in front of the setback would need to be lowered to 42 inches.  
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Chair Tolliver said that it is an unfortunate situation, but doesn’t want to 
set a precedent and there is no hardship; therefore, she is not supportive 
of the variance. 
 
Mr. Barringer said that this could set a precedent of putting fences in front 
yards.  
 
Mr. Osterhout confirmed that the two options to comply with the code are 
lowering the triangle within the setback or moving the entire fence back. 
 
Chair Tolliver asked if any members of the audience would like to speak 
on this application. There were none. 
 

Motion by Mr. Osterhout, seconded by Ms. Mitchell, to approve the 1513 Essex Road 
(VAR-46-23) application. 
 
VOTING AYE:  None 

VOTING NAY:  Daniel Barringer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 
Donald Osterhout, Shannon Tolliver, Bill Westbrook 

ABSENT:  None 

ABSTAIN:  None 

 
The motion failed (0-7). 

 
c. 2286 Yorkshire Road (VAR-52-23) - To allow additions to encroach up 

to 3'-11" into the 10-foot side yard setback, up to 6'-3" into the 12'-4" 
side yard longwall setback, up to 11'-2" into the 33-foot rear yard 
setback, that result in a side yard sum of 12'-6", when 20 feet is the 
minimum, and project up to 10'-9" into the rear yard profile coefficient. 
 
Ms. Kelly gave an update on the application, which was postponed from the 
previous meeting. The design team investigated the history of the property, 
but after working with the Historical Society they were unable to find any 
pictures. In addition, while the home is part of the application for the national 
historic district, no specifics related to this property were included.  
 
Ms. Kelly stated the application is the same as what was previously before 
the Board in earlier meetings. There are two two-story additions on the 
south and northeast sides of the home and modifications to the front façade 
of the home to increase height and change the architecture. Variances have 
changed slightly because plans were refined, but the scope of work remains 
the same. 
 
Mr. Osterhout asked if there was some existing non-conformance. Ms. Kelly 
confirmed that there is existing non-conformance due to a variance from the 
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1990s for an enclosed porch and the home currently encroaches on the side 
yard setback.  
 
Amanda Dunfield, the applicant’s architect, said that since the last meeting 
the team has researched what made the home historic and dug into the 
code on historic structures. Ms. Dunfield provided direct comments on these 
items in a memo (attached hereto and incorporated herein as Exhibit 
A). She referenced Section 7.18 – Historic Buildings and Districts in the 
zoning code. Ms. Dunfield said that while they are changing the façade and 
changing the gable angle, they are trying to remain representative of the 
historical style of architecture and neighborhood. 
 
Mr. Carpenter said that he believes the design improves what is currently 
there and doesn’t have any issues. Mr. Osterhout agreed that the new 
design is an improvement. Mr. Westbrook stated that there are six 
variances, an extraordinary number, and suggested that the applicant come 
back to the next meeting and try to reduce the number of variances.  
 
Ms. Dunfield stated that the parcel shape is driving many of the variances. 
Mr. Westbrook restated that he feels the number of variances is too large. 
Mr. McGrath agreed and without the context it is an attractive house, but he 
believes the new design does alter the home’s historic aspects. Ms. 
Dunfield pointed to the code that states new construction should maintain 
or be compatible with the architectural style. 
 
Mr. Osterhout stated that in order to do any major remodel the project would 
require multiple variances because of the existing non-conformance. 
 
Chair Tolliver asked for more detail on each of the variances. Ms. Kelly gave 
an overview of the specifics of each variance, noting that the variances are 
increasing density. 
 
Chair Tolliver asked whether they are matching the house roof line with the 
garage. Ms. Dunfield said they are raising the roof, but not matching it 
exactly.  
 
Mr. Barringer asked if raising the roof and hitting the angle is the reason for 
the variance. Ms. Dunfield said that the angle was hit because of the 
second-story addition on top of the existing addition.  
 
Chair Tolliver noted that the property is skewed and you can only really build 
in the middle; however, it is a lot of variances.  
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Ms. Mitchell said that it is a tricky lot, but some of the variances are due to 
preexisting conditions.  
 
Mr. Barringer noted that there is an existing issue with the longwall. Ms. 
Dunfield said that the original variance from the 1990s would have needed 
a longwall variance, but it was not in play at that time. 
 
Chair Tolliver asked for direction from the Board for next steps.  
 
Mr. Westbrook said he would like to see if the applicant can reduce the 
number of variances. Chair Tolliver noted that the applicant has already 
been to a Work Session. Ms. Mitchell said she thinks they should come 
back.  
 
Mr. Milam clarified the way Staff could handle working with the applicant to 
reduce variances. Staff could prepare a report which cites the existing 
conditions, which would require variances, and separately note which 
additional variances would be required by the new application. 
 
Mr. Carpenter said that if the Board votes and it fails, the applicant must 
come back with a substantially different plan. Alternatively, the applicant 
could work to soften the variances and come back to the next work session. 
Chair Tolliver noted the next work session is in early January 2024. 
 
Ms. Dunfield said her client would like to move forward and noted that the 
previous work session focused on the historic aspects of the house. Chair 
Tolliver stated that both the historic aspect and the number of variances 
were discussed at the prior work session. She noted that the quantity of 
variances looks precedent setting right now; it is necessary to iron out what 
are existing conditions and what are new. 
 
Ms. Dunfield said that it looks like she will need to postpone to the Work 
Session, but is unsure how much can change and still meet the client’s 
desires. Chair Tolliver noted that by having additional information it will help 
the Board justify their decision.   
 
Mr. Barringer also said the longwall issue needs to be addressed. He 
believes there needs to be special treatment because it is so close to the 
neighbors, as well as two stories.  
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Chair Tolliver noted that for this number of variances it can take more than 
one work session.  
 
Mr. McGrath asked for clarification on the intent of Section 7.18 of the 
zoning code. Ms. Kelly stated that there are two sections that speak to 
historic structures – Sections 7.17 and 7.18. Section 7.18 contains many 
“shoulds”, so it acts as a guide. Section 7.17 discusses modifying the 
historic nature of a structure; a variance may be required if a structure is 
modified to a large extent.  
 
Mr. Carpenter noted the Staff Report says both sections are satisfied. Ms. 
Kelly said that in this specific case the Board could look more critically at 
Section 7.17, but no variance is required. 
 
Mr. McGrath asked if this remodel constituted a new build. Ms. Dunfield said 
there was a considerable amount of work done on the home in the 1980s 
that appears historic, but isn’t in actuality. Mr. McGrath asked if the roof line 
had changed. Ms. Dunfield said there had been no changes to the roof line, 
it was primarily the additions in the rear.  
 
Mr. McGrath said he believes the roof line and dormers are historic features. 
Ms. Dunfield said the client does not want to keep those features. 
 
Ms. Dunfield said she would like to request a postponement to the January 
3rd work session. 
 

Motion by Mr. Osterhout, seconded by Mr. Carpenter, to postpone the 2286 Yorkshire 
Road (VAR-52-23) application to the January 3rd Work Session. 

 
VOTING AYE:  Daniel Barringer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 

Donald Osterhout, Shannon Tolliver, Bill Westbrook 

VOTING NAY:  None 

ABSENT:  None 

ABSTAIN:  None 

 
The motion carried (7-0). 

 
d. 1489 Berkshire Road (VAR-54-23) - To allow a detached garage to be 

20'-4" in height, when 17 feet is the limit. 
 
Ms. Kelly gave an overview of the application, which is for a property located 
West of North Star Road. It is a relatively small property, but similar in size 
to many in the neighborhood. The applicant would like to expand living 
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space by enclosing an existing garage and creating a new detached garage. 
The proposed changes require a variance for height. The applicant would 
like to use the additional height to increase storage space. While many 
homeowners have been able to accomplish the storage issue within the 17-
foot height, Council has recently changed the code to allow livable space 
on the second floor of detached garages. While this application does not 
intend to use the additional height as livable space, this is something that 
could come before the Board in the future. Staff recommend an increased 
setback if the height variance is granted. Alternative options to consider are 
requiring the entire garage to be located outside of the eight-foot setback or 
requiring the taller portion of the garage to be located outside of the setback. 
 
Mr. Barringer asked how future usage of the space will be impacted by this 
application. Ms. Kelly clarified that the space could become livable space in 
the future, although not proposed at this time.  
 
Julie Bullock, architect for the applicant, handed out renderings of the 
proposed project and noted that she was excited about Upper Arlington’s 
recent changes to allow for livable space above detached garages 
(attached hereto and incorporated herein as Exhibit B). However, she 
believes that it is impossible to make code compliant space with the height 
restrictions. It is not possible to legally meet the building code requirements, 
thus creating a hardship.  
 
Ms. Bullock stated that the home currently sits behind the front yard setback 
by six feet. In addition, the home has an increased setback at the rear and 
side yards. Mr. Osterhout asked if they considered increasing the side yard 
setback to eight feet. Ms. Bullock said they would prefer not to increase the 
setback. The eight-foot setback is for houses, not detached garages. It 
would be burdensome to require a detached garage to meet the house 
requirements.  
 
Ms. Bullock said the house is oriented in such a way that the deepest 
shadows will fall on the property, not the neighboring properties. In addition, 
she noted that there is another garage on the other side of this proposed 
garage. A change in setback would not have a significant impact on the 
neighboring garage. 
 
Ms. Mitchell asked for clarification on where the new garage would be 
located. Kristen Pauly, the homeowner, noted that they are trying to match 
the height of the neighbor’s garage. 
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Ms. Bullock reiterated that she thinks the ability to have storage space over 
the garage is a great solution for Upper Arlington; this variance application 
is only necessary to meet the building code requirements as well.  
 
Mr. Milam noted the current house is 25 feet in height and the proposed 
garage will be slightly over 20 feet. For almost 80 years, 17 feet has been 
the hard limit in garage height. The City purposefully kept the height limit at 
17 feet despite the allowance for living space, in order to allow the Board to 
decide whether what is proposed is appropriate. Staff agree that the second 
story does offset some development cover.  
 
Chair Tolliver said there’s a fine line between allowing livable space and not 
making it too big.  
 
Mr. Barringer said the design does help offset the setback situation. He 
doesn’t have an issue because of the location.  
 
Mr. Carpenter said that the handout Ms. Bullock provided stated that the 
minimum necessary height for code compliance was 18.5 feet. He asked 
for an explanation for why the extra two feet is necessary.  
 
Ms. Bullock said that she used the bare minimum of seven feet for garage 
door height, whereas the standard is eight feet. She said her intention was 
to illustrate the bare minimum. 
 
Mr. Barringer noted the slope of the garage second story allows for more 
usable space. Ms. Bullock pointed out that they are only allowed to put 
dormers on the street-side of the garage. 
 
Chair Tolliver said that it is difficult to determine what is reasonable given 
the new changes to the zoning code, but appreciates the architect’s 
calculations of the minimum requirements.  
 
Mr. McGrath agrees with Staff and is in support of the application.  
 
Chair Tolliver appreciates the scale of the garage. 
 
Chair Tolliver asked if any members of the audience would like to speak 
on this application. There were none. 
 

Motion by Mr. Osterhout, seconded by Ms. Mitchell, to approve the 1489 Berkshire Road 
(VAR-54-23) application. 
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VOTING AYE:  Daniel Barringer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 

Donald Osterhout, Shannon Tolliver, Bill Westbrook 

VOTING NAY:  None 

ABSENT:  None 

ABSTAIN:  None 

 
The motion carried (7-0). 

 
e. 2517 Brixton Road (VAR-55-23) - To allow a detached garage that is 19 

feet in height, when 17 feet is the limit, and results in 29.5 percent 
building cover, when 29 percent is the maximum. 
 
Ms. Kelly gave an overview of the application, which is similar to the last 
application. She noted that it is in a different area of Upper Arlington, but 
the homeowner is looking to finish the existing garage space and create a 
new detached garage with storage above. The proposed garage would be 
490 square feet in order to address some of the coverage requirements. 
The building cover is over the maximum by 0.5%, while development 
coverage is under the requirements. Similar to the previous application, 
options to consider include moving the garage further away from the 
property lines, but this would be more difficult due to the lot and the other 
proposed improvements. 
 
Ms. Bullock, architect for the applicant, described the house and the need 
for more living space. In addition, the current garage is difficult to use. 
They are eliminating pavement/patios to help reduce the development 
coverage. She also said she believes the detached garage is the least 
intrusive solution to their storage needs because the house does not have 
a basement. She intentionally kept the changes modest to match the 
architecture of the home. 
 
Mr. Carpenter asked about the height of the house. Ms. Kelly said their 
data report the height at 15.5 feet, but it could be slightly more or less. 
 
Mr. Barringer asked about the tree height. The applicant said the trees are 
approximately 30-feet tall. Mr. Barringer said these could act as a screen. 
 
Chair Tolliver said the Board is learning what is possible with the height of 
these types of garages. Ms. Mitchell agreed that it fits with the scale of the 
house.  
 
Mr. Westbrook feels like the difference between 17 and 20 feet would not 
be noticed from the road. He is comfortable with the height. 
 
Chair Tolliver asked if any members of the audience would like to speak 
on this application. There were none. 
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Motion by Mr. Carpenter, seconded by Ms. Mitchell, to approve the 2517 Brixton Road 
(VAR-55-23) application. 
 
VOTING AYE:  Daniel Barringer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 

Donald Osterhout, Shannon Tolliver, Bill Westbrook 

VOTING NAY:  None 

ABSENT:  None 
ABSTAIN:  None 

 
The motion carried (7-0). 
 

f. 2833 Canterbury Lane (VAR-57-23) - To allow a deck that encroaches 
into side and rear yard setbacks to be located up to 5'-10" above grade, 
in lieu of the two- foot limit. 
 
Mr. Milam gave an overview of the variance application. The property is 
located in a mid-century neighborhood with reserves maintained by a 
neighborhood association. The majority of the lots are wooded and over 
look a ravine. Many of the neighborhood homes have come before the 
Board for various variances. In this situation, there was an existing deck and 
the new homeowner expanded the deck approximately seven feet without 
a building permit. They also built a six-foot tall wood privacy fence. The deck 
is now built up to the rear property line. Some of the existing deck goes into 
the ravine. The code allows decks to go into side and rear setbacks; 
however, there is a limit in the height above grade. At the highest point the 
deck is almost six feet above grade.  
 
Chair Tolliver asked about the other decks on the property which appear to 
extend into the ravine. Mr. Milam confirmed that they do extend into the 
ravine and the property owner is looking to refurbish those in the future. This 
is fine from a City perspective, but the homeowner may need to come to an 
agreement with the neighborhood association because it is a shared ravine. 
 
Other concerns expressed by neighbors were issues with parties and loud 
noise, as well as concern over setting a precedent for building without a 
permit or Board approval. 
 
Mr. Barringer asked for clarification on the property orientation. Mr. Milam 
said that it is not overlooking other houses because of the proximity to the 
ravine.  
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Ms. Mitchell asked for more information regarding the privacy fence. Mr. 
Milam said it is newly installed and he doesn’t believe it was permitted. 
However, he noted that they are only looking at the deck for this application. 
The fence is permitted by code. While typically Staff would not support 
something that was unpermitted, the impacts to adjacent properties are 
limited. 
 
Chair Tolliver asked for whether the variance is necessary for the side or 
rear yard setbacks. Mr. Milam confirmed the variance is for the height above 
grade for both side and rear yards. 
 
Cyle Crouse, the applicant’s builder, said he was under the assumption the 
deck addition was small enough not to require a permit. He believes the 
only cause for concern was the right corner of the deck being too close to 
the property line and the side setback. He would like to continue to proceed 
with the deck. 
 
Chair Tolliver asked for clarification from Staff on next steps. Mr. Milam said 
that if the Board approved the variance the building permit review would 
proceed and inspections would move forward. The footers and framing are 
all in place, all that remains to be installed are the railings.  
 
Chair Tolliver asked what would happen if the Board denied the variance. 
Mr. Milam said the applicant could appeal the decision or remove the new 
portion of the deck. 
 
Mr. Crouse said the property line is very close to the house and a large 
reason for extending the deck was to give access to the deck from the 
kitchen door. 
 
Chair Tolliver said this is a unique situation. Mr. Westbrook said that no one 
will see the deck because of the screening and ravine. Mr. Osterhout agreed 
with Staff’s recommendations.  
 
Mr. McGrath noted a letter of opposition was received in reference to the 
deck violating the neighborhood association’s bylaws.  
 
Ms. Pettit clarified that the City does not enforce the deed restrictions, only 
the zoning code. If there are issues related to the neighborhood association 
and any deed restrictions it would be a civil matter. This vote would not 
address the deed restriction concern. 
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Chair Tolliver asked if any members of the audience would like to speak 
on this application. There were none. 

 
Motion by Mr. Osterhout, seconded by Ms. Mitchell, to approve the 2833 Canterbury Lane 
(VAR-57-23) application. 
 
VOTING AYE:  Daniel Barringer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 

Donald Osterhout, Shannon Tolliver, Bill Westbrook 

VOTING NAY:  None 

ABSENT:  None 
ABSTAIN:  None 

 
The motion carried (7-0). 
 
4. Development/Site Plans 

 
a. 3220-3240 Tremont Road (DEV-06-23) - Review of a graphics plan for 

the senior housing building at Kingsdale, which includes The 
Coventry and Old Bag of Nails Pub. 
 
Mr. Milam noted the applicant was not present at the meeting. However, he 
said that the applicant is more interested in the Board voting on the Old Bag 
of Nails signage and can postpone the Coventry graphics plan until a later 
date. 
 
Ms. Pettit said that it is the Board’s decision on whether they have enough 
information and are willing and able to vote without the applicant present. 
 
Mr. Westbrook asked if Staff is supportive of the Old Bag of Nails graphics 
plan. Mr. Milam said Staff is supportive of the Old Bag of Nails plan, but not 
Coventry at this time.  
 
Mr. Osterhout asked if there was a rationale for a surface mounted conduit 
on the face of the building. Mr. Milam said they did not provide a rationale. 
 
Mr. Westbrook stated he was in favor of moving ahead. 
 
Mr. Barringer asked if there was exposed conduit. Mr. Milam confirmed. He 
said that this would normally be concealed, but there is an occupied unit on 
the other side. 
 
Mr. Osterhout asked to make a condition of approval for the applicant to 
make all efforts to conceal the conduit. 

Page 16 of 227



___________________________________________________________________________________ 

 
BZAP Minutes | Page 15 of 22 | 11/15/2023 

 

 
Mr. Osterhout asked if there are any criteria on the level of illumination for 
the sign, in order to avoid impacts to the apartments across the street. Mr. 
Milam said there is nothing specific in terms of lumens. Mr. Milam said they 
could include a condition that Staff must approve the light levels inside the 
signs. He noted they did this previously with signs on Lane Avenue.  
 
Chair Tolliver asked whether the condition applies to time of day. Mr. Milam 
stated that this is already handled in the code, the condition would only limit 
lighting output. 
 
Chair Tolliver noted that the Board is only voting on the Old Bag of Nails 
graphics plan with the following conditions: 1) all efforts be made to enclose 
the exposed conduit and 2) the applicant explore reduced light levels per 
Staff recommendation. 
 
Chair Tolliver asked if any members of the audience would like to speak 
on this application. There were none. 

 
Motion by Mr. Osterhout, seconded by Mr. Westbrook, to approve the Old 
Bag of Nails graphics plan portion of the 3220 Tremont Road (DEV-06-23) 
application, with the following conditions: 1) all efforts be made to enclose 
the exposed conduit and 2) the applicant explore reduced light levels per 
Staff recommendation. 

 
VOTING AYE:  Kevin Carpenter, Matt McGrath, Marianne Mitchell, Donald 

Osterhout, Shannon Tolliver, Bill Westbrook 

VOTING NAY:  Daniel Barringer 

ABSENT:  None 
ABSTAIN:  None 

 
The motion carried (6-1). 

 
Mr. McGrath asked Staff what the concerns are for the Coventry portion of 
the graphics plan. Mr. Milam said Staff believe the signage is unnecessary, 
too large, and does not match the building design. Staff made suggestions 
for changes and will continue to work with the applicant.  
 
Mr. Milam said that Staff plans to present the apartment building signs in 
January.  
 

b. 3389 Redding Road (DEV-05-23) - To allow a minor subdivision (lot 
split) to create an additional parcel that would front Oakmount Road. 

Page 17 of 227



___________________________________________________________________________________ 

 
BZAP Minutes | Page 16 of 22 | 11/15/2023 

 

 
Mr. Milam provided an overview presentation of the minor subdivision 
application (attached hereto and incorporated herein as Exhibit C). This is 
the first case where the Board must approve a lot split. Mr. Milam reviewed 
the recent changes that City Council enacted regarding how lot splits are 
handled and the timeline with this application. Staff did keep pending 
applications, including this one, informed of the impending changes to the 
lot split ordinance. 
 
Mr. Milam gave an overview of the property and proposed site plan. Noting 
that the split goes north-south, instead of the more typical east-west, 
creating a different development pattern. He also stated that this site is 
within the River Ridge/Kingsdale Planning Study area, which was 
conducted approximately 10 years ago. The planning study evaluated lot 
splits and found, through an extensive neighborhood input effort, that lot 
splits are acceptable along Redding Road, but not on streets running east-
west. 
 
Mr. Milam next reviewed the new standards of approval – UDO 4.05(P) – 
that the Board should use when reviewing lot split applications. Using the 
new standards, Mr. Milam outlined how the current application meets or 
does not meet those standards. The application meets all of the standards 
except for two items: 1) the lots do not have a final stormwater management 
approval, but the City Engineer believes all stormwater standards will be 
met and 2) Item (b). Mr. Milam provided information on Item (b), which 
requires new lots to meet or exceed both the lot width and size of median 
measurements of the lots on the street segments that comprise the corner, 
and how the proposed lots do not satisfy these standards of approval.  
 
Mr. Milam showed overview maps illustrating how the proposed lot split fits 
into the pattern of development in the neighborhood.   
 
Mr. Milam noted that Staff received a number of letters and correspondence 
related to the proposed application (attached hereto and incorporated 
herein as Exhibit D).  
 
Chair Tolliver asked Staff for clarification on what happens if an application 
does not meet all of the standards of approval. Ms. Pettit said regardless of 
whether the lot split meets all the standards, it still has to come before the 
Board. She did note that lot line adjustments do not need to come before 
the Board. If a lot split does not meet all of the standards, the Board would 
need to vote on a variance for that standard/standards. 
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Ms. Pettit explained that while this lot split was discussed informally at a 
work session prior to the new ordinance (ORD 28-2023) taking effect, the 
actual application was not submitted until after. She noted that Ordinance 
28-2023 changed both the process and criteria for approving lot splits.  
 
Mr. Milam said that at the work session attended by the applicant, the 
median lot width and size figures were discussed.  
 
Gary Ginther, the property owner’s representative, spoke about his family’s 
history in Upper Arlington and the reasons behind the property sale. He 
believes they have met all the approvals and would like to resolve the issues 
to sell the house.  
 
Ohm Patel, the prospective purchaser, provided a recap of the proposed 
project. His company has tried to look at the site in a new way, especially 
because it is a corner lot with a unique curve. The home is in disrepair and 
will need to be torn down. He believes there are two options: build a large 
home (which is awkward in orientation) or split the lot. Mr. Patel’s company, 
Moment Development, builds modern homes, but with a nod to Upper 
Arlington’s historic nature. With a lot split, Mr. Patel aims to create a home 
that is in line with other homes on Oakmount Road and be similar in nature 
to the current homes. On Redding Road, he would aim to do the same thing, 
avoiding any awkwardness in the development pattern. Mr. Patel believes 
lot splits, while looked at negatively, can help solve what could be a difficult 
development opportunity.  
 
Mr. Patel showed inspiration images for the potential homes and a potential 
site plan.  
 
Mr. Patel asked Staff for clarification on how the median lot frontage on 
Redding Road was calculated. Mr. Milam said it was calculated using the 
area between two intersecting streets (between 10 and 20 homes 
depending on the street segment).  
 
Mr. Milam said that the properties on the west side of the street are 
narrower, while those on the east side are larger. In addition, there are a 
few lot splits already on the street to the north. 
 
Mr. Patel said his site plan tries to reflect the existing rhythm of 
development. While his proposal has homes that are close to each other, it 
is similar to neighboring homes. He intends to build homes in a responsible 
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way. Mr. Patel stated that in situations like this it is necessary to look at 
developments on a case-by-case basis. As a corner lot, this provides an 
opportunity to correct the fabric of the neighborhood. 
 
Mr. Patel said his company looked at building a single-family home, but 
based on the land price it would have to be a substantially larger home. Mr. 
Patel believes this would create more awkwardness than the lot split. A 
single-family home would also require him to max out the height because 
ceiling heights are marketable. Mr. Patel stated this would be his fallback 
option.  
 
Mr. Patel emphasized that he has tried to look at the lot split in a non-
traditional way and is happy to create a dialogue with the neighborhood 
outside of this meeting. 
 
Mr. Milam added two additional clarifications: 1) the subdivision plat does 
not prevent future subdivision and 2) based on neighborhood compatibility 
and residential design standards, the maximum height allowed would be 
26.5 feet. This is slightly lower than the other new homes in the area which 
are around 28 feet. 
 
Chair Tolliver asked for public comment the following speakers came 
forward: 
 
John Jordan appreciates the two applicants’ situations. Chad Gibson 
promised the residents that there would be no small lots on Oakmount 
Road. He would like to avoid odd lot configurations. He noted that all lots 
on Oakmount Road are double lots and there is a vista of mid-century 
modern homes. Mr. Jordan believes the new houses will overshadow his 
smaller home, as well as remove beautiful trees. He suggests having 
greater transparency earlier in the process. Neither of the lots meet the 
standards as set forth in the new ordinance in either square footage or road 
frontage. This could be precedent setting. He noted that the two homes 
directly to the north of the lot in question were turned down for variances 
and subsequently two lovely homes were built that match the neighborhood. 
Mr. Jordan also cited the neighborhood petition signed by numerous 
residents. 
 
Betty Altfater thanked the Board for their work. She doesn’t understand why 
the house couldn’t sell without a split. New, larger houses are pricing people 
out of the market. When she bought her house, it needed a lot of work. She 
believes renovating saves resources and reduces permeable surfaces, as 
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well as saves trees. She believes people want to be in Arlington and will 
purchase the house; it does not need to be bigger. 
 
James Fronk was part of the River Ridge/Kingsdale Planning Study and it 
was clear at that time that Redding Road was contentious. There was a 
consensus that lot splits were an eyesore and ruining neighborhood 
compatibility. He believes that no matter what happens, the character and 
compatibility of Oakmount Road will be affected and it is important to take 
residents into account. The residents want the lot splits to stop. They have 
been successful in opposing lot splits once you turn the corner off Redding 
Road. Please do not approve the variance today; many people are just 
joining the conversation and are upset. 
 
Caroline McGeoch owns 2110 Oakmount Road with her sisters. She noted 
that the lots on Oakmount Road are deep and wide, which may not be 
visible in the pictures. She described the neighborhood houses as modest 
ranch houses; the newly built homes are nice, but do not fit into the 
neighborhood fabric. She asks that the Board not approve the variance 
because it will significantly change the character of the neighborhood and 
the new houses will be virtually on top of her house. 
 
Kathleen Harper said she attended the meeting with the Director of 
Development where it was determined there would be no lot splits from 
Oakmount Road through Springhill Drive. This is referred to as a Redding 
Road lot split, not an Oakmount Road split, and she doesn’t understand why 
it is impacting Oakmount Road. Ms. Harper also noted that all the lots are 
double lots on Oakmount Road. She concurs with the other speakers and 
hopes the Board does not approve the variance. 
 
Mr. Patel said the property was listed for sale before his company became 
involved, but there was little interest. He believes it would be an uphill battle 
to renovate the property.  
 
Mr. Patel believes the lot split is the correct next step, but would like to avoid 
any notion of setting a precedent. In the August work session Staff 
appeared to be more inclined to support a lot split on Redding Road. Mr. 
Patel asked if a lot split on Redding Road would still need a variance.  
 
Mr. Milam said that any lot split would require a variance because the lot 
size and width would still be below the street segment median.  
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Mr. Patel said he welcomes feedback from the neighborhood on whether a 
more common north-south lot split would be a more preferable option. While 
he does not believe this is the best configuration, he understands this would 
avoid precedent-setting. Mr. Patel stated his intention is to solve an 
interesting land development issue.  
 
Chair Tolliver said this is the first case under the new ordinance and she 
appreciates the objective standards. She is not supportive at this time.  
 
Ms. Mitchell asked to review the new standards of approval again. 
 
Mr. Osterhout said he is intrigued by the proposal. He believes it comes 
down to what exactly is the design for each of the houses.  
 
Mr. Westbrook noted this is the first time the Board is using these standards 
of approval and he would be hard pressed to grant a variance the first time. 
However, he agrees this is an unusually-shaped lot. 
 
Mr. Barringer does not see any hardships that require the lot split.  
 
Mr. Carpenter agreed with previous commenters. 
 
Mr. Milam said an option for the Board to consider is requiring any new 
house come back to the Board for review if the lot split is approved.  
 
Mr. Barringer said the issue is the size of the lot. Chair Tolliver agreed. 
 
Mr. McGrath appreciates the thoughtful approach by the developer, but has 
concerns about the size of the lot. 
 
Mr. Milam outlined the options for moving forward. The Board could take a 
vote and if the application is denied the applicant could appeal the decision 
or the applicant could request returning to a work session. 
 
Ms. Pettit said the applicant appears to be interested in exploring a change 
in the direction of the lot split. She noted that while the numbers don’t 
change and a variance will still be required, it may change how the Board 
evaluates the split based on neighborhood compatibility. However, she said 
that if the Board votes no on the application tonight, flipping the direction of 
the lot split is not a substantial enough change to warrant a new application. 
She said that it is also possible for the applicant to request a postponement 
to discuss more with the neighborhood. 
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Chair Tolliver stated that the issue is with the lot, not the housing. 
 
Mr. Patel asked if he could request a postponement to the January 3rd work 
session in order to speak with the neighborhood residents.  
 
Chair Tolliver noted that the Board’s concerns weren’t based on the public 
comment, but on the lot size itself. 
 

Motion by Mr. Osterhout, seconded by Ms. Mitchell, to postpone the 3389 Redding Road 
(DEV-05-23) application to the January 3rd Work Session. 

 
VOTING AYE:  Daniel Barringer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 

Donald Osterhout, Shannon Tolliver, Bill Westbrook 

VOTING NAY:  None 

ABSENT:  None 

ABSTAIN:  None 

 
The motion carried (7-0). 
 

Mr. Milam stated that there is a lot of interest in this application and Staff 
will work with the applicant to keep everyone informed and facilitate the 
community dialogue. 

 
5. Community Development Update 

 
Mr. Milam provided the following update: 
 The Scioto Villas project had its first reading at City Council on November 13th and 

all subsequent readings are on track.  
 

6. Adjournment 
 
Mr. Osterhout moved, seconded by Mr. Westbrook, to adjourn.  
 

VOTING AYE:  Daniel Barringer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 
Donald Osterhout, Shannon Tolliver, Bill Westbrook 

VOTING NAY:  None 

ABSENT:  None 
ABSTAIN:  None 

 
The motion carried (7-0) and the meeting was adjourned at 9:03 pm. 
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ATTEST:      

 
 

CHAIR:                           
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Exhibit B
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3389 Redding Road
Minor Subdivision Application DEV-05-23

Exhibit C
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Timeline (2023)

• City Council Reading #1 on Ordinance 28-23, May 22
• City Council Reading #2 on Ordinance 28-23, June 12
• City Council Reading #3 on Ordinance 28-23, June 26
• BZAP Work Session, August 2
• Court Decision on Fairfax Drive lot split, August 10
• City Council Reading #4 on Ordinance 28-2023, August 28
• Ordinance 28-23 effective, September 28
• Lot split application submitted for 3389 Redding Road, October 10
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Google Maps® Aerial – Looking North
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Proposed Site Plan
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New Standards of Approval

UDO Article 4.05(P) notes that a minor subdivision is a division of a 
parcel of land that is approved by BZAP and does not meet the 
definition of a major subdivision requiring a plat approval. The 
Standards for Approval shall be considered in the review of minor 
subdivision applications: 
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New Standards of Approval

(a) The proposed subdivision is not contrary to the applicable standards of the UDO; 
Yes, the proposal meets the minimum standards established in the UDO. 

(b) The lot width and lot size of all proposed lots shall meet or exceed both the lot 
width and lot size of the median measurements of the lots on the street segment 
and have adequate area to accommodate the building area and other site 
requirements. For a proposed minor subdivision of a lot on the corner of a street 
segment, the proposed lots must meet the median measurements of both street 
segments that comprise the corner lot. If two or more lots or a combination of lots 
and portions of lots with continuous frontage in the same ownership exist on the 
street segment, then such lots shall be considered one lot for purposes of this 
subsection; No, this is not satisfied:
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Data

Median Lot Width Proposed Lot Width (corner) Proposed Lot Width (Interior) Subdivision Plat

Redding Road 120' 108' n/a 50' (Lot #106), 95' (Lot #107)

Oakmount Road 110' 75' 85' 160' (Lot #107)

Median Lot Size Proposed Lot Size (corner) Proposed Lot Size (Interior) Subdivision Plat

Redding Road 18,405 SF 10,103 SF n/a 7,500 SF (Lot #106)

(13,238 SF on west side)

Oakmount Road 16,655 SF n/a 9,113 SF 11,716 SF (Lot #107)
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New Standards of Approval

(c) The property has been surveyed and an acceptable sketch, 
legal description and other information relating to the property has 
been submitted with the application; Yes, this has been satisfied. 

(d) The proposed lots have been approved for access 
management by the City Engineer; Yes, the City Engineer has 
approved access management. 
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New Standards of Approval

(e) The proposed lots have been approved for stormwater management
by the City Engineer; The City Engineer has not approved stormwater
management. Due to the lot size, stormwater management would be
reviewed with any potential Building Permit application for compliance
with applicable codes. Staff has not observed any stormwater or runoff-
related issues occurring at this property. The City Engineer believes that
all stormwater standards will be met.

(f) The proposed lots have been approved for emergency access by the
Fire Chief. Yes, the Battalion Chief has approved emergency access.
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Area Parcel Maps
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Area Parcel
Maps
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To: Board of Zoning and Planning/City of Upper Arlington 

Date: 8 November 2023 

Subject: Request for Denial of Application 23-4680 for Minor Subdivision and Variance/3389 Redding Road 

From: Residents of Oakmount Road and Scio tangy Heights Neighborhood 

This letter requests denial of the pending application for approval of a minor subdivision (lot split) and 
issuance of a variance to the minor subdivision standards of approval for the property located at 3389 Redding Road 

in Upper Arlington. Below are specific concerns that argue against approval. 

1) The proposed subdivision of 3389 Redding Road, a corner lot, does not comply with new requirements
for minimum neighborhood lot size or minimum street frontage according to Ordinance 28-2023 (Sections 4.05 (P) 
(l)(b) and 7.17(B)) which was enacted on 28 August 2023 and took effect at the end of September 2023. 
Application 23-4680 was submitted October 10, 2023, so this application falls under the new requirements. 

Not only would the new lots resulting from the split be non-compliant, they would be significantly so 
according to measurements provided by the staff of the Community Development Department on 2 August 2023 
during an informal review/work session related to the potential application. 

Lot Size: The proposed new eastern lot would comprise 10,103 square feet, significantly below the 
existing 16,655 square foot median lot size on Oakmount. The western lot would comprise 9,113 
square feet - again, far below the 16,655 square foot median existing lot size for Oakmount. 

Frontage: The proposed ne,v eastern lot would have a 75 foot frontage, again significantly below 
the median frontage of 110 feet on Oakmount. The western lot would have 85 feet of frontage on 
Oakmont, again, significantly below the existing median size of 110 square feet for that road. 

2) Since Ordinance 28-2023 was debated and agreed upon only a few months ago, it doesn't seem in
keeping with the current desires of the conununity that a non-compliant subdivision/variance should be granted. 
What would such an approval say to the public about the City's intentions of complying with its new ordinance? 

3) Should the board grant this variance it is likely to incentivize similar requests as other older homes in
the neighborhood come up for tear down. Such new requests could cite a variance granted for 33 89 Redding as 
precedent for further exceptions to the new ordinance. 

4) If the board grants this variance but refuses similar future requests, legal complications could ensue with
claims of favoritism with toward some variances as opposed to others. To avoid the appearance of favoritism, the 
Board might feel an obligation to grant all future requests for similar lot splits and variances, effectively nullifying 
community desires for minimum lot sizes and standards as expressed in the passing of Ordinance 28-2023. 

The writers of this letter request that the Board of Zoning and Planning require adherence to the newly­
codified neighborhood standards. Oakmount Road residents would not like to see future construction on re-drawn 
lots ne�1: to their existing homes requiring that they look into the windows of their new neighbors or stare at the 
blank wall of a garage or privacy fence. This sort of cramped neighborhood has never b'-'c:n the standard in 
Sciotangy Heights and, based on Ordinance 28-2023, it does not appear to be the current intent of the community, 
the Board of Zoning and Planning, or the City of Upper Arlington to change this. 

During recent renovations and rebuilds, the owners of properties along Oakmount Road adhered carefully 
to Upper Arlington's codes. They appreciated the existing Sciotangy Heights' ambiance and worked carefully with 
their builders to preserve the exterior look and siting of their properties. Their expectation was that when the owners 
of neighboring properties elected to malce changes to their properties, they too would comply with Upper Arlington's 
neighborhood standards. 

Thus, the signers of this letter and accompanying petition ask tl1at the pending application be denied. 

Exhibit D
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1/3/2024 | 6:00 PM 
 

MUNICIPAL SERVICES CENTER, 3600 TREMONT ROAD 
CITY COUNCIL CHAMBERS 

 

Members Present:   Matt McGrath, Marianne Mitchell, Donald Osterhout, Shannon 
Tolliver, Bill Westbrook 

Members Absent:     

  

Daniel Barringer, Kevin Carpenter 

Staff Present:  Planning Officer Alyssa Kelly, Assistant City Attorney Darlene 
Pettit, Deputy City Clerk Abbie Emison  

 

 

1. Call to Order 
 
Chair Tolliver called the meeting to order at 6:01 pm. Mr. Osterhout moved, 
seconded by Ms. Mitchell to excuse Mr. Barringer and Mr. Carpenter. 
 

VOTING AYE: Marianne Mitchell, Matt McGrath, Donald Osterhout, Shannon 
Tolliver, Bill Westbrook 

VOTING NAY: None 
ABSENT: Daniel Barringer, Kevin Carpenter 
ABSTAIN: None 
 
The motion carried (5-0). 

 
Ms. Emison administered an oath to those persons wishing to present testimony 
this evening, including applicants, representatives of applicants, and anyone 
speaking as a proponent or opponent of an application. 

 
2. Old Business 

 
a. 2286 Yorkshire Road (VAR-52-23) - To allow an addition to encroach up 

to 3'-11" into the 10-foot minimum south side yard setback, up to 6'-3" 
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into the 12'-4" side yard longwall setback, and results in a side yard sum 
of 12'-5" (13'-5" existing), when 20 feet is the minimum. 
 
Ms. Kelly gave an update on the revised application. The design team has 
modified the plans to remove the proposed addition to the north of the property; 
the pre-existing enclosed porch will remain with the same footprint. The 
addition to the south of the property has been modified as well. The 
modifications remove the rear yard setback and rear yard profile limit variances, 
as well as the side yard setback variance. Ms. Kelly noted that the third-party 
architect continues to have issues with the design and detailing.  
 
Ms. Kelly stated that Staff have determined that no variances are necessary for 
historic guidelines or neighborhood compatibility, but the Board can look at 
these items when making their determination. She said there are two variances 
requested, a reduction from the previous five. 
 
Amanda Dunfield, the applicant’s architect, reviewed the changes that were 
made since the November meeting. She explained the changes mainly 
occurred to the rear of the house. This brought the number of variances 
requested down from five to two. Ms. Dunfield said the existing one-story 
enclosed porch addition will remain as-is; a second story will not be added, nor 
will it be widened. She said that they have added a brick water table to the 
facades that are not full brick. Additional windows have been added to the 
garage and to the north elevation on the second floor. Ms. Dunfield noted that 
they have begun work on the detailing.  
 
Mr. Osterhout said he appreciates the effort put into the project. He likes the 
aesthetics of the home and is in favor of the proposal. 
 
Ms. Mitchell concurred that the design team has done a great deal to improve 
the design. 
 
Mr. McGrath agrees that the efforts are an improvement and asked for 
clarification about the third-party architect’s comments. Ms. Kelly explained that 
the comments were mainly focused on the extent of the modifications to a 
historic home. However, she noted that no specific variance is required for this 
as determined by Staff. 
 
Chair Tolliver asked if there were any special conditions to approval. Ms. Kelly 
said Staff had not cited any special conditions.  
 
Chair Tolliver asked for public comment the following speakers came forward: 
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Dan Callahan, a neighboring resident, is in full support of the project. 
 
Motion by Ms. Mitchell, seconded by Mr. Osterhout, to approve the 2286 Yorkshire Road 
(VAR-52-23) application. 

 
VOTING AYE: Marianne Mitchell, Matt McGrath, Donald Osterhout, Shannon 

Tolliver, Bill Westbrook 
VOTING NAY: None 
ABSENT: Daniel Barringer, Kevin Carpenter 
ABSTAIN: None 

 
The motion passed (5-0). 
 

b. APPLICATION WITHDRAWN - 3389 Redding Road (DEV-05-23) - To allow 
a minor subdivision (lot split) to create an additional parcel that would 
front Oakmount Road. 

 
3. Informal Review 

a. Informal review of draft amendments to the City's Unified Development 
Ordinance (UDO). 
 
Ms. Kelly informed the Board that Staff will be presenting draft amendments to 
the UDO at the next meeting. These code amendments will include changes to 
how the City regulates utility stations. Currently utility stations are regulated as 
essential services, which typically come with very few regulations. She said the 
City anticipates a number of major improvements by utilities in the near future 
and Staff want to ensure they are properly regulated. Many of the utility stations 
were built in the 1960s and as new ones are built Staff want to make sure they 
fit in the fabric of the City. Ms. Kelly noted that specific draft amendments will 
be presented at the next meeting and, if needed, go to City Council in February 
and March. 

 
4. Adjournment 

 
Adjourned at 6:19 pm. 

 

 
ATTEST:      

 
 

CHAIR:                           
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Authors: Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: January 17, 2024  
    
Subject: 3109 Mountview Road (VAR-03-24) - To allow additions that 

encroach up to 1'-4" into the eight-foot minimum south side 
yard setback (existing), up to three feet into the eight-foot 
minimum north side yard setback (existing four-foot 
encroachment), and results in a side yard sum of 11'-8" when 
16 feet is the minimum (10'-8" existing). 

     
  
Site Description/History 
The subject property, 3109 Mountview Road, is located on the west side of the street, three 
homes south of Zollinger Road, and is zoned R-1c, One-Family Residence District.  It 
measures 60 feet wide and 135 feet deep, with a platted 40-foot building setback line.  It was 
platted as Lot #3 in the Mountview Place subdivision in 1941.  A two-story, all-siding Colonial 
home sits along this setback line and encroaches into both side yard setbacks.  A small two-
car attached garage and driveway are located on the south side of the site.  Several mature 
trees and Evans Run are located near the rear property line.  The home was built in 1948 and 
has been in the family since at least 1990. 
 
Proposal 
The proposal includes the construction of a second-floor recreational space atop the existing 
attached garage and the enclosure (and slight expansion) of an existing covered patio into an 
office.  The garage addition utilizes the same footprint as the garage, which encroaches 1'-4" 
into the eight-foot minimum side yard setback.  The rear office addition maintains the same 
depth and roof as the existing desk and covered patio, but is 1'-6" wider, encroaching up to 
three feet into the eight-foot minimum side yard setback.  The resulting and existing side yard 
setback sum is less than the 16-foot minimum.  The overall height of the house will remain at 
26'-2", but the south side will increase from 18 feet tall to 24'-6".  Both additions utilize vertical 
siding and asphalt shingles to compliment the existing home design.  A new front porch is also 
proposed and is compliant with City standards, as are all coverage ratios.  Existing mature 
landscaping is to remain. 
 
Zoning Code Requirements 

• To allow a two-story addition atop an existing attached garage that encroaches up to 1'-
4" into the eight-foot minimum side yard setback (Article 5.02); 
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• To allow a one-story addition to encroach up to three feet into the eight-foot minimum 
side yard setback (Article 5.02); and 

• To allow a reduction in the minimum side yard setback sum from 16 feet to 11'-8" where 
10'-8" exists (Article 5.02). 

  
Alternatives 
Prior the submission of a variance application, the applicant explored several alternate design 
options for consideration.  The applicant found that reducing the width of the second floor 
addition created structural issues and an unbalanced design.  The rear office largely takes 
advantage of the existing roof that is in good condition. 
 
Requested Action and Findings 
 Staff has reviewed the application and plans, visited the site, and discussed it with the 
applicant.  The proposed additions are nearly on the same footprint as what exists today.  The 
proposed second-story addition will be adjacent to a neighbor's detached garage and two-
story residence, is well-designed, and compliments the home.  The proposed first-floor office 
is only slightly larger than the covered porch that exists today.  While both additions will 
encroach the minimum side yard setbacks, these encroachments exist today, and impacts on 
adjacent property and the street are minimal (Finding #4).  The additions, as well as the new 
front porch, greatly improve the aesthetic and value of the home.  For these reasons, Staff 
recommends that this variance application be approved.  
 
Attachments 
1. 3109 Mountview Rd - Variance Application 
2. BZAP Staff Report Pics - 3109 Mountview Road 
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City of Upper Arlington, Ohio 12/27/2023

23-5529

Variance Application

Status: Active

Submitted On: 12/13/2023

Primary Location

3109 MOUNTVIEW RD

UPPER ARLINGTON, OH

43221

Owner

CHRISTIAN DONOVAN

MOUNTVIEW 3109

COLUMBUS, OH 43221

Applicant

BZAP Information

BZAP Case #

VAR-03-24

Status

Pending

BZAP Determination Date

01/17/2024

Vote Tally

Primary Variance

Side yard setback

Findings of Fact for Approval/Denial

Variance Request

BZAP conditions

To allow additions that encroach up to 1'-4" into the 8-foot minimum south side yard 

setback (existing), up to three feet into the 8-foot minimum north side yard setback 

(existing 4-foot encroachment) and result in a side yard sum of 11'-8" when 16 feet is 

the minimum (10'-8" existing).
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Variance Information

Describe Variance Request

What practical difficulty, special conditions and/or circumstances exist that are peculiar to the land or

structure involved and which are not generally applicable to other lands or structures in the same zoning

districts?

Will granting the variance confer a special privilege that is denied by this regulation to other lands,

structures, or buildings in the same district?

Request variance to reduce the south side yard setback from 8’-0” to 6’-8”.

Request variance to reduce the north side yard setback from 8’-0” to 5’-0”.

The existing house at 3109 Mountivew Road consists of a two-story colonial style 

house with an attached single-story garage at the south side. There is an existing 

covered deck structure at the rear of the house oriented toward the north property 

line.

 

The owner would like to add a second floor above the existing attached garage for a 

new rec room. The walls of the second floor would align with the walls of the first 

floor. The existing attached garage sits 6’-8” from the south property line. The zoning 

code required setback is 8’-0”. We are requesting a zoning variance to reduce the 

south side yard setback from 8’-0” to 6’-8” to allow the walls to align.

 

The owner would also like to enclose the existing covered deck structure for a new 

office and extend it 24” (from 10’-6” to 12’-6”) to the north to provide a more useable 

space. The existing two-story house sits 4’-0” from the north property line. The new 

single-story office addition would sit 5’-0” from the north property line. We are 

requesting a zoning variance to reduce the north side yard setback from 8’-0” to 

5’-0”. 

The variance will not confer a special privilege that is denied to other properties in the 

same district. The existing house and attached garage encroach into the required side 

yard setbacks. The additions do not make these conditions worse than the current 

conditions.
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Will the essential character of the neighborhood area be substantially altered or will adjoining properties

suffer substantial detriment as a result of the variance?

Have all reasonable alternatives been investigated or exhausted to find that this variance request is the

minimum necessary to make reasonable use of land and structures?

Can this property yield a reasonable return or can there be any beneficial use of the property without the

variance?

The essential character of the neighborhood area will not be substantially altered due 

to the variance request. The second story garage addition is designed to appear as a 

1-1/2 story structure maintaining its secondary nature to the main 2-story house. The 

single-story office addition is set in 12” from the main house so it reads clearly as an 

addition and is not a tall element that would limit light into the neighboring yard.

The proposed additions add the minimal amount of additional building coverage while 

gaining the necessary functionality.

The two side yard variances address existing conditions. The new additions do not 

make the side yard setbacks worse than the existing setbacks.
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Certification of Notice 
 

Applicant Name:  ________________________________________________________________________________  
 

Location of property subject to BZAP request:  ___________________________________________________  
 

Describe activity which requires Board of Zoning and Planning review: 
 
 
 
 
 
 

This application will be heard by the Board of Zoning and Planning on: ____________________________________  
 
Board of Zoning and Planning (BZAP) meetings begin at 6 PM on Wednesdays and are held at the Upper Arlington 
Municipal Services Center, 3600 Tremont Road, Upper Arlington, Ohio, 43221. Due to the ongoing COVID-19 
pandemic, meetings MAY be held remotely via video conference and telephone call-in. Meeting location details and 
additional instructions will be provided on the Agenda, which is posted on the City’s website at docs.uaoh.net/AgendaOnline. 
For further information, please contact the Planning Division at planning@uaoh.net. 

 
Your signature below DOES NOT constitute approval or disapproval of the request. Your signature only represents that 
you have been properly notified of the request. You are encouraged to attend any and all meetings regarding this matter. 

 
Address of Property 

to be notified: 
Property Owner Name: Property Owner Signature 

or Certified Mail No.: 
Date obtained or 

Mail sent: 
    

    

    

    

    

    

    

    

    

    

    

    

    

Applicant Signature: Date: 

 

Revised: Jan 2021 
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NOTICE: 

 

Date:  December 13, 2023 

 

To: 

 

 

 

 

 

 

 

 

Please be advised that Christian & Laura Donovan have applied to the City of Upper Arlington Board of 

Zoning & Planning requesting a zoning variance for the property at 3109 Mountview Road, Upper 

Arlington, Ohio 43221.   

 

The zoning variance are as follows: 

Request variance to reduce the south side yard setback from 8’-0” to 6’-8”. 

Request variance to reduce the north side yard setback from 8’-0” to 5’-0”. 

 

 

The Upper Arlington Board of Zoning will hear this application at 6pm on Wednesday, January 17, 2024 

at the Upper Arlington Municipal Services Center, 3600 Tremont Road, Upper Arlington, Ohio 43221.  

Meeting location details and additional instructions will be provided on the Agenda, which is posted on 

the City’s website at docs.uaoh.net/AgendaOnline.  For further information, please contact the Planning 

Division at planning@uaoh.net. 

 

 

 

Sincerely, 

 

 
 

 

Brenda Parker (Architect) 

On behalf of Christian & Laura Donovan 
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3109 Mountview Road
BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking West
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Existing and Proposed Site Plan
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Existing Mountview Road Elevation
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Existing and Proposed Mountview Road 
Elevation
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Authors: Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: January 17, 2024  
    
Subject: 1560 Cardiff Road (VAR-04-24) - To allow a two-story addition 

to encroach up to six feet into the 20-foot minimum front yard 
(unplatted) setback. 

     
  
Site Description/History 
The subject property, 1560 Cardiff Road, is located at the northeast corner of Cardiff and 
Beaumont Roads and is zoned R-1c, One-Family Residence District.  It has 72 feet of frontage 
with a 40-foot building setback line along Cardiff Road and 138.5 feet of frontage along 
Beaumont Road with an (unplatted) 20-foot building setback line.  It is identified as Lot #14 in 
the University Addition subdivision.  A two-story stone and siding home is located along both 
setback lines; a two-car attached garage and driveway are sunken along the east side of the 
property.  Mature landscaping is located throughout the property.  Existing mature trees 
located along both street frontages will be pruned and preserved.  The home was built in 1953 
and purchased by the applicant in August 2023. 
 
Proposal 
The proposal includes the construction of a two-story addition on the north side of the house 
and a front porch along the west and south (street) elevations.  The addition includes a family 
room on the first floor and a bathroom/closet on the second.  The addition and porch would 
project six feet into the unplatted Beaumont Road front yard for a total of 132 square feet.  The 
stone and siding addition is 23’-5” tall, slightly above the existing home.  A covered porch will 
be added above an existing rear patio on the north side.  All coverage ratios are compliant 
with City standards. 
 
Zoning Code Requirements 

• To allow a two-story addition to encroach up to six feet into the 20-foot minimum front 
yard (unplatted) setback (Article 6.01). 

  
Alternatives 
The applicant has explored several different plans to potentially avoid a variance 
application.  The architect noted that the front porch was a main driving force of the project, 
which meets code; the addition would align with the front porch, as adding an offset was not 
preferred.  Reducing the depth of the addition would impact the usability of the family room 
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and require the reconfiguration of a second-floor bathroom and closet, which is already 
modest.  The Board has granted several front yard setback variances for corner lots in the 
University Addition in the past. 
 
Requested Action and Findings 
 Staff has reviewed the application and plans, visited the site, and discussed it with the 
applicant. The proposed addition and covered porch are in scale and proportion with the 
home, and match the home's architecture. It is also similarly sized to nearby covered porches 
and would not be out of place in the neighborhood (Finding #4). The Board has granted 
several front yard variances in the University Addition subdivision in the past; this application 
would be in line with them.  For these reasons, Staff recommends that this variance 
application be approved. 
 
Attachments 
1. 1560 Cardiff Rd - Variance Application 
2. BZAP Staff Report Pics - 1560 Cardiff Road 
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City of Upper Arlington, Ohio 12/27/2023

23-5532

Variance Application

Status: Active

Submitted On: 12/13/2023

Primary Location

1560 CARDIFF RD

UPPER ARLINGTON, OH

43221

Owner

Benjamin & Kaitlyn Way

CARDIFF 1560 UPPER

ARLINGTON, OH 43221

Applicant

Brenda Parker

614-586-5514

brenda.parker@cbusarch.com

930 Northwest Blvd

Columbus, Ohio 43212

BZAP Information

BZAP Case #

VAR-04-24

Status

Pending

BZAP Determination Date

01/17/2024

Vote Tally

Primary Variance

Front yard setback

Findings of Fact for Approval/Denial

Variance Request

BZAP conditions

To allow an addition to encroach up to 6 feet into the 20-foot minimum front yard 

(unplatted) setback.
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Variance Information

Describe Variance Request

What practical difficulty, special conditions and/or circumstances exist that are peculiar to the land or

structure involved and which are not generally applicable to other lands or structures in the same zoning

districts?

Will granting the variance confer a special privilege that is denied by this regulation to other lands,

structures, or buildings in the same district?

Request variance to reduce the west side yard setback from 20’-0” to 14’-0”.

The existing house at 1560 Cardiff is a split-level mid-century modern style house. The 

house is on a corner lot. The front face of the house orients toward the short side of 

the lot (Cardiff Road). The side of the house orients toward the long side of the lot 

(Beaumont Road). The house was recently renovated and therefore the owners 

wanted to keep the existing house configuration intact.

 

The owners had two goals with the purchase of the property. The first was to add 

additional bedrooms for their large family. The second was to improve the curb appeal 

of the property. In order to solve the bedroom conundrum, a new-story addition is 

being proposed at the rear of the house. The second floor would allow for two 

bedrooms with one being a primary suite. The first floor would allow for an expanded 

family room that would be sized to accommodate the large family. The remainder of 

the first floor would be a covered patio space. In order to maintain natural lighting into 

the existing living room, the first floor addition projects toward the west side with an 

encroachment of 6’ into the west side setback.

 

In order to improve the curb appeal, a new front porch that wraps around to a side 

porch is being proposed. This porch is zoning compliant as it only projects 6’ into the 

setback. 

The variance will not confer a special privilege that is denied to other properties in the 

same district. Corner lots are unique in that the buildable area of the lot is much 

smaller than a standard lot due to the added setback off the side street. The building 

encroachment into the setback is a small area oriented toward the rear of the lot.
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Will the essential character of the neighborhood area be substantially altered or will adjoining properties

suffer substantial detriment as a result of the variance?

Have all reasonable alternatives been investigated or exhausted to find that this variance request is the

minimum necessary to make reasonable use of land and structures?

Can this property yield a reasonable return or can there be any beneficial use of the property without the

variance?

The essential character of the neighborhood area will not be substantially altered due 

to the variance request. Two-story houses with two-story additions are prevalent in 

this section of Upper Arlington. The owners are trying to enhance the curb appeal of 

the house by transitioning to a more traditional style house in lieu of the fairly bland 

current mid-century modern style. 

An array of other solutions were explored to avoid a variance request. Shifting the 

addition east was considered. Reducing the size of the addition was considered. None 

of these other solutions fulfilled the programming requirements.

Allowing the reduced setback will allow this property to get the same utilization as an 

interior lot.
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NOTICE: 

 

Date:  December 13, 2023 

 

To: 

 

 

 

 

 

 

 

 

Please be advised that Benjamin & Kaitlyn Way have applied to the City of Upper Arlington Board of 

Zoning & Planning requesting a zoning variance for the property at 1560 Cardiff Road, Upper Arlington, 

Ohio 43221.   

 

The zoning variance are as follows: 

Request variance to reduce the west side yard setback from 20’-0” to 14’-0”. 

 

 

The Upper Arlington Board of Zoning will hear this application at 6pm on Wednesday, January 17, 2024 

at the Upper Arlington Municipal Services Center, 3600 Tremont Road, Upper Arlington, Ohio 43221.  

Meeting location details and additional instructions will be provided on the Agenda, which is posted on 

the City’s website at docs.uaoh.net/AgendaOnline.  For further information, please contact the Planning 

Division at planning@uaoh.net. 

 

 

 

Sincerely, 

 

 
 

 

Brenda Parker (Architect) 

On behalf of Christian & Laura Donovan 
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Certification of Notice 
 

Applicant Name:  ________________________________________________________________________________  
 

Location of property subject to BZAP request:  ___________________________________________________  
 

Describe activity which requires Board of Zoning and Planning review: 
 
 
 
 
 
 

This application will be heard by the Board of Zoning and Planning on: ____________________________________  
 
Board of Zoning and Planning (BZAP) meetings begin at 6 PM on Wednesdays and are held at the Upper Arlington 
Municipal Services Center, 3600 Tremont Road, Upper Arlington, Ohio, 43221. Due to the ongoing COVID-19 
pandemic, meetings MAY be held remotely via video conference and telephone call-in. Meeting location details and 
additional instructions will be provided on the Agenda, which is posted on the City’s website at docs.uaoh.net/AgendaOnline. 
For further information, please contact the Planning Division at planning@uaoh.net. 

 
Your signature below DOES NOT constitute approval or disapproval of the request. Your signature only represents that 
you have been properly notified of the request. You are encouraged to attend any and all meetings regarding this matter. 

 
Address of Property 

to be notified: 
Property Owner Name: Property Owner Signature 

or Certified Mail No.: 
Date obtained or 

Mail sent: 
    

    

    

    

    

    

    

    

    

    

    

    

    

Applicant Signature: Date: 

 

Revised: Jan 2021 
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1560 Cardiff Road
BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North
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Existing and Proposed Site Plan
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Existing Mountview Road Elevation

Page 79 of 227



Existing and Proposed North and South 
Elevation
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Existing and Proposed West and East 
Elevation
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Authors: Alyssa Kelly, AICP, Planning Officer 
    
BZAP Meeting Date: January 17, 2024  
    
Subject: 3003 Sudbury Road (VAR-06-24) - To allow an addition to 

encroach up to four feet into the 32'-9" minimum rear yard 
setback. 

     
  
Site Description/History 
The subject property, 3003 Sudbury Road, is located on the west side of the street, just north 
of Inchcliff Road. The rectangular property has 63 feet of street frontage, 131 feet of depth, 
and totals 0.19 acres. This R-1c (One-Family Residence District) zoned property is Lot #40 in 
the Upper Ridgeview Addition subdivision from 1952. A one-story home was built in 1953 and 
is situated just behind the 40-foot platted front yard setback. It is 1,357 square feet and 
includes three bedrooms and 1.5 bathrooms. The home was purchased by the applicant in 
1984. 
 
Proposal 
The proposal includes the construction of a rear addition that would provide living space and 
create an opportunity for handicap access to the home, should it be needed in the future. The 
addition is 310 square feet and includes a new rear entry to the home and access to a new 
deck (no variance required). The addition is 12'-6" in height and includes a hipped roof and 
siding to match the home. It encroaches up to four feet into the rear yard setback, but the 
property would remain compliant with all other setback and coverage limits. A detached 
garage, located at the rear of the property, would remain detached from the home. 
 
Zoning Code Requirements 

• To allow an addition to encroach up to four feet into the 32'-9" minimum rear yard 
setback (Article 5.02). 

  
Alternatives 
As an alternative to the proposed plan, the addition could be oriented closer to the home. 
However, existing mechanical units would conflict with the addition and the interior floor plan 
would be negatively impacted. Therefore, the applicant has proposed this plan. 
 
Requested Action and Findings 
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 Staff has reviewed the application, discussed with the applicant, and visited the site. Staff has 
determined the addition is modest in size and complements the architecture of the home. 
Additionally, the smaller size of the lot makes an addition, even a modestly-sized addition, to 
the home more difficult.  Impacts on rear property are also minimal.  Given these 
considerations, Staff recommends approval of the application as submitted. The Board may 
consider Findings #1 and #4 with this application. 
 
Attachments 
1. 3003 Sudbury Rd - Variance Application 
2. BZAP Staff Report Pics - 1912 Collingswood Drive 
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City of Upper Arlington, Ohio 12/27/2023

23-5633

Variance Application

Status: Active

Submitted On: 12/20/2023

Primary Location

3003 SUDBURY RD

UPPER ARLINGTON, OH

43221

Owner

NASAR JACK L TR

SUDBURY 3003 COLUMBUS,

OH 0

Applicant

Dave Fox Remodeling

614-519-3513

bruf@davefox.com

3505 W. Dublin Granville

Rd.

Columbus , OH 43235

BZAP Information

BZAP Case #

VAR-06-24

Status

Pending

BZAP Determination Date

01/17/2024

Vote Tally

Primary Variance

Rear yard

Findings of Fact for Approval/Denial

Variance Request

BZAP conditions

To allow an addition to encroach up to four feet into the 32'-9" minimum rear yard 

setback.

Page 84 of 227



Variance Information

Describe Variance Request

What practical difficulty, special conditions and/or circumstances exist that are peculiar to the land or

structure involved and which are not generally applicable to other lands or structures in the same zoning

districts?

Will granting the variance confer a special privilege that is denied by this regulation to other lands,

structures, or buildings in the same district?

Will the essential character of the neighborhood area be substantially altered or will adjoining properties

suffer substantial detriment as a result of the variance?

Have all reasonable alternatives been investigated or exhausted to find that this variance request is the

minimum necessary to make reasonable use of land and structures?

Can this property yield a reasonable return or can there be any beneficial use of the property without the

variance?

Construct an addition that encroaches 4 feet into the rear yard setback, and deck 

which extends another 5 feet into rear yard setback.

Lot is very narrow at 63' and the width of the house is prohibitive of building into the 

side yards

No. There is a similar lot and house addition to 1865 Inchcliff Rd. that extends to the 

garage.

No change to neighborhood character and no detriment to adjoining properties.

Yes. Alternatives would require relocating A/C unit closer to neighbors and relocation 

of electric service and panel which would be costly. Adding room within the build lines 

would not produce a functional result as the homeowner would like to extend closer to 

garage pending future need for handicap access.

Yes, however the proposed addition will add living space and increased value to 

property, as well as allow homeowner to remain in the home as they age.
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Dear Resident at, 

3003 Sudbury Rd 
 

 You have been sent this leter to inform you that a neighbor of yours within 100 feet of your 
property listed above is seeking a zoning variance for work to be done on their home.  This variance will 
be reviewed in the public Upper Arlington Board of Zoning and Planning (BZAP) mee�ng set to take place 
at 6PM January 17th, 2024, at 3600 Tremont Rd, Upper Arlington, OH 43221.  

 

 The property in ques�on is at 3003 Sudbury Rd, Columbus, OH 43221.  The homeowners are 
looking to expand the floorspace of their home with a small single-story addi�on that protrudes into the 
rear yard in an effort to provide more comfort in the years to come.  The addi�on itself will have a 
minimal, if any, impact on any exis�ng sightlines due the surrounding trees and fences. 

 

Thank you, 

Dave Fox Design Build Remodelers 
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1912 Collingswood Rd.
BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North
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1912 Collingswood Rd
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Existing Garage
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Existing Backyard
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Proposed Site Plan 
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Proposed Garage Elevations
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Authors: Alyssa Kelly, AICP, Planning Officer 
    
BZAP Meeting Date: January 17, 2024  
    
Subject: 1912 Collingswood Road (VAR-01-24) - To permit a detached 

garage to be 20'-6" in height, when 17 feet is the limit. 
     
  
Site Description/History 
The subject property, 1912 Collingswood Road, is located on the north side of the street, west 
of Andover Road. The property is rectangular, with 75 feet of frontage and 150 feet of depth, 
similar to others in the neighborhood. It is platted as Lots #16-17 in Block #138 of the Village 
of Upper Arlington subdivision, and zoned R-1c, One-Family Residence District. The property 
has a two-story, siding home that sits over 20 feet behind the 40-foot platted front building 
setback line, and also includes a detached two-car garage. Records indicate both structures 
were constructed in 1953. A two-story addition was completed in 2022. The rear yard is 
enclosed with a wooden privacy fence. The applicant purchased the property in 2020. 
 
Proposal 
The proposal includes the construction of a larger detached garage that is 24'-4" x 28' (681 
square feet). The garage would be 20'-6" in height (variance required) to allow for office space 
on the second floor, which is permissible by the zoning code. The garage would be just 3'-4" 
from the side property line and five feet from the rear property line. The garage would include 
a shed dormer on the front elevation and windows with shutters on the front and side 
elevations. Two man-doors would be located on the east elevation and the garage would be 
finished with siding to match the home. The proposal would meet all other setback and 
coverage requirements, including the detached garage size limit of 6.39 percent of the 
property (717.5 square feet). 
 
Zoning Code Requirements 

• To allow a detached garage that is 20'-6" tall, in lieu of the 17-foot maximum (Article 
6.09). 

 
The Board recently approved two similar requests for additional detached garage height, 
including at 1489 Berkshire Road, where a detached garage was approved at 20'-4" feet in 
height (VAR-54-23), and at 2517 Brixton Road, where 19 feet was approved (VAR-55-23). 
  
Alternatives 
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In these instances, alternatives include reducing the height of the garage or relocating the 
garage within the buildable area of the lot, where the 17-foot height limit does not apply. The 
architect has indicated that the finished space, specifically the stairway, would not meet 
building code requirements at the permissible height. Shifting the garage into the rear yard 
buildable area would not be possible given the location of the existing home behind the front 
yard setback. The detached garage could not be located in front of the home because a 
minimum 60-foot front yard setback is required. 
 
Requested Action and Findings 
 Staff has reviewed the application and plans, visited the site, and discussed with the 
applicant. Historically, variances for additional height allowance for detached garages have 
been uncommon due to the permitted height allowance of 17 feet and the location of detached 
garages close to side and rear property lines. However, with recent code amendments 
allowing livable space in detached garages, the Board has approved two recent requests like 
this for 20'-4" and 19 feet in height, respectively.  In both of those previous cases, Staff 
recommended that the second-floor space be at least ten feet from the side and rear property 
lines, but this was not supported by the Board.  In this case, the garage meets all size and 
coverage requirements and allows the homeowner office space, which is a permitted use and 
encouraged by City leadership for those residents working from home. The Board may 
consider Finding #8 with this request. 
 
Attachments 
1. 1912 Collingswood Rd - Variance Application 
2. BZAP Staff Report Pics - 1912 Collingswood Drive 
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City of Upper Arlington, Ohio 12/27/2023

23-5408

Variance Application

Status: Active

Submitted On: 12/4/2023

Primary Location

1912 COLLINGSWOOD RD

UPPER ARLINGTON, OH

43221

Owner

Brooks and Anne Humphreys

COLLINGSWOOD 1912

COLUMBUS, OH 43221

Applicant

Juliet Bullock

+1 614-935-0944

bullock.juliet@gmail.com

4886 Olentangy Blvd

Columbus, OH 43214

BZAP Information

BZAP Case #

VAR-01-24

Status

Pending

BZAP Determination Date

01/17/2024

Vote Tally

Primary Variance

Detached garage

Findings of Fact for Approval/Denial

Variance Request

BZAP conditions

To permit a detached garage to be 20'-6" in height, when 17 feet is the limit.
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Variance Information

Describe Variance Request

What practical difficulty, special conditions and/or circumstances exist that are peculiar to the land or

structure involved and which are not generally applicable to other lands or structures in the same zoning

districts?

Will granting the variance confer a special privilege that is denied by this regulation to other lands,

structures, or buildings in the same district?

Will the essential character of the neighborhood area be substantially altered or will adjoining properties

suffer substantial detriment as a result of the variance?

Have all reasonable alternatives been investigated or exhausted to find that this variance request is the

minimum necessary to make reasonable use of land and structures?

Can this property yield a reasonable return or can there be any beneficial use of the property without the

variance?

To permit a detached garage to be 20'-6" high in lieu of the required 17' maximum 

Although zoning code permits the space, building code requirements can not be met 

without this approval. It is also a great solution to provide additional space without 

increasing the building footprint. 

No, in fact any homeowner who wants to do legal storage or office space approved by 

the building code, can not do so unless a height variance is granted. 

No this is a modest proposal, set back from the street and will have minimal if any 

impact to the neighbors. 

Yes, this modest adjustment allows for storage without having to to do large addition 

to the home which is not feasible.

The home currently has a very small basement (main portion of the home only, with 

lower ceilings and mechanicals which do not allow for the storage/office space that is 

needed. 
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C O M M U N I T Y D E V E L O P M E N T D E P A R T M E N T

aE e ES

U p p e r A r l i n g t o n 3 6 0 0 T r e m o n t R o a d | U p p e r A r l i n g t o n , O H 4 3 2 2 1

614-583-5070 | upperarlingtonoh.gov

Revised: May 2023

C e r t i f i c a t i o n o f N o t i c e

Appl icant Name: Brooks and A n n Humphreys /Ju l i e t Bul lock Arch i tec t

Location o f property subject to BZAP request: 1912 Col l ingswood

This application will be heard by the Board of Zoning and Planning on: January 17, 2024

Descr ibe ac t i v i t y wh i ch requi res B o a r d o f Z o n i n g and P l a n n i n g rev iew :

T o p e r m i t o u r n e w d e t a c h e d g a r a g e t o b e 2 0 ' - 6 " h i g h in l i e u o f t h e r e q u i r e d 1 7 ' m a x i m u m

Board o f Zoning and Planning (BZAP) meetings begin at 6 PM on Wednesdays and are held at the Upper Arlington Municipal
Services Center, 3600 Tremont Road, Upper Arlington, Ohio, 43221. Meeting location details and additional instructions wi l l
be provided on the Agenda, which is posted on the City?s website at upperarlingtonoh.portal.civicclerk.com. For further
information, please contact the Planning Division at planning@uaoh.net.

Y o u r signature below DOES N O T constitute approval o r d isapproval o f the request. Y o u r s ignature o n l y represents tha t y o u
have been proper ly not i f ied o f the request. Y o u are encouraged to attend any and al l meet ings regard ing this matter .

to be notified: , _or Certified Mail sent:
. ape Wy <7

1934 Collingswood| Zachary and Julie Kirk A M i g i ? ? | f i s l 2 a

1926 Collingswood |_Sarah Walker [ D o r a n C .W a d o ,| t a f i / a 2 |

1904 Collingswood | Mary Boyer Y| G M w~ r ? ?| f u foa, |
Gi}

1896 Collingswood| Jeffrey & Tonya Braun | V e s IZ 28

1897 Collingswood} Suzanne Hamilton E S P A | r l i r p s

A l u l a a |1905 Colingwood|suinnass ond]WanC Dry

1 9 1 3 C o l l i n g s w o o d Alexander & Timberly Pierce| /\ i v

FP1921Collingswood | Davia & Catherine wnetza u e watid, MAler HL s a h i l a
Ye UAE ae

1937 Collingswood Wh wh), 4

x p y e h e S T i tge |
1927 West Lane| Phillip Brokaw | We n l s ]
1919 West Lane| Elizabeth Grimm J B 2 > | a i a |

f (/ ?UO Wate: E
4, Piha ??? S e Jalil

A E )

G
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C i t y o f E R COMMUNITY DEVELOPMENT DEPARTMENT

a
U p p e r A r l i n g t o n 3600 Tremont Road | Upper Arlington, OH 43221

614-583-5070 | upperarlingtonoh.gov

Revised: May 2023

C e r t i f i c a t i o n o f N o t i c e

Applicant Name; Brooks a n d Anne Humphreys / Ju l i e t Bul lock Arch i tec t

Location of property subject to BZAP request: 1912 Collingswood

This application wi l l be heard by the Board o f Zoning and Planning on: J a n u a r y 17, 2024

Desc r ibe a c t i v i t y wh i ch requ i res B o a r d o f Z o n i n g and P l a n n i n g rev iew :

To permit our new detached garage to be 20'-6" high in lieu of the required 17? max imum

Boardo f Zoning and Planning (BZAP) meetings begin at 6 PM on Wednesdays and are held at the Upper Arlington Munic ipa l
Services Center, 3600 Tremont Road, Upper Arlington, Ohio, 43221. Meeting location details and additional instructions w i l l

be provided on the Agenda, which is posted on the City's website at upperarlingtonoh.portal.civicclerk.com. For further
information, please contact the Planning Division at planning@uaoh.net.

Your signature below DOES NOT constitute approval or disapproval o f the request. Your signature only represents that you
have been properly notified of the request. You are encouraged to attend any and all meetings regarding this matter.

Address o f Property Property Owner Name: Property Owner Signature Date obtained or
to be not i f ied: or Cert i f ied M a i l No.: Mai l sent;

1 9 0 1 W e s t L a n e | Anthony & Cassandra Drewry
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December 4, 2023 
 
 
To whom it may concern, 

This letter serves to inform you we are requesting a variance from the UA Board of Zoning and 
Planning to build a detached garage to be 20’6” high in lieu of the city code of 17’ maximum. 
The city requires us to notify all homes within 100 feet of our property of the variance 
submission. The application will be heard on by the Board of Zoning and Planning  January 17th, 
2024.  If you have any questions please feel free to reach out to our architect Juliet Bullock at 
bullock.juliet@gmail.com  

Sincerely, 

 

 

Brooks and Ann Humphreys 
1912 Collingswood  
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1912 Collingswood Rd.
BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North
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1912 Collingswood Rd
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Existing Garage
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Existing Backyard
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Proposed Site Plan 
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Proposed Garage Elevations
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Authors: Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: January 17, 2024  
    
Subject: 4462 Summit Ridge Drive (VAR-02-24) - To allow a new home 

to encroach up to 10 feet into the 20-foot minimum west side 
yard setback, up to five feet into the 20-foot minimum east side 
yard setback, and up to 4'-6" into the 60-foot minimum front 
yard setback. 

     
  
Site Description/History 
The subject property, 4462 Summit Ridge Drive, is located at the southern terminus of the 
street, south of W. Henderson Road.  The 0.76-acre property is irregular in shape with 54 feet 
of frontage and roughly 310 feet of depth; it is zoned R-Sb, Residential Suburban District, and 
not part of any platted subdivision.  [This zoning district has the second-deepest front yard 
setback requirement in the City, at 60 feet, and the widest side yard setback requirement at 20 
feet.]  An existing two-story home, built in 1966, sits parallel to the front property line and has 
had few, if any, improvements since its construction.  Slate Run is located along the southern 
property line, more than 50 feet below the existing residence.  The property includes metal slat 
fencing and mature trees throughout.  Two trees will be removed as part of the project; all 
other landscaping and mature trees will remain and/or be trimmed. 
 
The existing home has been partially demolished.  A variance was granted in January 2023 for 
a front porch and garage addition that encroached onto front and side yard setbacks.  Building 
Permit #22-5404 was issued in August 2023 per the approved variance.  Once construction 
started, the property owner and contractor found substantial structural and other issues that 
made the approved renovation cost-prohibitive.  Demolition Permit #23-5434 was conditionally 
issued in December 2023 so that the site could be restored to grass to prevent safety hazards. 
 
Proposal 
The proposal includes the demolition of the remaining portion of the existing home and the 
construction of a new single-family residence.  The site plan shows the new home being 
largely in the same location as the existing one plus what the Board previously approved last 
year: 

• It will encroach up to 4'-6" into the (unplatted) 60-foot front yard setback, where a three-
foot encroachment exists today and the Board approved 17'-6" last year for the front 
addition. 
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• It will encroach up to 10 feet into the 20-foot minimum west side yard setback, where a 
10.6-foot encroachment previously existed, and the Board approved a 13-foot 
encroachment. 

• It will encroach up to five feet into the 20-foot minimum east side yard setback, where a 
5.4-foot encroachment exists today. 

 
The proposed home is a true two-story design instead of the existing split-level format.  It is 28 
feet tall on the front and side elevations and increases to 35 feet tall at the rear due to the 
site's topography.  The elevations feature brick, stone, and wood siding on the front elevation, 
stone on the east elevation, brick and stucco on the west elevation, and stucco on the 
rear.  [The City's third-party architect instructed the applicant to look closer at the proposed 
roof forms and massing, as well as material selection and window layout.]  The west side 
includes a three-car garage, while the east side includes bedrooms on both levels. 
 
Zoning Code Requirements 

• To allow a new home to encroach up to 10 feet into the 20-foot minimum west side yard 
setback (Article 5.02); 

• To allow a new home to encroach up to five feet into the 20-foot minimum east side 
yard setback (Article 5.02); and 

• To allow a new home to encroach up to 4'-6" into the 60-foot minimum (unplatted) front 
yard setback (Article 5.02). 

  
Alternatives 
The applicant has explored a variety of site plans to try to avoid a variance application as they 
are aware the Board does not like to grant variances for new single-family homes when there 
is essentially a "clean slate".  In this instance, the applicant wishes to build a new home that is 
largely on the same footprint as their current home and to have smaller encroachments than 
what the Board approved last year for a front addition and garage addition.  Moving the home 
back is not possible due to steep topography, and reducing the overall depth of the home 
would negatively impact the proposed floor plan.  Reducing the width of the house to be 
compliant with the 20-foot side yard setbacks would significantly change the design and 
floorplan of the home, resulting in less square footage than what exists today. 
 
Requested Action and Findings 
 Staff has reviewed the application and plans, visited the site, and discussed it with the 
applicant.  It is an extraordinary case, that is not very common, where a decision is made to 
completely demolish a house after select demolition/exploration commences due to structural 
and other issues that were discovered.  The site is challenging in that the entire rear half of the 
property is unusable due to steep topography and mature trees; also, the front yard has a 
deep setback with several mature trees.  With 20-foot minimum side yard setbacks on each 
side of the property, the home can only be 60 feet wide.  [Three of the four existing homes at 
the end of the segment encroach the side yard.]  As for the design of the home, three of the 
four homes at the end of the street segment are ranches and the front elevation proposed 

Page 116 of 227



 
 

____________________________________________________________________________________ 

 
Page 3 of 3 |  

here will blend well with them.   
 
It is rare for Staff to support variances for new construction, but Staff believes this is a unique 
and extraordinary situation.  For these reasons, Staff recommends that this variance 
application be approved, noting Findings #1 and #8, subject to the following stipulation: That 
the applicant simplify the material selection and roof design, subject to review and approval by 
Staff. 
 
Attachments 
1. 4462 Summit Ridge Dr. - Variance Application 
2. BZAP Staff Report Pics - 4462 Summit Ridge Dr 
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City of Upper Arlington, Ohio 12/27/2023

23-5623

Variance Application

Status: Active

Submitted On: 12/20/2023

Primary Location

4462 SUMMIT RIDGE DR

UPPER ARLINGTON, OH

43220

Owner

Sunny Side Homes LLC

0 , 0

Applicant

James Ross

614-204-5661

jimr.rbd@gmail.com

6120 Crystal Valley Dr.

Galena, Ohio 43021

BZAP Information

BZAP Case #

VAR-02-24

Status

Pending

BZAP Determination Date

01/17/2024

Vote Tally

Primary Variance

Side yard setback

Findings of Fact for Approval/Denial

Variance Request

BZAP conditions

To allow a new home to encroach up to 10 feet into the 20-foot minimum west side 

yard setback (existing), up to 5 feet into the 20-foot minimum east side yard setback, 

and up to 4'-6" into the 60-foot minimum front yard setback (three-foot existing 

encroachment).
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Variance Information

Describe Variance Request

What practical difficulty, special conditions and/or circumstances exist that are peculiar to the land or

structure involved and which are not generally applicable to other lands or structures in the same zoning

districts?

.....

[ORIGINAL VARIANCE APPLICATION TEXT]

We are requesting this variance in order to redo the garage foundation, which is in very 

poor condition and coming detached from the house. This side of the house is already 

not compliant with the property's current setback laws. In our plan we have to also 

expand to make the current 2 car garage into a 3-car garage. Ultimately making this 

house up to par with any current household and family needs. The other portion of the 

variance is for the front of the house where we wish to expand on roughly 6 feet from 

the part of the home closest to the road. The total addition is 15'4" from the front of 

the house that is set further back from the houses closest point to the road. This 

addition is to accommodate for a front porch, as well as expanding the kitchen and 

living room area that would allow this home to be more of what it should be. This is 

such a beautiful piece of property as well as the surrounding homes, and we really 

wish to make it the best that it can be for the neighborhood, our future home, and 

other family's home in the future.

.....

[ORIGINAL VARIANCE APPLICATION TEXT]

This home sits on a piece of property that is going back to a creek. The lands drops of 

drastically and the majority of this lot sits on wooded, steep land with a creek at the 

very bottom. Frankly, the cost of renovating this home does not make sense unless 

there are additions to the house. Because of the nature of this piece of land, making all 

of the expansions to the back of the house becomes not only much more costly but 

even harder to engineer safely with security of no future foundation issues. Our plans 

are expanding on the back of the home as well by 14 feet to help accommodate for not 

taking up more front space. Going back much further as the land continues to steeply 

drop off would likely be too costly and would also mean cutting down many trees, part 

of the charm of this land. We put in all efforts to make the addition to the front of the 

home as minimal as possible, but it is clear why the house sits currently where it does. 

The house is currently already nonconforming with the rules because of the long, 

narrow and steep nature of the lot. 
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Will granting the variance confer a special privilege that is denied by this regulation to other lands,

structures, or buildings in the same district?

Will the essential character of the neighborhood area be substantially altered or will adjoining properties

suffer substantial detriment as a result of the variance?

Have all reasonable alternatives been investigated or exhausted to find that this variance request is the

minimum necessary to make reasonable use of land and structures?

This I am unsure of. I would hope not. I would hope that all pieces of land and buildings 

are looked at individually if asked, and treated reasonably for what its use is. After 

purchasing this home, we have gotten to know many of the surrounding neighbors 

and even the past owners. We will of course send out a letter to everyone in range, but 

just through talking, everyone has been very supportive and even excited for a revamp 

of this property. We believe it will add value to not only our property that will 

accomodate this new home we will be living in soon and raising a family in, but add 

value to the neighborhood as well. This variance request also is because the exisiting 

home sits on a unique piece of land and we are only trying to make the best out of 

what it has to offer. 

Absolutely not. The current home on this property is an eyesore, the surrounding 

homes are beautiful and have been well maintained and deserve a home that is 

comparable to them. We fell in love with many aspects of the land, and wish honor the 

neighboring homes and community with a livable space for a family with modern day 

needs. Allowing this variance would allow for any family to call this house a functional 

home.

I believe so. We started our plans with no expansion at all. Trying to see a way that this 

houses current lines would work for us. We have had multiple people (architects and 

builders) give their thoughts and plans on what they would do. Ultimately, the home 

needed more space. Further, as we had a basement doctor come look at the 

foundation, it was found that the house has structural issues that cannot be 

reasonably fixed without re-doing the foundation (here I am referencing the garage). 

Ulitmately, although the original variance application was approved for a renovation of 

the excisting structure, I believe that allowing this variance to accomodate a new build 

will only increase the value of the property and surrounding properties as well. 
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Can this property yield a reasonable return or can there be any beneficial use of the property without the

variance?

To say that the property is useless without this variance is of course not true, if I am to 

be reasonable. It is a beautiful piece of land that of course could accomodate a home 

within the exisiting guidelines. Although without the variance, I can say it will not offer 

a home that many families looking in Upper Arlington would be able to consider. In 

this case it would significiantly diminish the beneficial use to modern families in this 

city.
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Alyssa Kelly_13
Length Measurement
55'-6"

Alyssa Kelly_14
Length Measurement
57'-0"

Alyssa Kelly_15
Cloud

Alyssa Kelly_16
Cloud

Alyssa Kelly_17
Cloud
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Cityof , COMMUNITY DEVELOPMENT DEPARTMENT 

-

Upper Arlingtorr 3600 Tremont Road I Upper Arlington, OH 43221 
614-583-5070 I upperarlingtonoh.gov

Revised: Jan 2021 
Certification of Notice 

Sean and Kristi Bedevelsky 
Applicant Name: _______________________________ _ 

4462 Summit Ridge Rd Columbus, OH 43220 
Location of property subject to BZAP request: 

Describe activity which requires Board of Zoning and Planning review:

Variance request for new home construction. 

Th• 1· • ·11 b h d b  h B d f Z  • d PI • January 17, 2024 1s app 1cahon w1 e ear y t e oar o onmg an annmg on: _____________ _

Board of Zoning and Planning (BZAP) meetings begin at 6 PM on Wednesdays and are held at the Upper Arlington
Municipal Services Center, 3600 Tremont Road, Upper Arlington, Ohio, 43221. Due to the ongoing COVID-19 
pandemic, meetings MAY be held remotely via video conference and telephone call-in. Meeting location details and
additional instructions will be provided on the Agenda, which is posted on the City's website at docs.uaoh.net/AgendaOnline. 
For further information, please contact the Planning Division at planning@uaoh.net. 

Your signature below DOES NOT constitute approval or disapproval of the request. Your signature only represents that 
you have been properly notified of the request. You are encouraged to attend any and all meetings regarding this matter. 

Address of Property Property Owner Name:
to be notified: 

4469 Summit Ridge Rd 

4474 Summit Ridge Rd 

4486 Summit Ridge Rd 

4480 Summit Ridge Rd 

3655 Waldo Pl 

5050 Squirrel Bend 

4837 Slate Run Ct 

2600 Slate Run Rd 

Annlicant Si1mature: Cf)� -

Property Owner Signature
or Certified Mail No.:

9589 0710 5270 0594 2200 65

9589 0710 5270 0594 2200 72

9589 0710 5270 0594 2200 89

9589 0710 5270 0594 2200 58

9589 0710 5270 0594 2200 27

9589 0710 5270 0594 2200 34

9589 0710 5270 0594 2200 41

9589 0710 5270 0594 2200 96

�

Date obtained or
Mail sent: 

12/18/23 

12/18/23 

12/18/23 

12/18/23 

12/18/23 

12/18/23 

12/18/23 

12/18/23 

Date: 12/18/23
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December 15, 2023 
 
Sean and Kristi Bedevelsky 
563 S Grant Ave 
Columbus, OH 43206 
 
 
Dear Neighbor,  
 
We are following up on letter you received last year which provided notice of a variance request for a potential 
renovation of the existing home we own on 4462 Summit Ridge Road.  While we are grateful the City of Upper 
Arlington’s Community Development Department ultimately approved that request, we’ve found ourselves 
going back to the drawing board, quite literally.  
 
Upon further review, we feel the best course of action, for both us and you as our neighbors, will be to build a 
new home on this property from the ground up. Recently, you received notice of our plans for demolition of the 
existing property. 
 
 
As with our initial renovation plans, we will be asking the city for a variance for the construction of our new 
home. With this, we wanted to let all the nearby neighbors know what we were hoping to do.  
 
The hearing for our variance will be held on Wednesday, January 17, 2024 at 6 PM at the City of Upper 
Arlington’s Community Development Department at 3600 Tremont Road. Sean, my mother Patty, our builder 
Jim Ross, and I will be at this hearing and it is open to you as well if you wish.  
 
We are requesting a variance in order to build essentially the same house as the remodel would have been but 
the new house will be a true 2 story instead of a split level. The footprint of the new house is almost the same as 
what the remodel would have been. Since it is now a new build the city of Upper Arlington is asking us to 
request a new variance for the side yard set backs and the front yard set back because the new house (just like 
the old house) is non-conforming with the current zoning requirements in those 3 areas. The front yard set back 
is now going to be 56.25’ (60’ requirement) the east side 15’ (20’ is the requirement) and the west side 10’(20’ 
is the requirement). 
 
 The steep nature of the land does not allow for much more expansion to the back than we already planned. This 
is such a beautiful piece of property and we really wish to make it the best that it can be for the neighborhood, 
our home, and other family’s home in the future. 
 
I attached a new site plan of the property and the concept plans for our new house to help with my description. 
If you have any questions please reach out to Sean or I. We look forward to being your neighbor.  
 
Best and Happy Holidays,  
 
Kristi 
Cell: 614-886-9252 
Email: kristijean10@yahoo.com 
 
Sean 
Cell: 440-823-8742 
Email: sbedevelsky@gmail.com 
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4462 Summit Ridge 
Drive

BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking South
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BZAP Approved and 
Proposed Site Plan
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Proposed Front Elevation
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Proposed Side Elevations
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Proposed Rear Elevation
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Previously Existing and Demo Elevations
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Existing Rear Elevation and View
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Authors: Alyssa Kelly, AICP, Planning Officer 
    
BZAP Meeting Date: January 17, 2024  
    
Subject: 4300 Riverside Drive (VAR-05-24) - To allow a six-foot tall 

fence to project up to 32 feet into the front yard setback, when 
a maximum 42-inch tall fence that projects up to 15 feet is 
permitted. 

     
  
Site Description/History 
The subject property, 4300 Riverside Drive, is located at the convergence of Riverside and 
Stratford Drives. The property can be accessed via Stratford Drive or from an alley along the 
rear. The property is zoned R-1b (One-Family Residence District) and is an irregularly-shaped 
lot in the Fairfax subdivision (Lots #3-4). It has 180 feet of frontage, 285 (average) feet of 
depth, and the property tapers to just 128 feet along the rear property line. The home sits 
skewed on the lot, with the front portion 18 feet behind the unplatted 40-foot front yard 
setbacks along Riverside and Stratford Drives. It sits at least 12 feet above the roadway, 
where dense vegetation exists and is to be maintained. The home was constructed in 1940 
and purchased by the applicant in 2021. 
 
The property includes an existing, 42-inch tall split-rail fence that was approved via variance 
for the current location in 1979 (BZ-31-79). In November 2023, a swimming pool permit (#23-4831) was 
approved for the property. The submitted drawings initially showed a six-foot tall fence in the same location 
as the current fence. However, upon Staff denial, revised drawings were submitted that showed a 
compliant, four-foot tall fence along the front yard setback. Subsequently, the applicant submitted this 
variance application for the increased height and projection of the fence into the front yard. 
 
Proposal 
The applicant has submitted three options for consideration by the Board for this variance 
application. The applicant's preferred proposal (Option A) includes a six-foot tall, woodgrain-
colored vinyl fence that would project up to 32 feet into the 40-foot (unplatted) front yard 
setback. Alternative plans (Option B and C) show the height of the fence varying from 4-6 feet 
within the front yard, with the four-foot portions being semi-private fencing. In all proposals, the 
majority of the fence in the front yard would be located behind an existing mature hedge on 
the property (see site plan), as well as partially screened by existing vegetation in the right-of-
way along Riverside Drive.  
 
Zoning Code Requirements 
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• To allow a six-foot tall fence to be constructed 32 feet into the 40-foot front yard setback 
(Article 6.09). 

  
Alternatives 
The fence could be located along or behind the 40-foot front yard setback. Due to the fence 
being used as a pool barrier, the height could not be reduced below four feet (State of Ohio 
safety requirement). 
 
Requested Action and Findings 
 Staff has reviewed the application, met with the applicant, and visited the site. While Staff 
typically discourages variances for height and location of fences in front yards, this particular 
property has unique conditions that may support some relief from the code requirements. 
These conditions include an irregularly shaped lot, where the home is also situated skewed on 
the lot, and the property's location on Riverside Drive, a heavily traveled and noisy 
thoroughfare. Existing landscaping and the uphill nature of the lot will help screen the fence 
from view. Therefore, Staff recommends approval of the application with the condition that 
existing landscaping be retained to screen the six-foot tall portion of the fence from view. The 
Board may consider Findings #1 and #4 with this application. 
 
Attachments 
1. 4300 Riverside Dr - Variance Application 
2. BZAP Staff Report Pics - 4300 Riverside Drive 
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City of Upper Arlington, Ohio 12/28/2023

23-5620

Variance Application

Status: Active

Submitted On: 12/19/2023

Primary Location

4300 RIVERSIDE DR

UPPER ARLINGTON, OH

43220

Owner

John & Amanda Sass

RIVERSIDE 4300

COLUMBUS, OH 43220

Applicant

Michael Crommes

614-777-4254 and 614-

205-2688

mike@capitalcitypools.com

3940 Scioto Darby Creek

Road

Hilliard, OH 43026

BZAP Information

BZAP Case #

VAR-05-24

Status

Pending

BZAP Determination Date

01/17/2024

Vote Tally

Primary Variance

Fence

Findings of Fact for Approval/Denial

Variance Request

BZAP conditions

To allow a 6-foot tall fence to project up to 32 feet into the front yard setback, when a 

maximum 42-inch tall fence that projects up to 15 feet into the front yard is permitted.
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Variance Information

Describe Variance Request

What practical difficulty, special conditions and/or circumstances exist that are peculiar to the land or

structure involved and which are not generally applicable to other lands or structures in the same zoning

districts?

On behalf of the property Owner, as their Agent, Hidden Creek is respectfully 

requesting a variance for the metal pool fencing as submitted and approved on our 

swimming pool permit 23-4831 from

November 30, 2023. Given the nature of the lot, the front of the house faces Stratford 

Drive, with the rear yard facing Riverside Drive. There is a 40-foot front yard setback 

along Riverside Drive. The existing 6'-7' tall evergreen hedge at the northwest corner 

of the property is to remain in order to provide screening of the pool from Riverside 

Drive. We request a variance to allow for the extension of the fence into the front yard 

setback (see approved 1979 variance), as well as options for the type and heights of 

fencing. The Owner prefers to install a 6' (72") tall, Bufftech Chesterfield, or Imperial 

(privacy) PVC vinyl fence (color: 'Weathered') along the north property line and 

around the west and south sides of the pool with appropriate self-closing and latching 

gates and hardware (Magna-latch). They also prefer to present two other fencing 

options for consideration that would have the proposed 6' tall privacy fence at the 

north property line transitioning down by way of a swooping section to a 4' height 

version around the pool and connecting to the southwest corner of the house.    

This residential parcel's orientation is unique in that the 'back yard' where you would 

typically locate a swimming pool, has an existing 40-foot front yard setback due to its 

location along Riverside Drive. This 40-foot front yard setback creates difficulty in 

allowing for a reasonably sized pool, spa and patio space, while including required 

fencing and associated landscaping. The Owner prefers to utilize as much 'rear' yard 

space as possible w/out compromising the integrity of the neighborhood, and 

reducing the amount of rear yard space. The mandate to retain the existing 6'-7' tall 

evergreen hedge at the west and southwest sides of the rear yard (see 1979 variance) 

will provide a mature buffer screen of the pool to and from Riverside Drive, while 

allowing for a private and secure rear yard space with some lawn. The proposed 

fencing will be immediately inside the hedge further screening the fence from view 

around this end of the rear yard. 
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Will granting the variance confer a special privilege that is denied by this regulation to other lands,

structures, or buildings in the same district?

Will the essential character of the neighborhood area be substantially altered or will adjoining properties

suffer substantial detriment as a result of the variance?

Have all reasonable alternatives been investigated or exhausted to find that this variance request is the

minimum necessary to make reasonable use of land and structures?

Can this property yield a reasonable return or can there be any beneficial use of the property without the

variance?

With the existing constraints of the property and precedent of the approved 1979 

variance allowing a front-yard setback encroachment, it is our opinion that this 

request would not confer a 'special privilege' for the Owner. In fact, it is an attempt to 

work within the regulations and site conditions to propose a workable solution by 

variance that allows for the Owner to enjoy a larger fenced, screened and secure rear 

yard.  

No, not in our opinion. By utilizing the existing 6'-7' tall evergreen hedge at this end of 

the back yard, the proposed fencing will be well-buffered from view from four of the 

five adjacent properties including Riverside Drive. The Bufftech Chesterfield and/or 

Imperial style PVC privacy fencing is of high quality materials, approved for use 

around swimming pools and in high wind conditions, offers ColorLast fade protection, 

is easily maintained and ASTM certified. The woodgrain texture and 'weathered' color 

selection of the fencing in combination with existing and proposed landscaping will 

present a clean, natural look and finish allowing the fence to be discreet while 

functioning to secure the pool and spa.   

To the best of our knowledge and expertise.

It is our opinion that the current location of the pool-compliant metal fence that was 

shown as part of our pool and spa permit (approved November 30, 2023), does 

satisfy the front yard setback requirement. 

However, this fence layout creates a confined fit around the pool, and doesn't solve 

the Owner's desire to retain more rear yard space and privacy. We believe the 

proposed details in this variance request will add value to this and adjoining properties

while preserving and enhancing the character of the neighborhood. 
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Certification of Notice 
 

Applicant Name: ____________________________________________________________________________ 
 

Location of property subject to BZAP request: ________________________________________________ 

 

This application will be heard by the Board of Zoning and Planning on: ____________________________ 
 

Describe activity which requires Board of Zoning and Planning review: 
 
 
 
 
 
 

Board of Zoning and Planning (BZAP) meetings begin at 6 PM on Wednesdays and are held at the Upper Arlington Municipal 

Services Center, 3600 Tremont Road, Upper Arlington, Ohio, 43221. Meeting location details and additional instructions will 

be provided on the Agenda, which is posted on the City’s website at upperarlingtonoh.portal.civicclerk.com. For further 

information, please contact the Planning Division at planning@uaoh.net. 
 

Your signature below DOES NOT constitute approval or disapproval of the request. Your signature only represents that you 

have been properly notified of the request. You are encouraged to attend any and all meetings regarding this matter. 

 
Address of Property 

to be notified: 
Property Owner Name: Property Owner Signature 

or Certified Mail No.: 

Date obtained or 
Mail sent: 

    

    

    

    

    

    

    

    

    

    

    

    

    

Applicant Signature: Date: 

 

Revised: May 2023 
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4300 Riverside Drive
BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North

Page 166 of 227



4300 Riverside Drive
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View to Riverside Drive (Looking West)
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Option A
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Option B
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Option C
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Proposed Fence

Page 172 of 227



 

____________________________________________________________________________________ 

 
 Page 1 of 2 |  

 
Authors: Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: January 17, 2024  
    
Subject: 3200-3240 Tremont Road and 3181 Northwest Boulevard 

(DEV-06-23) - Review of a Graphics Plan for the Bob Crane 
Community Center and parking garage, senior housing building 
(The Coventry), and apartment building (The Kingston) at 
Kingsdale. 

     
  
Site Description/History 
In March 2021, the Board approved a three-building redevelopment plan for the former Macy's 
site at Kingsdale, which included: a senior housing building, an apartment building, and a 
future building (which became the community center).  A condition of this approval was for a 
future graphics plan to be reviewed by the Board, which included signage that is subdued in 
nature with halo-style illumination and pedestrian-oriented blade signs.  Primary signage has 
already been installed for The Coventry due to its minimal size and location, as well as the 
timing of its opening.  Staff authorized approval of this signage as long as the remaining 
graphic elements for the rest of the development were reviewed by the Board. In November 
2023, the Board approved signage for the Old Bag of Nails Pub, which is now open. 
Freestanding signage for The Coventry was not approved, as plan revisions were 
expected.  Signage for the other buildings was to be submitted between the November 2023 
and January 2024 BZAP meetings. 
 
Proposal 
As of the posting of the BZAP meeting packet, revised plans for The Coventry have not been 
submitted, but are expected in advance of the meeting.  New signage plans for The Kingston 
are also expected in advance of the meeting, as is signage for the proposed City parking 
garage in the existing Giant Eagle surface parking lot.  Signage for the Bob Crane Community 
Center is attached and is modest, allowing the building to be the highlight. It primarily includes 
signage above the main entrances and along vertical elements of the building. 
 
Zoning Code Requirements 
Article 6.06(D)(6) states: To avoid visual clutter and visual blight, to improve wayfinding, to 
decrease distraction for motorists and pedestrians, and to encourage economic development 
and placemaking as contemplated by the Master Plan in the City's Planned Mixed Use 
Districts (PMUDs), a comprehensive graphics plan shall be required for all projects located in 
a PMUD. This shall be reviewed by BZAP for signage types, locations, color scheme, sizes, 
illumination, compatibility with architecture, and establishment of unity of design for the 
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development. In evaluating a Comprehensive Graphics Plan, this Section shall serve as a 
reference but the Comprehensive Graphics Plan may supersede this Section's requirements; 
provided, however, that any deviation from this Section's requirements in a Comprehensive 
Graphics Plan shall not impair the City's aesthetic objectives, traffic and pedestrian safety, or 
the City's other interests as noted in this Section. After adoption of a comprehensive graphics 
plan, all new individual signs shall be reviewed by the Community Development Department 
for conformance with such graphics plans. The Community Development Director shall 
determine whether minor amendments to graphics plans, other than those related to the 
specific types of signage permitted, shall require BZAP review. 
  
Alternatives 
To be updated in advance of the meeting once additional plans are submitted and reviewed by 
Staff.  Several iterations of signage for the community center have been vetted by the 
community center design team.  Staff concurs that what is proposed fits the building quite well, 
provides property identification, and is generally subdued in nature. Should any modifications 
to the proposed signage be proposed by BZAP, Staff would request specific direction so that 
the design team may respond accordingly. 
 
Requested Action and Findings 
 A vote is only needed for The Coventry and The Kingston components. A vote is not needed 
for the parking garage and/or community center because these are City projects, but Staff felt 
it would be important for the Board to see what is proposed for all the buildings. 
 
Attachments 
1. THE KINGSTON EXTERIOR SIGNAGE PACKAGE 23103 REV 1-15-24 
2. Bob Crane Community Center Graphics 
3. Kingsdale approval 03.24.21 
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23103

1-4-23BMS

l l lDesign   Fabrication   Erection   Service

PROJECT NAME
LOCATION
CITY STATE

DESIGN
SALES

SIZE
SCALE
DATE

PROJECT#

REVISIONDATECLIENT APPROVAL PRODUCTION 
ART REQUIRED

Colors on Printed Documents 
May Vary

S I G N C O M,    I N C.             5 2 7     W E S T     R I C H     S T R E E T             C O L U M B U S,     O H I O     4 3 2 1 5             T E L:   6 1 4 - 2 2 8 - 9 9 9 9             F A X:   6 1 4 - 2 2 8 - 4 3 2 6            info@signcominc.comCOPYRIGHT  2023c

14
GMB/DAW Noted

UPPER ARLINGTON 1-12-24   1-15-24

1-12-24   1-15-24THE KINGSTON
3200-3242 TREMONT RD.

VERIFY ALL MEASUREMENTS AND DIMENSIONS PRIOR TO PRODUCTION

SITE PLAN

SCALE: 1/128”= 1’-0”

1

SIGN THUMB DESCRIPTION

1

2

3

WALL SIGN
NORTHEAST @ LOWER PARAPET LEVEL
SINGLE SIDED

BLADE SIGN
SOUTHEAST CORNER
DOUBLE SIDED (FACES N & S)

WALL SIGN
WEST ELEVATION
SINGLE SIDED

QUANTITY

1

1

1

SCOPE OF WORK

PARCEL ID: 070-004527

CODE NOTES:

2

3

4

4

5

4

5

WALL PARKING SIGN
LOCATIONS

CANOPY SIGN
NON-ILLUMINATED LETTERS ON CANOPY 

2

1

AREA

21.00

56.66

42.50

9.00

11.01
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GMB/DAW Noted

UPPER ARLINGTON 1-12-24   1-15-24

1-12-24   1-15-24THE KINGSTON
3200-3242 TREMONT RD.

EAST ELEVATION - RENDERED SCALE: 1/32” = 1’-0”

1

SOUTH NORTH

2

EAST ELEVATION - RENDERED SCALE: 1/32” = 1’-0”

1

SOUTH NORTH

2

EAST ELEVATION - RENDERED SCALE: 1/32” = 1’-0”

1

SOUTH NORTH

2

NORTH ELEVATION - RENDERED SCALE: 1/32” = 1’-0”

EAST WEST

1
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PROJECT NAME
LOCATION
CITY STATE

DESIGN
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SCALE
DATE

PROJECT#
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SOUTH ELEVATION - RENDERED SCALE: 1/32” = 1’-0”
4

WEST EAST

WEST ELEVATION - RENDERED SCALE: 1/32” = 1’-0”
4

3

NORTH SOUTH

5
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NORTHEAST CORNER ELEVATION SCALE: 1/32” = 1’-0” NORTHEAST CORNER DETAIL SCALE: 3/32” = 1’-0”

DDN WITH REVERSE HALO-LIT CHANNEL LETTERS 
QTY: (1) REQUIRED

SCALE: 1/2” = 1’-0”
AREA: 21.00 SQ. FT.

TheCONTINENTAL Flats
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MATCH PANTONE
446 C

COLORSCOLORS

CL

EQ.

EQ.

EIFS SYSTEM TRIM BANDEIFS SYSTEM TRIM BANDEIFS SYSTEM TRIM BAND

NOT TO SCALE - END VIEW SCHEMATIC - NOT TO SCALE

DAY APPEARANCE

EVENING APPEARANCE

DDN WITH REVERSE HALO-LIT CHANNEL LETTERS 
QTY: (1) REQUIRED

SCALE: 1/2” = 1’-0”
AREA: 21.00 SQ. FT.

2
1
”

144”

1
2
”

1
2
”

3”

CABINET
FLAT FACE ALUMINUM PANEL WITH 2’' DEEP RETURNS. MOUNTED FLUSH TO WALL WITH 
CONCEALED ANGLE BRACKETS WITH FLUSH FIT SCREWS ALONG RETURNS, WEEPHOLES AT 
BOTTOM OF CABINET

HALO - ILLUMINATED LETTERS 
- 2'' DEEP REVERSE CHANNEL LETTERS ARE HALO ILLUMINATED FROM BEHIND WITH LED LIGHT 
CLUSTERS HOUSED INSIDE. GRAPHICS ARE MOUNTED TO BACKGROUND PANEL WITH 
CONCEALED BACK STUDS FITTED WITH 1'' SPACERS TO SEPARATE LETTERS FROM PANEL 
SURFACE, WEEPHOLES AT LOW POINTS OF LETTERS
 

Remote
Power 
Supply
Converter

Weepholes

Weepholes

Countersunk Screws 
Top & Bottom

Paint 
Inside Of
Channeled 
Shape White 

Clear 
Polycarb. 

Backer

Metal Reverse 
Channel Letter 

Faces

Light
Emitting
Diodes

Routed out Stars
backed up with

White Acrylic

2’'
Reverse

Halo Letter

3’'
DDM Panel

1''

120 AC
Feed
(by Others)

1'' Spacers
Sleeved

Onto 
Fasteners

Concealed 
Corrosive 
Resistant 
Lag Bolts

FIBER CEMENT
OVER WOOD STUD

FASCIA

Power
Converted
to 12 Volt DC

5/8” THICK 
DRYWALL

Power
Disconnect
Switch

MATCH PANTONE 2527 C
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SCALE 3/8'' = 1  - 9.00 SQ FT  

10'' 
From
Wall

6'' Alum
Tube 

Support

16'' Alum.
Mounting 
Plate

21'' Alum.
Mounting 
Plate

4 Total---
Thru Bolts
to Match 
Plate

6'' Dia. Alum.
Tube Support
Thru Welded

Into Plate

8'' Cabinet

6'' Tube Support

14'' Mounting
Plate

10.5'' OC

18.5'' 
OC

2'' Pan Faces
LED Light
Modules To
Illuminate 
Faces

Illuminated "P" 
& Inline Border

.38'' Thru Bolts to Match Plate Behind Wall 
                       (Verify Mounting Method)

2'' 

.5'' Thick
Alum. Mounting Plate

2” Retainer

SIGN 4

WEST ELEVATION

SCALE: 1/32” = 1’-0”

NORTH SOUTH

The

Flats

C
O

N
TIN

E
N
TAL

 

SOUTH ELEVATION

SCALE: 1/32” = 1’-0”

WEST EAST

44

FABRICATED ROUND CABINET FRAME, 8” DEEP,  WITH REMOVEABLE RETAINERS
ALL VISIBLE SURFACES AND HARDWARE PAINTED WHITE.

PANFORMED FACES FEATURE TRANSLUCENT BLUE WITH TRANSLUCENT WHITE COPY
FACES INTERNALLY ILLUMINATED WITH LED CLUSTERS HOUSED INSIDE

ALL POWER CONVERSIONS ARE HOUSED INSIDE REMOTE SUPPLY BOX (BY OTHERS)
WITH DISCONNECT SWITCH POSITIONED FOR SERVICE ACCESS

CABINET SECURED TO MASONRY FASCIA WITH 14” X 21” X 1/4” ALUMINUM MOUNTING PLATE, THROUGH 
BOLTED (QTY: FOUR 3/8” DIAMETER) TO INTERIOR MATCH PLATE (14” x 21” X 1/4”) 

ROUND PARKING BLADE - Pb1 - (2) REQUIRED

LOCATION 2SIGN 4LOCATION 1SIGN 4

3
6
”

36”

1
9
”

2”

2”
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INSTRUCTIONS TO BIDDERS

PROJECT IDENTIFICATION
Client
Upper Arlington Bob Crane Community Center
3600 Tremont Road
Upper Arlington, OH 43221 

Architect of Record
MSA Design
15 West Cherry Street
Suite 300
Columbus, Ohio 43215

BIDDING & BIDDING DOCUMENTS
The Bidding Documents include Graphic Location Plans 
which indicate all graphics and signage within the scope of 
this overall bid.  

The Bid Package and Materials Specification specify Basis 
of Design selections and minimum quality and capabilities 
for each element. Alternate products may be submitted 
that meet minimum qualifications and basis of design. All 
alternates shall be submitted for review and approval by 
email to Katie Freeland (kfreeland@msaarch.com) and 
Hannah Williams (hwilliams@msaarch.com). In the case 
that an alternate is not submitted, bidder must include Basis 
of Design material as specified for their Base Bid and may 
submit an unapproved alternate product as a deductive 
alternate in appropriate section on Bid Form. 

Bidders shall provide the following for a complete Bid: 
Bid Form, Alternate Bid Form, and Insurance Requirement 
Documentation as well as any other information regarding 
their teams or offerings.

Bidders are responsible for complete review of the bidding 
documents and completion of requested information.

Bidders requiring clarification of the bidding documents 
should contact the Architect by email (attn: Katie 
Freeland (kfreeland@msaarch.com) and Hannah Williams 
(hwilliams@msaarch.com).

Bidders shall provide complete unit costs including 
installation, delivery, and materials for all graphics in the 
provided form.

PREPARATION OF PROPOSALS
All proposals must be complete for all items as noted in the 
specifications and/or plans.  Proposals will be submitted 
on a unit cost basis and total Project basis including all 
associated freight, storage, delivery, installation and any 
other labor, materials, services and equipment necessary 
to complete the work.  The client, MSA Design, may elect to 

award the entire graphics and signage package to a single 
dealer/ vendor or may elect to award only a single category 
of graphic / signage to a said dealer / vendor.
All proposals shall be based on specified items indicated in 
Basis of Design. Materials can be substituted for alternates 
as indicated on the materials specifications, alternates must 
have equal finish level and features as included in specified 
products, unless otherwise noted. Acceptance of alternates 
will be at the discretion of the Architect / Owner.		

PROJECT MANAGEMENT
Provide comprehensive single point of contact project 
management capabilities to facilitate the ordering and 
installation of this furniture package.  The Signage and/or 
Graphics Contractor will be required to integrate into the 
Project design Team led by the Architect.

PRE-INSTALLATION SERVICES
Provide design team with material samples for Owner and 
Architect approval, as specified in Project Specifications.

Attend up to 4 Project Coordination meetings with Project 
Design team.

DESIGN PHASE
Prepare detailed shop drawings for review and approval 
by the Owner and Architect, as specified in Project 
Specifications.

Prepare specifications on quotation form for review and 
approval by Owner and Architect.

Prepare detailed components list for approval by the Owner 
and Architect.

Place all materials orders.

Assist design team, as required, with the coordination of 
electrical point of connection locations for all illuminated 
signage. 

STORAGE
The Contractor shall use it’s own storage facilities.  No 
storage of materials prior to the start of installation will be 
allowed at the project site, and no additional charges will be 
allowed due to additional storage needs.

The contractor is responsible for scheduling, receiving, 
inspecting and installing all items. The Owner and Architect 
will neither receive, nor unload any shipments. 

INSTALLATION PHASE
Provide on bid form, a separate line item for installation 
services.  Include hourly rates identifying type of service .

Coordinate with the Construction Manager the preparation 
of a detailed schedule for installation of graphics and/or 
signage.

Participation in subcontractor meetings (up to 4 meetings).

Provide/appoint single source, on-site, point of contact for 
installation team.

Assume delivery, receipt and installation of graphics / 
signage on site. Staging location to be coordinated with 
Construction Manager.

If schedule requires, Contractor will hold products up to 30 
days without charge to Owner.

The Contractor shall be responsible that no labor disputes 
occur.  All damages due to such disputes shall be the 
sole responsibility of the Contractor.  The Contractor shall 
coordinate his work with all other work at the project site.

Other work under separate contracts will be occurring at 
the project site.  The Contractor shall cooperate with other 
separate contractors and the Owner in order to facilitate 
the general progress of all the Work at this project site. 
The Contractor shall coordinate his work and the work 
of his Subcontractors with the work of all other separate 
contractors.

Compliance with all regulations pertaining to safety and 
health is the sole responsibility of the Contractor.

The goods, including materials, signage and graphics 
elements and equipment shall be identified to the Contractor, 
and the risk of loss shall be at all times the Contractor’s until 
goods and/or equipment is installed at the Owner’s facilities.

The Owner shall have a reasonable time after receipt of 
the goods to inspect each delivery and notice of any defect 
or other claim as to quantity and quality of the goods shall 
be made in writing to the Contractor, if found not to be in 
conformity with contract requirements.

The Contractor shall install all items in a workmanlike 
manner and in compliance with the applicable law as 
regulations or other technical requirements required by 
local authorities.

The Contractor shall remove from the Owner’s premises 
daily all cartons, crates, packing material and other refuse 
resulting from the delivery or installation of items under this 
scope of work.	

The Contractor shall be responsible for repair of any damage 
to ceilings, walls, floors or other surfaces caused by the 
delivery or installation of items under this scope of work. 

PRODUCT ACCEPTANCE & PAYMENT
After installation completion, all signage / graphics 
will be inspected during a scheduled punch list 
walk-through with the Contractor, Architect/
Interior Designer and Owner. Any damage incurred 
to the product prior to final inspection will be the 
responsibility of the Contractor.

Invoices can only be submitted after receipt of the 
product onto the premises and the final punch list 
has been signed off by the Architect and Owner.

GR 1.01
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INSTRUCTIONS TO BIDDERS

Adjusting and Cleaning
Remove and replace damaged or deformed signs and signs 
that do not comply with specified requirements. Replace 
signs with damaged or deteriorated finishes or components 
that cannot be successfully repaired by finish touch up or 
similar minor repair procedures. Remove temporary protec-
tive coverings and strippable films as signs are installed. On 
completion of installation, clean exposed surfaces of signs 
according to manufacturer’s written instructions, and touch 
up minor nicks and abrasions in finish. Maintain signs in a 
clean condition during construction and protect from dam-
age until acceptance by Owner. 

Existing Building and Site Conditions
Maintain portions of existing site and building affected by 
construction operations throughout construction period. Sign 
Contractor shall be responsible for repairing any damage to 
existing adjacent construction and site conditions caused by 
construction operations. Sign Contractor shall be responsi-
ble for repairing back to their original condition as approved 
by Owner and Architect, including landscape and planting.

Access to Site 
Fabricator and Installer responsible for compliance with any 
and all site restrictions and regulations put forth by the Own-
er and/or local governing legislative.

General: Contractor shall have limited use of Project site 
for construction operations as indicated on Drawings by 
the Contract limits and as indicated by requirements of this 
Section.

Use of Site: Limit use of Project site to work in areas  
indicated. Do not disturb portions of Project site beyond 
areas in which the Work is indicated.

Driveways, Walkways and Entrances: Keep driveways, load-
ing areas, and entrances serving premises clear and avail-
able to Owner, Owner’s employees, and emergency vehicles 
at all times. Do not use these areas for parking or storage of 
materials.
Schedule deliveries to minimize use of driveways and  
entrances by construction operations. Schedule  
deliveries to minimize space and time requirements for stor-
age of materials and equipment on-site.

Coordination with Occupants
Partial Owner Occupancy: Owner will occupy the  
premises during entire construction period, with the  
exception of areas under construction. Cooperate with Owner 
during construction operations to minimize  

conflicts and facilitate Owner usage. Perform the 
Work so as not to interfere with Owner’s operations. 
Maintain existing exits unless otherwise indicated.

Maintain access to existing walkways, corridors, 
and other adjacent occupied or used facilities. Do 
not close or obstruct walkways, corridors, or other 
occupied or used facilities without written permis-
sion from Owner and authorities having jurisdiction. 
Provide not less than 72 hours notice to Owner of 
activities that will affect Owner’s operations.

PROJECT SUMMARY 
Fabrication and installation of new signage to be
installed at Upper Arlington Bob Crane Community 
Center, as presented in this Sign Package.

Upper Arlington Bob Crane Community Center
3600 Tremont Road
Upper Arlington, OH 43221

GR 1.02
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PROJECT STANDARDS MATERIALS & BRAND ELEMENTS GR 1.03

METAL

M1
Black anodized aluminum letters 
1/4”,

AVENIR NEXT: MEDIUM 
ABCDEFGHIJKLMNOPQRSTUVWXYZ
abcdefghijklmnopqrstuvwxyz
O123456789 !@#$%^&*(); : ’”, ,?”

AVENIR NEXT: BOLD 
ABCDEFGHIJKLMNOPQRSTUVWXYZ
abcdefghijklmnopqrstuvwxyz
O123456789 !@#$%^&*();: ’”, ,?”

LOGO 

TYPOGRAPHY 
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D-1.01 REVERSE CHANNEL HALO LIT 
LETTERING & LOGO SIGNAGE: NORTH 
D-1.01 Fabrication Notes 

	- Wall mounted fabricated lettering and logo 
(M1) sign, 2” brushed aluminum returns. 

	- Reverse channel/halo-lit letters and logo. 
Each letter/logo should be individually fed 
into the wall. To be attached to the building 
with no visible fasteners or mounting 
mechanisms on face.  

	- LED’s to provide an even and continuous 
glow. LED light should be a warm 
white, with option for adjustable light 
temperature. 

	- To be pin mounted with clearance allowing 
for surface changes, as mounting surface 
is uneven. Face of letterforms should be 
flush. No visible mounting hardware. 

	- Production options should be priced 
separately and provided within the bid. 
Fabricator’s production suggestions will 
also be taken into consideration. 

	- Edges should be polished and not sharp as 
this is a high traffic area. 

	- Mounting and security hardware  
should not be visible and must be  
tamper-proof. 

	- Follow manufacturer’s instructions. 

	- All colors to match as close as possible 
throughout the entire project on different 
materials and fabrication methods (paint, 
digital printing, etc.). 

	- Contractor to field verify all dimensions 
to be reviewed in shop drawings, prior to 
fabrication & installation. Dimensions on 
elevations provided for general reference.  

	- Graphic drawings of sign fabrication shown 
for design intent. Final drawings to be by 
fabricator with final approval by Architect. 
Architect to provide final artwork.

GR 2.01D-1.01 QUANTITY: 1 NORTH EXTERIOR

M1

Intent

37’ 3.1”

4’ 10”
1’

1’ 10”

22
’ 7

”

8”

10’ 2”

7’ 6”

4’ 7”4’ 7”
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D-1.02 REVERSE CHANNEL HALO LIT 
ADDRESS SIGNAGE: NORTH 
D-1.02 Fabrication Notes 

	- Wall mounted fabricated lettering and logo 
(M1) sign, 2” brushed aluminum returns. 

	- Reverse channel/halo-lit letters and logo. 
Each letter/logo should be individually fed 
into the wall. To be attached to the building 
with no visible fasteners or mounting 
mechanisms on face.  

	- LED’s to provide an even and continuous 
glow. LED light should be a warm 
white, with option for adjustable light 
temperature. 

	- To be pin mounted with clearance allowing 
for surface changes, as mounting surface 
is uneven. Face of letterforms should be 
flush. No visible mounting hardware. 

	- Production options should be priced 
separately and provided within the bid. 
Fabricator’s production suggestions will 
also be taken into consideration. 

	- Edges should be polished and not sharp as 
this is a high traffic area. 

	- Mounting and security hardware  
should not be visible and must be  
tamper-proof. 

	- Follow manufacturer’s instructions. 

	- All colors to match as close as possible 
throughout the entire project on different 
materials and fabrication methods (paint, 
digital printing, etc.). 

	- Contractor to field verify all dimensions 
to be reviewed in shop drawings, prior to 
fabrication & installation. Dimensions on 
elevations provided for general reference.  

	- Graphic drawings of sign fabrication shown 
for design intent. Final drawings to be by 
fabricator with final approval by Architect. 
Architect to provide final artwork.

GR 2.02D-1.02 QUANTITY: 1 NORTH EXTERIOR

M1

37’ 3.1”

4’ 10”
1’

1’ 10”

22
’ 7

”

8”

10’ 2”

7’ 6”

4’ 7”4’ 7”
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50
’

2’ 1.6”

3’

3’

40
’

5’ 1.6” 1’ 1.3”1’ 1.3”

5’ 9”

3”8”

GR 2.03

D-1.03 REVERSE CHANNEL HALO LIT 
LETTERING & LOGO SIGNAGE: SOUTH 
D-1.03 Fabrication Notes 

	- Wall mounted fabricated lettering and 
logo (M2) sign, 4” brushed aluminum 
returns. 

	- Reverse channel/halo-lit letters and logo. 
Each letter/logo should be individually 
fed into the wall. To be attached to the 
building with no visible fasteners or 
mounting mechanisms on face.  

	- LED’s to provide an even and continuous 
glow. LED light should be a warm 
white, with option for adjustable light 
temperature. 

	- To be pin mounted with clearance 
allowing for surface changes, as 
mounting surface is uneven. Face of 
letterforms should be flush. No visible 
mounting hardware. 

	- Production options should be priced 
separately and provided within the bid. 
Fabricator’s production suggestions will 
also be taken into consideration. 

	- Edges should be polished and not sharp 
as this is a high traffic area. 

	- Mounting and security hardware  
should not be visible and must be  
tamper-proof. 

	- Follow manufacturer’s instructions. 

	- All colors to match as close as possible 
throughout the entire project on different 
materials and fabrication methods (paint, 
digital printing, etc.). 

	- Contractor to field verify all dimensions 
to be reviewed in shop drawings, prior to 
fabrication & installation. Dimensions on 
elevations provided for general reference.  

	- Graphic drawings of sign fabrication 
shown for design intent. Final drawings 
to be by fabricator with final approval 
by Architect. Architect to provide final 
artwork.

D-1.03 QUANTITY: 1 SOUTH EXTERIOR

M1

Intent
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5’ 1.6” 1’ 1.3”1’ 1.3”

5’ 9”

3”8”

GR 2.04

D-1.04 LETTERING & LOGO SIGNAGE: 
SOUTH 
D-1.04 Fabrication Notes 

	- Wall mounted fabricated lettering and 
logo (M2) sign, 2” brushed aluminum 
returns. 

	- Signage should be centered horizontally 
on the wall surface. 

	- To be pin mounted with clearance 
allowing for surface changes, as 
mounting surface is uneven. Face of 
letterforms should be flush. No visible 
mounting hardware. 

	- Production options should be priced 
separately and provided within the bid. 
Fabricator’s production suggestions will 
also be taken into consideration. 

	- Edges should be polished and not sharp 
as this is a high traffic area. 

	- Mounting and security hardware  
should not be visible and must be  
tamper-proof. 

	- Follow manufacturer’s instructions. 

	- All colors to match as close as possible 
throughout the entire project on different 
materials and fabrication methods (paint, 
digital printing, etc.). 

	- Contractor to field verify all dimensions 
to be reviewed in shop drawings, prior to 
fabrication & installation. Dimensions on 
elevations provided for general reference.  

	- Graphic drawings of sign fabrication 
shown for design intent. Final drawings 
to be by fabricator with final approval 
by Architect. Architect to provide final 
artwork.

D-1.04 QUANTITY: 1 SOUTH EXTERIOR

M1
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37’ 3.1”

4’ 10”
1’ 10”

17’ 10”
7’ 4”7’ 4”

GR 2.05

D-1.05 REVERSE CHANNEL HALO LIT 
LETTERING & LOGO SIGNAGE: WEST 
D-1.05 Fabrication Notes 

	- Wall mounted fabricated lettering and logo 
(M1) sign, 2” brushed aluminum returns. 

	- Signage should be centered horizontally 
on the wall surface. 

	- Reverse channel/halo-lit letters and logo. 
Each letter/logo should be individually fed 
into the wall. To be attached to the building 
with no visible fasteners or mounting 
mechanisms on face.  

	- LED’s to provide an even and continuous 
glow. LED light should be a warm 
white, with option for adjustable light 
temperature. 

	- To be pin mounted with clearance allowing 
for surface changes, as mounting surface 
is uneven. Face of letterforms should be 
flush. No visible mounting hardware. 

	- Production options should be priced 
separately and provided within the bid. 
Fabricator’s production suggestions will 
also be taken into consideration. 

	- Edges should be polished and not sharp as 
this is a high traffic area. 

	- Mounting and security hardware  
should not be visible and must be  
tamper-proof. 

	- Follow manufacturer’s instructions. 

	- All colors to match as close as possible 
throughout the entire project on different 
materials and fabrication methods (paint, 
digital printing, etc.). 

	- Contractor to field verify all dimensions 
to be reviewed in shop drawings, prior to 
fabrication & installation. Dimensions on 
elevations provided for general reference.  

	- Graphic drawings of sign fabrication shown 
for design intent. Final drawings to be by 
fabricator with final approval by Architect. 
Architect to provide final artwork.

D-1.05 QUANTITY: 1 WEST EXTERIOR

Intent

M1
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D-1.06 REVERSE CHANNEL HALO LIT 
ADDRESS SIGNAGE: WEST 
D-1.06 Fabrication Notes 

	- Wall mounted fabricated lettering and logo 
(M1) sign, 2” brushed aluminum returns. 

	- Signage should be centered horizontally 
on the wall surface. 

	- Reverse channel/halo-lit letters and logo. 
Each letter/logo should be individually fed 
into the wall. To be attached to the building 
with no visible fasteners or mounting 
mechanisms on face.  

	- LED’s to provide an even and continuous 
glow. LED light should be a warm 
white, with option for adjustable light 
temperature. 

	- To be pin mounted with clearance allowing 
for surface changes, as mounting surface 
is uneven. Face of letterforms should be 
flush. No visible mounting hardware. 

	- Production options should be priced 
separately and provided within the bid. 
Fabricator’s production suggestions will 
also be taken into consideration. 

	- Edges should be polished and not sharp as 
this is a high traffic area. 

	- Mounting and security hardware  
should not be visible and must be  
tamper-proof. 

	- Follow manufacturer’s instructions. 

	- All colors to match as close as possible 
throughout the entire project on different 
materials and fabrication methods (paint, 
digital printing, etc.). 

	- Contractor to field verify all dimensions 
to be reviewed in shop drawings, prior to 
fabrication & installation. Dimensions on 
elevations provided for general reference.  

	- Graphic drawings of sign fabrication shown 
for design intent. Final drawings to be by 
fabricator with final approval by Architect. 
Architect to provide final artwork.

D-1.06 QUANTITY: 1 WEST EXTERIOR

M1
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D-1.07 REVERSE CHANNEL HALO LIT 
LETTERING & LOGO SIGNAGE: WEST 
D-1.07 Fabrication Notes 

	- Wall mounted fabricated lettering and logo 
(M1) sign, 4” brushed aluminum returns. 

	- Signage should be centered horizontally 
on the wall surface. 

	- Reverse channel/halo-lit letters and logo. 
Each letter/logo should be individually fed 
into the wall. To be attached to the building 
with no visible fasteners or mounting 
mechanisms on face.  

	- LED’s to provide an even and continuous 
glow. LED light should be a warm 
white, with option for adjustable light 
temperature. 

	- To be pin mounted with clearance allowing 
for surface changes, as mounting surface 
is uneven. Face of letterforms should be 
flush. No visible mounting hardware. 

	- Production options should be priced 
separately and provided within the bid. 
Fabricator’s production suggestions will 
also be taken into consideration. 

	- Edges should be polished and not sharp as 
this is a high traffic area. 

	- Mounting and security hardware  
should not be visible and must be  
tamper-proof. 

	- Follow manufacturer’s instructions. 

	- All colors to match as close as possible 
throughout the entire project on different 
materials and fabrication methods (paint, 
digital printing, etc.). 

	- Contractor to field verify all dimensions 
to be reviewed in shop drawings, prior to 
fabrication & installation. Dimensions on 
elevations provided for general reference.  

	- Graphic drawings of sign fabrication shown 
for design intent. Final drawings to be by 
fabricator with final approval by Architect. 
Architect to provide final artwork.

D-1.07 QUANTITY: 1 WEST EXTERIOR

M1

Intent

Page 196 of 227



Development Plan
Application
21-708
This is an e-permit. To learn more, scan this barcode or visit
upperarlingtonoh.viewpointcloud.com/#/records/201841112

Issued to: Ryan Pearson for Application #DEV-04-21 on March 24, 2021 

Location: 3180 KINGSDALE CENTER RD in Upper Arlington, OH

BZAP Review:  Approved   |   Vote Tally:  5-0 

Conditions: 1. That the Future Third Building include a minimum 50,000 square feet of dedicated
medical or professional office space;
2. That all required electric, sanitary sewer, storm sewer and water easements be dedicated or
vacated by City Council prior to zoning approval of a Building Permit for either building;
3. That the applicant secure a Stormwater Management Permit from the City Engineer prior to any
earth disturbing activities on the site and utilizes best management practices to minimize stormwater
pollution;
4. That a final emergency access plan be reviewed and approved by the Fire Division, which includes,
at a minimum, mountable curbs in tight locations and the addition of “No Parking” and
loading/unloading areas, prior to zoning approval of a Building Permit for either building;
5. That the final design of the parking garage, including clearance and access, be reviewed and
approved by Staff, prior to a zoning approval of a Building Permit for the Apartment Building;
6. That the screening of rooftop mechanical units from street view, be reviewed and approved by Staff,
prior to a zoning approval of a Building Permit for each building;
7. That the final landscape plan be submitted during the BZAP review of the Future Third Building or
before September 24, 2021, for review and approval by Staff, whichever is sooner;
8. That the pedestrian amenity plan be revised to include at least one bike rack location near the
Apartment Building (in addition to the existing proposed locations) and that a site be identified for
public art (to be programmed by the City), with these revisions submitted for review and approval by
Staff prior to a zoning approval of a Building Permit for either building;
9. That a CoGo bike share station be incorporated into the site plan for the Future Third Building, and
the plans be submitted during the BZAP review of the Future Third Building;
10. That a compliant outdoor lighting plan, free of landscape, traffic and utility conflicts, be submitted
during the BZAP review of the Future Third Building or before September 24, 2021 for review and
approval by Staff, whichever is sooner;
11. That the applicant submit a (future) comprehensive graphics plan application, which includes
signage that is subdued in nature with halo-lit signage and pedestrian-oriented blade signs prior to a
final zoning inspection for either building;
12. That LEED® scorecards be submitted with the Building Permit applications showing eligibility for
certification and include the installation of at least one electric vehicle charging station on the property;
13.  That a post-construction traffic study be completed and any necessary adjustments be made; and
14. That the City reserves the right to address additional items on this application, as necessary, in the
best interest of the City. 

Variances Granted:  1. To Article 5.04(D) to allow an increase in the maximum floor area ratio
(density) from 0.75 to 2.41 (Senior Housing Building), 2.44 (Apartment Building) and up to 2.42 across
the entire property (taking into account the anticipated third building of the development); andPage 197 of 227



2. To Article 5.04(D) to allow a reduction in the minimum lot size from three acres to 1.73 acres (Senior
Housing Building) and 1.42 acres (Future Third Building). This variance is necessitated by the
Developer’s stated plan to split the lots. 

*Results of the BZAP meeting are not completely finalized until a 21-day appeal period expires on
April 14, 2021.  This appeal period may be waived, at your risk, if a separate waiver is submitted to the
Planning Division.  Once the appeal period has passed, a permit must be secured within two years or
the variance becomes void.
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Authors: Chad Gibson, AICP, Community Development Director 

Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: January 17, 2024  
    
Subject: 1480 W. Lane Avenue and 2455 North Star Road (APP-01-24) 

- Appeal submitted by Mr. Daniel Callanan of the Community 
Development Director's decision to issue Certificate of Zoning 
Compliance #23-3185 to allow parking lot improvements for 
OhioHealth. 

     
  
Site Description/History 
The subject properties, 1480 W. Lane Avenue and 2455 North Star Road, flank the northwest 
corner of the two streets and are zoned within the Lane Avenue Planned Mixed-Use District 
(PMUD - Corridor Subdistrict).  The Lane Avenue parcel includes a four-story office building 
that was built in 2005 and is currently being renovated for medical office use by 
OhioHealth.  The North Star Road parcel includes an existing surface parking lot in a linear 
configuration, which is the subject of this appeal application.  [Both parcels are owned by 
OhioHealth and are to be combined with the Franklin County Auditor.]  The parking lot on the 
North Star Road parcel has existed since at least 1972, when it supported a three-story office 
building; that building was demolished in 2017 after several years of vacancy, and OhioHealth 
purchased the property in 2022. 
 
Certificate of Zoning Compliance (CZC) #23-3185 was submitted by EMH&T, on behalf of 
OhioHealth, for site improvements to the existing surface parking lot on the North Star Road 
parcel on July 14, 2023, but was incomplete.  The permit was subsequently issued on October 
26, 2023, which included review by the City's Planning, Engineering, and Forestry 
Divisions.  Ultimately, the Director concluded that the application met all the applicable 
requirements of the UDO. The plan included the replacement of the existing parking area, new 
outdoor lighting, fencing, and landscaping.  No changes were proposed to the number of 
parking spaces or their dimensions (some may be smaller or larger than code requirements) 
or the location of the driveway access (which was less than the 20-foot minimum but has since 
been increased to 24 feet).  A cross-access connection between these parcels was also 
included in this approval. More information will be supplied in the future on how gate access 
and security will be handled.  In general, driveways are permitted to be located along a 
property line, but driveway flares cannot cross the (continued) property line at the street.  The 
property is below development coverage limits. 
 
Appeal application #23-5007 was submitted timely by adjacent property owner Mr. Daniel 
Callanan, Akinita Five LLC, 2447 North Star Road.  The appeal hearing was scheduled at the 
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next available regular BZAP meeting in January.  OhioHealth was notified that if they proceed 
with these plans for improvements to their property while the appeal is pending, they do so at 
their risk. OhioHealth has indicated to staff that they have continued conversations with the 
appellant to address concerns. 
 
In the meantime, the appellant has had numerous discussions and meetings with both 
OhioHealth and the City.  Among other items, the appellant has requested the following from 
OhioHealth and the City:  

• That the existing driveway be moved to the north for safety purposes; 
• That bollards be installed along the shared property line nearest to his building for 

protection; 
• That landscaping is installed on the south side of the property nearest to his building for 

additional screening; 
• That the approved cross-access to W. Lane Avenue be revoked due to an increase in 

traffic towards North Star Road, which results in lower property value; and 
• That the parking lot improvements be reviewed by BZAP. 

 
While staff has worked with the appellant to address these concerns, the Director has 
determined that none of these requested changes is required by the UDO for this project. 
 
Separately, and unrelated to this CZC application or appeal, a Building Permit #23-1747 was 
issued for interior renovations to the office building on July 24, 2023. Because the northern parcel for 
parking was a separate contract and project, and under a different timeframe, it was deemed 
that a separate CZC would be needed. 
 
Proposal 
The appeal application states: 
 
The Parking Modification permit (Zoning Permit No. 23-3185 which joins the 1480 West Lane 
Avenue and 2445 North Star Road properties) approved on 10/27/23 does not adequately 
require prudent setbacks from the southern property line adjacent to 2447 North Star Road, 
particularly given the new stated use of the 1480/2445 property. 
 
Placing the southern driveway curb directly on the 2445/2447 property line creates an 
immediate, unique harm suffered by 2447 North Star property owners. The driveway 
configuration (ingress/egress - without centering - i.e., ~31 foot setback) will irreparably: 
1) Further enhance the cut-through traffic congestion being created by joining the 1480 and 
2445 properties; 
2) Increase errand visitor/patient/delivery traffic intended for the 2445 entrance that will 
mistakenly enter the 2447 (dead end or self-contained) driveway entrance and parking lot; 
3) Cause a financial burden to 2447 property owners for enhancements needed to protect the 
2447 entrance and 2447's northern greenspace and 
4) Negatively impact the working environment for the 2447 office space. We purchased and 
improved the 2447 property with the knowledge that 2445 was a self-contained (510x80) 
parcel with one ingress/egress on North Star Road. 
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Upper Arlington's Lane Avenue Corridor will benefit from the public parking permissible 
through Ordinance No. 20-2023. The 1480/2445 property owner will benefit from North Star 
Road access for their Lane Avenue medical and office staff/visitors/patients/supplier 
deliveries. We are asking to minimize the harmful impact to the 2447 property owners (and 
tenants) adjacent to the 1480/2445 development through centering the driveway off North Star 
Road. 
 
Zoning Code Requirements 
A Certificate of Zoning Compliance (CZC) is necessary to demonstrate that an approved 
development complies with the requirements of the Unified Development Ordinance 
(UDO).  The below sections were considered by the Director in reviewing this CZC application, 
although this is not an exhaustive list. 

• Article 3.03(B)(1) and (2) - The Community Development Director by code is required to 
interpret the meaning and application of the UDO and issue zoning certificates.  

• Article 3.05 - The article for non-conformances does not apply because the uses are 
permitted and there are no non-conforming structures on the property. 

• Article 4.05(D) - The CZC shall demonstrate that an approved development complies 
with the requirements of the UDO. No building or other structure shall be erected, 
constructed, re-constructed, enlarged, moved or structurally altered, nor shall any 
excavation or site improvements be commenced, until the following has occurred: (1) 
The owner of the property involved or a person having an interest in such property and 
acting under written authority of the owner has applied for a CZC; (2) The application 
for a CZC shall include the submittal of a site plan as defined here; (3) The Director of 
Community Development shall review and approve a CZC; and (4) The Director of 
Community Development has issued the zoning certificate following approval of the site 
plan. 

• Article 4.05(G) - Outlines the process and standards for projects located within a 
planned-mixed use district.  It states: After the final development plan has been 
approved by BZAP, and in the course of carrying out this plan, adjustments or 
rearrangements of items other than buildings, such as drives, parking areas, recreation 
areas, entrances, heights, yards, signage, landscaping, exterior lighting, or similar 
modifications, may be requested by the proponents.  The Director of Community 
Development shall review and may approve such amendment(s) unless the Director 
determines that such amendment substantially modifies the original development plan, 
in which case BZAP shall review and approve such amendment.  A development plan 
was approved by the Board for the 1480 W. Lane Avenue property in 2004. The 
Director of Community Development determined that the expansion of the site's 
boundaries to include an adjacent existing parking area did not substantially modify the 
approved development plan. 

• Article 5.05(C) - Lists the permitted, prohibited, and conditional uses in the Lane 
Avenue Planned-Mixed Use District.  Per the table, medical office and surface parking 
are permitted. 

• Article 6.07 - This article outlines standards for landscaping, screening, and buffering. 
Although the application does meet some of these landscaping and screening 
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regulations, the full standards in this Article do not apply to this application because the 
parking lot currently exists. 

  
Alternatives 
To grant this appeal, the Board would need to determine that this application does not meet 
one or more UDO requirements and specifically identify each of those provisions.   
 
Requested Action and Findings 
 Staff respectfully requests that the Board deny this appeal and find the CZC was properly issued 
for this project, since the Director appropriately determined that all the relevant sections of the 
UDO have been satisfied. 
 
Attachments 
1. BZAP Staff Report Pics - OhioHealth Lane 
2. 1480 W. Lane Ave. - Appeal Application 
3. Frontage Landscape Exhibit 
4. Ohio Health Lane - Rear Parking Lot 9.21.23 
5. OhioHealth Lane Parking Lot Modifications 
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OhioHealth
BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North
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Proposed Site Plan
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Looking West from North Star Road
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Looking East and Toward Appellant
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Looking Further West
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Connection to OhioHealth Parking Lot
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City of Upper Arlington, Ohio 1/8/2024

23-5007

Planning Appeal

Status: Active

Submitted On: 10/31/2023

Primary Location

1480 W LANE AVE

UPPER ARLINGTON, OH

43221

Owner

LANE AVENUE OFFICE

LAKE SHORE 1533

COLUMBUS, OH 0

Applicant

Daniel Callanan

614-307-9946

dcallanan3@yahoo.com

2248 Club Road

Columbus, Ohio 43221

Appellant Information

Decision Appealing*

City Staff Decision

Appellant Name(s)*

Daniel P. Callanan

Contact Address*

Contact E-Mail Address*

dcallanan3@yahoo.com

Contact Phone Number*

6143079946

Reason for Appeal*

2248 Club Road

The Parking Modification permit (Zoning Permit No. 23-3185 which joins the 1480 

West Lane Avenue and 2445 North Star Road properties) approved on 10/27/23 does 

not adequately require prudent setbacks from the southern property line adjacent to 

2447 North Star Road, particularly given the new stated use of the 1480/2445 

property.
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How to Decision Impacts You*

Case Information

BZAP or Council Case # Review Date

01/17/2024

Status

Pending

# to be Notified

0

Conditions

Placing the southern driveway curb directly on the 2445/2447 property line creates 

an immediate, unique harm suffered by 2447 North Star property owners. The 

driveway configuration (ingress/egress - without centering - i.e., ~31 foot setback) will 

irreparably:

1) Further enhance the cut-through traffic congestion being created by joining the 

1480 and 2445 properties;

2) Increase errand visitor/patient/delivery traffic intended for the 2445 entrance that 

will mistakenly enter the 2447 (dead end or self-contained) driveway entrance and 

parking lot;

3) Cause a financial burden to 2447 property owners for enhancements needed to 

protect the 2447 entrance and 2447's northern greenspace and

4) Negatively impact the working environment for the 2447 office space. We 

purchased and improved the 2447 property with the knowledge that 2445 was a self-

contained (510x80) parcel with one ingress/egress on North Star Road.

Upper Arlington's Lane Avenue Corridor will benefit from the public parking 

permissible through Ordinance No. 20-2023. The 1480/2445 property owner will 

benefit from North Star Road access for their Lane Avenue medical and office 

staff/visitors/patients/supplier deliveries. We are asking to minimize the 

harmful impact to the 2447 property owners (and tenants) adjacent to the 

1480/2445 development through centering the driveway off North Star Road.
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LANDSCAPE CALCULATIONS PLANT SCHEDULE
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July 14, 2023
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1. SPECIFICATIONS

2. SAFETY REQUIREMENTS

3. PERMITS

4. WORK HOURS

5. AS-BUILTS

6. SANITARY FACILITIES

7. OUPS NOTIFICATIONS

8. SITE VISIT

9. EXISTING UTILITIES

10.MISCELLANEOUS WORK

11.RIGHTS-OF-WAY

12.FIRE HYDRANT USE AS TEMPORARY WATER SERVICE

13.TRAFFIC MAINTENANCE

14.CONSTRUCTION LAYOUT

15.SECURITY FENCE

16.EARTHWORK OBSERVATIONS & TESTING

17.SOILS REPORT

18.TEMPORARY SOIL EROSION AND SEDIMENT CONTROL

19.CONCRETE PIPE AND STRUCTURE INSPECTION

20.MONUMENTS

21.SIGNS, FENCES, DRAINAGE STRUCTURES, ETC.

22.DEWATERING

23.EXPOSE

24.CLEAN WATER CONNECTION PROHIBITED

25.CASTING SET TO GRADE

26.UTILITY TRENCH BACKFILL SPECIFICATION

27.STORM SEWER

30.UNDERDRAIN OUTLETS

31.EXISTING STRUCTURE CORING

32.TREES

33.EARTHWORK-GENERAL

34.SURPLUS EXCAVATION

35.NON RUBBER TIRED VEHICLES

36.DUST CONTROL

37.REPLACEMENT OF DRAIN TILES AND STORM SEWERS

38.SEEDING

39.RESTORATION AND CLEAN UP

40.MAINTAIN DRAINAGE

41.SITE GRADING

42.STORAGE OF EQUIPMENT AND MATERIALS

43.WARRANTY

44.PEDESTRIAN PATHWAY PROVISION AND MAINTENANCE
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Article 2 Definitions 

Development cover (also Impervious Cover): means the amount of the lot area occupied by all principal and 
accessory structures, driveways, parking lots, decks, sidewalks, patios, swimming pools, athletic courts, 
permeable surface areas and any other permanent impervious development on the lot. Gravel and 
grass pavers do not count toward development cover. For the purposes of development cover in the 
front yard, any portion of the principal structure that is located in the front yard shall not be counted. 

Essential services: means the erection, construction, alteration or maintenance, by public utilities of municipal 
or other governmental agencies, of underground or overhead gas, electrical, steam, or water 
transmission or distribution systems, collection, communication, supply or disposal systems, 
including poles, wires, mains, drains, sewers, pipes, conduits, cables, fire alarm boxes, police call 
boxes, in connection therewith; necessary for the furnishing of adequate service by such public 
utilities or municipal or other governmental agencies or for the public health or safety or general 
welfare, but not including buildings and utility stations. 

Parking lot, structured - Aboveground: means a structure designed to accommodate motor and other vehicle 
parking spaces that are fully or partially enclosed or located on the deck surface of a building where 
some of the parking spaces are located aboveground. This definition includes parking garages, deck 
parking and under-building parking areas. 

Utility station: means any grouping of above- and below-ground utility facilities or equipment which exceed 100 
square feet in area and are not typically located in City right-of-way.  These include but are not 
limited to: boosters, compressors, data storage, pumps, separators, processing and/or transferring 
facilities, and valves, that are associated with a utility providing services to its customers. Such 
services shall include, but are not limited to: electricity, natural gas, telecommunications (except 
small cell facilities), cable, video and internet service, and water.  

 

§ 5.06 OFFICIAL ZONING MAP. 

Table 5-A: Residential Uses 

 R-S R-1 R-2 R-3 RCD 
Utility Station C C C C Pr 
Utility Structures (see Table 6-KL)       

§ 6.10 CONDITIONAL USES. 

(A) Purpose: The purpose of this section is to establish the provisions of conditional uses where such uses may 
be allowed in specific zoning districts.  

(B) General provisions: The following general provisions shall apply:  

(1) Administration: Any owner of property in the City may submit an application to the City requesting a 
conditional use permit. The procedure required prior to authorization of a conditional use shall be as 
prescribed in Article 4, development procedures.  

(2) Development standards: A conditional use, and its accessory uses, shall be permitted in a zoning district 
only when the use, and its location, extent, and method of development will not substantially alter the 
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character of the area or interfere with the use of adjacent lots in the manner prescribed for the zoning 
district. The districts in which these uses are permitted are identified in Tables 5-A, 5-B, 5-C, and 5-D, 
Use Standards. In addition, the particular facts and circumstances of each proposed use, in terms of the 
decision standards, shall be reviewed, and the special standards in Subsection (C) shall be fully 
addressed.  

(3) Compatibility: If not otherwise stated in the following standards, the standards established in the 
underlying district in which the conditional use is proposed to be located shall apply to the conditional 
use.  

(C) Special standards: This section presents the standards applicable to the specific conditional uses listed. 
Unless otherwise noted, the development standards of the zoning district and UDO shall apply:  

(11) Utility stations and structures: 

 (a) Purpose: The use shall be for the purpose of allowing the installation of utility structures within 
any yard or right-of-way.  

(b) Certificate of zoning compliance and Building Permit: 

 i. A certificate of zoning compliance issued by the Director of Community Development shall 
be required for the following utility structures:  

1. New small utility structures located in the front yard or right-of-way.  

2. New medium utility structures regardless of location.  

3. New large utility structures located in the side or rear yard.  

4. Replacement of large utility structures in the front yard or right-of-way.  

ii. The Director of Community Development shall review the application submitted by the 
utility company and any written concerns submitted by the property owner and all 
property owners within one hundred (100) feet of the utility structure.  

iii. The Director of Community Development may issue a certificate of zoning compliance 
approving the utility structure as a conditional use if it meets the location guidelines and 
screening criteria and all unused utility structures are promptly removed.  

iv. A Building Permit shall be required for any new and replacement utility station(s) 

(c) Conditional use permit: 

 i. A conditional use permit approved by the Board shall be required for the following utility 
station and/or structures:  

1. New large utility structures located in the front yard or right-of-way.  

2. New utility poles located in the front yard or right-of-way.  

3. Any new or replacement utility station. 

ii. The board shall conduct a public hearing to determine whether the utility structure meets 
the location guidelines and screening all criteria are met.  

(d) No approval required: No certificate of zoning compliance or conditional use permit is required 
for the following utility structures:  

i. New small utility structures in the side or rear yard.  

ii. New utility poles in the side or rear yard.  
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iii. Replacement of small or medium utility structures regardless of location, provided that all 
unused utility structures are promptly removed.  

iv. Replacement of large utility structures in the side or rear yard, provided that all unused 
utility structures are promptly removed.  

v. Replacement of utility poles regardless of location, provided that all unused utility 
structures are promptly removed.  

(e) Notification requirements: 

 i. If a certificate of zoning compliance or conditional use permit is required, the utility 
company shall provide for written notice to the property owner and all property owners 
within one hundred (100) feet of the utility structure or three hundred (300) feet of the 
utility station.    

ii. The written notice may be hand-delivered or sent by ordinary mail.  

iii. The utility company may request the Community Development Department to provide the 
written notice for a fee.  

iv. A certificate of zoning compliance or a conditional use permit may not be issued until at 
least ten (10) days after the written notice has been hand-delivered or mailed.  

v. If the utility structure does not require a certificate of zoning compliance or conditional use 
permit, then the utility company shall provide post-installation notification to the Director 
of Community Development within thirty (30) days.  

(f) Size classifications of utility structures: 

 i. Small utility structures shall be less than thirty (30) inches in height above grade, less than 
eighteen (18) inches in width, and less than eighteen (18) inches in depth.  

ii. Medium utility structures shall be thirty (30) inches to fifty-four (54) inches in height above 
grade, eighteen (18) inches to fifty (50) inches in width, and eighteen (18) inches to thirty-
six (36) inches in depth.  

iii. Large utility structures shall be greater than fifty-four (54) inches in height above grade, 
greater than fifty (50) inches in width, and greater than thirty-six (36) inches in depth.  

iv. If all three (3) dimensions do not fall within the same size classification, then the utility 
structure will be classified based on the dimension that falls within the largest 
classification.  

(g) Location guidelines: 

 i. Utility structures should not be placed within the intersection clearance zone and should 
have a ten-foot minimum clearance from fire hydrants.  

ii. Utility structures should be located within the public right-of-way, a platted utility 
easement, or a private utility easement.  

iii. Utility structures should be coordinated with existing utility structures, reducing the total 
number of utility structures, providing the most effective screening, and minimizing the 
impact on existing trees should be considered in locating utility structures.  

iv. Utility stations shall be located within the buildable area of the property and meet all 
applicable performance standards.  No utility station shall be located in an RCD, Residential 
Community Development, zoning district. 
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(h) Screening criteria for Utility Structures: 

 i. The utility company shall minimize the visual impact of the utility structure, including size, 
color, and screening.  

ii. The vistas of the property owner and adjacent property owners shall be considered with a 
goal of obtaining fifty percent (50%) opacity as viewed from neighboring property lines. 
Fifty percent (50%) opacity should be obtained upon installation. However, the Director of 
Community Development may permit planting to be postponed due to seasonal conditions. 
Fifty percent (50%) opacity shall not be required for utility poles or for wires and cables.  

iii. Screening can be achieved by the use of the following methods:  

1. Existing or new vegetation.  

2. Existing or new fencing.  

3. Existing structures (detached garages, neighboring accessory structures, etc.).  

(i) Temporary approvals:  

i. The Director of Community Development may grant a utility company temporary approval 
of a utility structure when it is necessary in order to provide essential services in an 
emergency or to a new customer.  

ii. If immediate action is required, a utility company has temporary approval to take whatever 
action is necessary in order to respond to an emergency. As soon as is practicable, the 
utility company shall notify the Director of Community Development of the emergency and 
the action taken.  

iii. Within five (5) days after obtaining temporary approval, the utility company shall file for a 
certificate of zoning compliance or for a conditional use.  

iv. Temporary approvals shall expire after ninety (90) days.  

v. Temporary approvals are conditioned upon the utility company relocating or removing the 
utility structure within one hundred twenty (120) days if a certificate of zoning compliance 
or conditional use permit is not granted for the utility structure.  

(j) Appeals of Utility Structures: 

 i. Except as provided herein, appeals shall be conducted in accordance with the provisions of 
Section 4.10 of the UDO.  

ii. The Director of Community Development's decision to issue or deny a certificate of zoning 
compliance for new medium and large utility structures in the side or rear yards and for 
replacement large structures in the front yard or right-of-way may be appealed to the City 
Manager.  

iii. The City Manager's decision on appeal to issue or deny a certificate of zoning compliance 
for new medium and large utility structures in the side or rear yards and for replacement 
large structures in the front yard or right-of-way may be appealed to the Board.  

iv. The Director of Community Development's decision to issue or deny a certificate of zoning 
compliance for new small and medium structures in the front yard or right-of-way may be 
appealed to the Board.  

v. Any decision of the Board may be appealed to City Council.  
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vi. All appeals involving utility structures must be made within ten (10) calendar days from the 
date of the action being appealed.  

vii. Any decision to issue a certificate of zoning compliance or conditional use permit shall not 
take effect prior to the expiration of the appeal period.  

(k) Exception: Subsection 6.10(C)(11) shall not apply to a utility structure that is physically attached 
to a building, such as a meter or service box or to the wiring, cable, pipe, or conduit that provides 
utility service from a service main to the individual property, or to gas meter regulators.  

(l) Fees: 

 i. The fee for a certificate of zoning compliance set forth in C.O. ch. 401 shall be waived for 
utility structures.  

ii. The fee for a conditional use set forth in C.O. ch. 401 shall apply.  

iii. The fee for a building permit set forth in C.O. ch. 401 shall apply. 

(m) Summary of requirements: Table 6-L summarizes the utility structure requirements under the 
UDO.  

 
(n) Criteria for Utility Stations in addition to Conditional Use requirements: 

i. As practicable, all pipes, valves and related equipment shall be located inside fully enclosed, 
sound-limiting buildings, with closed windows and double-door entrances. Such buildings 
shall be designed to meet the City’s Residential Design Standards in Article 7.17, which 
includes an architectural style in terms of height, scale, massing and exterior building 
materials that shall be consistent with the street segment.  This shall include a pitched roof 
and at least 50 percent of the exterior building material shall be brick and/or stone. 

ii. There shall be no more than three buildings per property: a larger primary building, a 
smaller secondary building and an accessory building.  Each building has a height limit: 25’-
6” for the primary, 15 feet for the secondary and 10 feet for the accessory. 

iii. A landscape plan shall be submitted, which includes six-foot tall privacy fencing (or wall) 
along the side and rear property lines, not in the front yard, and a mixture of deciduous and 
evergreen trees.  A minimum of one tree for each 25 feet of property line length shall be 
installed on-site.  Any mature trees marked as good condition by the City Forester should 
be preserved. 

iv. The property shall be restored to grass if the utility station is abandoned for more than 
two years. 
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