
 
3/20/2024 | 6:00 PM 

 
Municipal Services Center, Council Chamber 

3600 Tremont Road 
 

City of Upper Arlington  3/20/2024 
 

If you are joining through Zoom, please click the link below to join the meeting: 
https://zoom.us/j/98181639938 
Meeting ID: 981 8163 99384 

 
1. Consent Agenda  
    
  a. Approve Board of Zoning and Planning Meeting Minutes for February 21, 2024. 
       
  b. 1754 Guilford Road (VAR-13-24) - To allow a covered porch to encroach up to 9’-

4” into the 30-foot platted front yard setback when a maximum six-foot 
encroachment is permitted. 

       
  c. 4966 Riverside Drive (VAR-15-24) - To allow an existing accessory structure be 

finished into habitable space, although it encroaches 58 feet into the 60-foot 
minimum rear yard setback and is 19'-10" tall, when 10 feet is the maximum. 

       
2. Variance/Conditional Uses  
    
  a. 2425 Kensington Drive (VAR-14-24) - To allow a detached garage that is 21'-10" 

tall, when 17 feet is the maximum height permitted. 
       
  b. 2395 Andover Road (VAR-16-24) - To allow a two-story addition to project up to 

17 feet into the rear yard profile, continuing the existing roofline. 
       
3. Development/Site Plans  
    
  a. POSTPONED.  2355 North Star Road/1480 W. Lane Avenue (#23-3185) - 

Review of an updated Certificate of Zoning Compliance application concerning 
access to/from North Star Road for OhioHealth.  [This application was previously 
subject to an appeal.] 

       
4. City Business  
    
  a. Update from the City's Community Development Department. 
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2/21/2024 | 6:00 PM 
 

MUNICIPAL SERVICES CENTER, 3600 TREMONT ROAD 
CITY COUNCIL CHAMBERS 

 

Members Present:   Daniel Barringer, Kevin Carpenter, Matt McGrath, Marianne 
Mitchell, Donald Osterhout, Shannon Tolliver  

Members Absent:     

  

Bill Westbrook 

Staff Present:  Senior Planner Justin Milam, 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 6:00 pm. 
 
Mr. Osterhout moved, seconded by Ms. Mitchell, to excuse Mr. Westbrook. 

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

Mitchell, Donald Osterhout, Shannon Tolliver 
VOTING NAY: None 
ABSENT: Bill Westbrook 
ABSTAIN: None 
 

The motion carried (6-0). 
 

2. Consent Agenda 
a. Review of the January 17, 2024 BZAP Hearing minutes. 

 
b. 2560 Westmont Boulevard (VAR-07-24) - To allow a detached garage 

addition to encroach nine inches into the three-foot minimum side 
yard setback and to allow a two-story addition to encroach up to 1'-8" 
into the side yard longwall setback. 
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Finding #6 was noted in the Staff Report. 
 

c. 2040 Tremont Road (VAR-08-24) - To allow an addition to encroach up 
to three feet into the eight-foot minimum side yard setback, up to 7'-2" 
into the 40-foot rear yard setback (4'-5" encroachment previously 
approved), and up to 1'-10" into the rear yard profile (existing). The 
addition also results in a full third story, when a half-story is permitted 
(existing but being expanded). 
 
Finding #4 was noted in the Staff Report. 
 

d. 2181 Arlington Avenue (VAR-09-24) - To allow an addition to encroach 
up to 2'-6" into the 37'-6" rear yard setback, up to 2'-3" into the side 
yard longwall setback, and up to 3'-6" into the rear yard profile. 
 
This item was moved off the consent agenda to the Variances/Conditional 
Uses section for further discussion. 
 

e. 2015 Arlington Avenue (VAR-10-24) - To allow a two-story addition to 
project up to five feet into the rear yard profile limit. 
 
Findings #1 and #4 were noted in the Staff Report. 
 

f. 2179 S. Parkway Drive (VAR-11-24) - To allow an open porch encroach 
up to eight feet into the 40-foot platted front yard setback, when a six-
foot encroachment is permitted. 
 
Finding #4 was noted in the Staff Report. 
 

Mr. Carpenter moved, seconded by Mr. Osterhout, to accept the consent 
agenda.  

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

Mitchell, Donald Osterhout, Shannon Tolliver  
VOTING NAY: None 
ABSENT: Bill Westbrook 
ABSTAIN: None 

  
The motion carried (6-0). 

 
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. 
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3. Variance/Conditional Uses 

 
a. 2181 Arlington Avenue (VAR-09-24) - To allow an addition to encroach 

up to 3'-10" into the 37'-6" rear yard setback, up to 2'-3" into the side 
yard longwall setback, and up to 2'-6" into the rear yard profile. 
 
Ms. Kelly provided a brief overview of the project and noted that Staff is 
recommending approval. The item was taken off the Consent Agenda to 
address a typo on the agenda. Findings #1 and #3 were noted in the Staff 
Report. 
 

Mr. Carpenter moved, seconded by Ms. Mitchell, to approve the 2181 Arlington 
Avenue variance (VAR-09-24). 

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

Mitchell, Donald Osterhout, Shannon Tolliver  
VOTING NAY: None 
ABSENT: Bill Westbrook 
ABSTAIN: None 

  
The motion carried (6-0). 

 
b. 2490 Wickliffe Road (VAR-12-24) - To permit the construction of a new 

home and detached garage that does not meet neighborhood 
compatibility requirements of Article 7.17. 
 
Mr. Milam provided an overview of the project, which had previously come 
before the Board at the August 2023 work session. The application is for 
variances to the neighborhood compatibility requirements for a new modern 
home near Wickliffe Elementary. The Neighborhood Compatibility Policy 
limits the height of modern homes to 22 feet. Since the work session, the 
applicant has reduced the height to 25.5 feet (which is in line with the height 
requirements for the street segment) and as a result, the scale and massing 
have also been reduced. Staff believe that reducing the height further to 
meet the 22-foot height requirement would negatively affect the design of 
the house. Mr. Milam noted that adjacent neighbors, namely Compass 
Homes, sent a letter of support via email (attached hereto and incorporated 
herein as Exhibit A). Mr. Milam stated that a variance would also be needed 
for the detached garage. While the detached garage is a little higher than in 
the surrounding area (approximately 22 feet), it is located in the buildable 
area. He noted that the Board has previously approved similar heights for 
detached garages. Altogether, Staff is supportive of the application. 
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Ms. Pettit noted that the neighborhood compatibility policy allows Staff to 
evaluate a home’s height compared to the street segment, but because this 
home is modern, it lowers the height requirement to 22 feet and Staff cannot 
approve without Board approval. 
 
Chair Tolliver asked for clarification regarding detached garages within the 
buildable area. Mr. Milam said there is typically a limit of 870 square feet for 
detached garages, but that does not apply when the structure is in the 
buildable area.  
 
Ms. Mitchell asked about support from adjacent neighbors. Mr. Milam stated 
that Staff has only heard from Compass Homes which owns the lots to the 
east and west of the property in question. 
 
Mr. Barringer stated that he appreciates that the detached garage is located 
in the buildable area. 
 
Rebecca Mott, the applicant’s lawyer, noted that the property in question is 
located in the R-1c zoning district and meets all UDO standards, as well as 
all lot development standards and zoning regulations. She stated that the 
applicant is seeking variances to two design guidelines – Articles 7.06 and 
7.17. She said she believes these two variances are applicable and would 
like the Board to state this on the record and go through the factors test.  
 
Ms. Mitchell said that Ms. Mott has already put her request on the record 
and if the Board is supportive of the application, she believes it is 
unnecessary to go through a factor test. 
 
Ms. Mott agreed the factor test was unnecessary if the Board is supportive. 
 
Ms. Mitchell stated she was supportive of the variance. 
 
Ms. Tolliver asked if Article 7.17 is the only guideline that applies to this 
application. Mr. Milam said that the only variance needed is for Article 7.17; 
Staff believe that the other guideline referenced by the applicant only 
applies to non-residential projects.  
 
Mr. Barringer said he believes the project is designed well and is not too tall 
or large. 
 

Mr. Carpenter moved, seconded by Ms. Mitchell, to approve the 2490 Wickliffe 
Road variance (VAR-12-2024).  
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VOTING AYE: Daniel Barringer, Kevin Carpenter, Matt McGrath, Marianne 

Mitchell, Donald Osterhout, Shannon Tolliver  
VOTING NAY: None 
ABSENT: Bill Westbrook 
ABSTAIN: None 

  
The motion carried (6-0). 

 
4. City Business 

 
a. Update from the Community Development Department. 

 
Mr. Milam provided the following update: 

 Two of three building permits have been submitted for the lots at 
the corner of Tremont Road and Ridgeview Road.  

 The Community Center held its topping-out ceremony.  
 Tenants are moving into Arlington Gateway and moving towards 

final approvals. 
 Upper Arlington had $160 MM in construction in 2023.  
 The Henderson Road planning study is underway. Upper Arlington 

is working with the City of Columbus to acquire some right-of-way. 
 

5. Adjournment  
 
Mr. Carpentar moved, seconded by Ms. Mitchell, to adjourn. 
 

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

VOTING NAY: None 
ABSENT: Bill Westbrook 
ABSTAIN: None 

  
The motion carried (6-0) and the meeting was adjourned at 6:28 pm. 
 

 
ATTEST:      

 
 

CHAIR:                   
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From: Justin Milam
To: UABZAP
Cc: Alyssa Kelly; Chad Gibson
Subject: FW: 2490 Wickliffe - Craig Murdick
Date: Wednesday, February 21, 2024 11:58:58 AM
Attachments: image001.png

Wickliffe 2500 - Preliminary Elevations.pdf
Wickliffe 2500 plot plan layout review 2.15.24.pdf

Good morning/afternoon BZAP members-
 
Please see attached for a letter of support and plans concerning the Wickliffe variance tonight.
 
Thanks!
 
-Justin
 
From: Ted Nemeth <Ted@compasshomes.com> 
Sent: Wednesday, February 21, 2024 11:54 AM
To: Justin Milam <jmilam@uaoh.net>; Alyssa Kelly <akelly@uaoh.net>
Cc: craig@murdick-arch.com
Subject: 2490 Wickliffe - Craig Murdick
 
Dear Justin & Alyssa and Members of the Upper Arlington Board of Zoning & Planning,
 
Compass Homes is in the process of designing a new home for the Fortman family, our customers
who are building at 2500 Wickliffe Rd.  For your reference, a preliminary rendering of the elevations
and how we expect the house to layout on the lot are attached. 
 
As you know, we also have a house under construction for the Wada’s at 2480 Wickliffe Rd.
 
I write because the subject of this variance request, 2490 Wickliffe Rd, is situated between our
project under planning at 2500 Wickliffe and under construction at 2480 Wickliffe Rd.
 
Compass Homes is in full support of the proposed design at 2490 Wickliffe Rd.  While its design is a
modern departure from the architectural style of the flanking houses and other in the neighborhood,
this neighborhood features a variety of home designs and offers some of the largest lots in the area. 
There is no doubt that this home will be great addition to the neighborhood and will replace a home
that is well beyond its useful life.
 
It is our hope that Mr. Murdick’s plans are approved as designed.
 
 
Regards,
Ted Nemeth

(614) 507.0796  cellular
www.compasshomes.com
 
PROPRIETARY RIGHTS NOTICE: Any drawings, renderings, images or attachments are the property of Compass Homes, Inc. and
contain proprietary information. Use, disclosure or reproduction of these drawings, renderings, images or attachments or its contents, in
whole or in part without the express, written permission of Compass Homes, Inc. is strictly prohibited. © 2024 Compass Homes, Inc. ALL
RIGHTS RESERVED.
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Preliminary Footprint - 2500 Wickliffe Rd



Ted Nemeth

Polygon







CONFIDENTIALITY NOTICE:  This e-mail message is intended only for the person or entity to which it is addressed and may contain
confidential and/or privileged material.  Any unauthorized review, use, disclosure or distribution is prohibited.  If you are not the
intended recipient, please contact the sender by reply e-mail and destroy all copies of the original message, including any attachments.
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Preliminary Footprint - 2500 Wickliffe Rd

Page 12 of 123

Ted Nemeth
Polygon



 

____________________________________________________________________________________ 

 
 Page 1 of 2 |  

 
Authors: Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: March 20, 2024  
    
Subject: 1754 Guilford Road (VAR-13-24) - To allow a covered porch to 

encroach up to 9’-4” into the 30-foot platted front yard setback 
when a maximum six-foot encroachment is permitted. 

     
  
Site Description/History 
The subject property, 1754 Guilford Road, is located at the northwest corner of Guilford Road 
and Northwest Boulevard and is zoned R-1c, One-Family Residence District. It is directly north 
of the baseball and softball fields at Barrington Elementary School.  It has 130 feet of frontage, 
with a 30-foot building setback line along Guilford Road, and 132 feet of frontage along 
Northwest Boulevard, with a 30-foot building setback line. It is identified as Lot #15 in the 
Upper Arlington subdivision from 1939. A two-story stone and siding home is located along 
both setback lines; a two-car attached garage and driveway are located along the west side of 
the property. The home was built and purchased by the applicant in 2015. 
 
Proposal 
The proposal includes the construction of a covered porch on the northeast side of the home, 
which faces Northwest Boulevard.  The porch would project up to 9'-4" into the front yard, for a 
total encroachment of 10 square feet.  It includes two pillars, a shingle roof, and is installed on 
the second-floor plate to preserve existing windows.  The porch works to "square off" a portion 
of the rear of the home and would cover an existing patio.  All coverage ratios are compliant 
with City standards. 
 
Zoning Code Requirements 
• To allow a covered porch to encroach up to 9'-4" into the 30-foot platted setback along 
Northwest Boulevard, where six feet is the maximum projection permitted (Article 6.01). 
  
Alternatives 
The applicant has explored other design alternatives to avoid a potential variance 
application.  If the porch were reduced to a six-foot projection per code, it would create an 
awkward situation where the roof could not cover the existing patio and would not properly 
align with the home. 
 
Requested Action and Findings 
 Staff reviewed the application and plans, visited the site, and discussed with the 
applicant.  The proposed covered porch is quite modest, and the projection is minimal at only 
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10 square feet.  The proposed design blends well with the home and would not "stick out" too 
far into the Northwest Boulevard front yard (Finding #4).  For these reasons, Staff 
recommends that this variance application be approved. 
 
Attachments 
1. BZAP Staff Report Pics - 1754 Guilford Road 
2. 1754 Guildford Rd Variance App 
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1754 Guilford Road
BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking Southwest
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Proposed Site Plan
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Proposed Elevations
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Existing View from Northwest Boulevard
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City of Upper Arlington, Ohio 2/26/2024

24-536

Variance Application

Status: Active

Submitted On: 2/9/2024

Primary Location

1754 GUILFORD RD

UPPER ARLINGTON, OH

43221

Owner

ORWIG ALLISON

Guilford Road 1754

COLUMBUS, OH 43221

Applicant

Brenda Parker

614-586-5514

brenda.parker@cbusarch.com

930 Northwest Blvd

Columbus, Ohio 43212

BZAP Information

BZAP Case #

VAR-13-24

Status

Pending

BZAP Determination Date

03/20/2024

Vote Tally

Primary Variance

Front Yard

Findings of Fact for Approval/Denial

Variance Request

BZAP conditions

To allow a covered porch to encroach up to 9’-4” by 17'-5" into the 30-foot platted 

front yard setback, when a maximum 6-foot encroachment 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?

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 encroach 9’-4” (versus the 6’-0” allowable) into the Northwest 

Blvd front yard setback.

The property at 1754 Guilford is a corner lot at the intersection of Guilford Road and 

Northwest Blvd. Not only is it a corner lot, but it is a pie-shaped corner lot. The 

property consists of a two-story single-family residence constructed around 

2015. There is an existing paver patio at the rear of the house on the east side along 

Northwest Blvd. The owners would like to add a roof structure over a portion of the 

existing paver patio so they can get more use out of the space. They will be able to use 

it when it rains and have heaters to use it in cool weather. The house has an existing 

front porch, but it is only 5’ in depth, so it is basically unusable as an outdoor 

gathering space.

 

The new covered patio would encapsulate the existing paver patio with dimensions of 

20’ wide and 13’ deep. This footprint encroaches into the Northwest Blvd front yard 

setback. The allowable encroachment for an open porch is 6’-0”. The new covered 

patio encroaches 9’-4”. The encroachment is only a small triangular area 4’ x 5’ for a 

total area of 10sf. 

 

The existing patio is graciously screened with trees, shrubs, and other perennials. This 

landscape screen would remain in place with the new covered patio.

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

same district. This is an oddly shaped lot and the encroachment is minimal.
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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 covered patio is single-story and with the landscape 

screening will be discreetly snugged into the rear corner of the house and mainly 

hidden from view.

Smaller sizes for the covered patio were considered, but they did not provide the 

“living room” space that the owners were hoping for. It also felt odd that only a portion 

of that area of the patio was covered.

Allowing the encroachment into the front yard setback will allow the property to have 

a useable covered outdoor space that most other properties would be able to 

accommodate with a rectangular shaped lot.
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Alyssa Kelly
Cloud

Alyssa Kelly_1
Length Measurement
17'-5"
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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:  February 20, 2024 

 

To: 

 

 

 

 

 

 

 

 

Please be advised that John & Allison Orwig have applied to the City of Upper Arlington Board of Zoning 

& Planning requesting a zoning variance for the property at 1754 Guilford Road, Upper Arlington, Ohio 

43212.   

 

The zoning variance request is as follows: 

Request variance to encroach 9’-4” (versus the 6’-0” allowable) into the Northwest Blvd front yard 

setback for a new covered porch.  

 

 

 

The Upper Arlington Board of Zoning will hear this application at 6pm on Wednesday, March 20, 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 John & Allison Orwig 
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Authors: Alyssa Kelly, AICP, Planning Officer 
    
BZAP Meeting Date: March 20, 2024  
    
Subject: 4966 Riverside Drive (VAR-15-24) - To allow an existing 

accessory structure be finished into habitable space, although it 
encroaches 58 feet into the 60-foot minimum rear yard setback 
and is 19'-10" tall, when 10 feet is the maximum. 

     
  
Site Description/History 
The subject property, 4966 Riverside Drive, located well north of Lane Road, is zoned R-Sa, 
Residential Suburban District. The property is unplatted and irregular in shape with 329 feet of 
frontage, 150 feet of width along the rear property line, and is 4.4 acres in size. The home was 
built in 1990 and includes five bedrooms, four bathrooms, two half bathrooms and an attached 
garage. The property also includes two accessory buildings: a guest house that received 
conditional BZAP approval to structurally alter a non-conforming second dwelling (BZ-14-04), 
with the condition that the structure not be sold, leased, or inhabitated as a primary residence, 
and a carriage house (existing nonconforming in location and height), which is the subject of 
this application. The homeowners also own the property to the northeast (4940 Riverside 
Drive) that includes a large detached garage. 
 
Proposal 
The applicant is proposing the alteration of the existing carriage house to create a habitable 
space for a home office. Although the City does not have a clear record of when this structure 
was built, the applicant has indicated the garage was likely constructed in the 1940s. It is 20' X 
40' (800 square feet) and is as close as two feet from the north (rear) property line and 23.2' 
from the east (side) property line. It is 19'-10" in height with a front-facing gable dormer. The 
structure would be refinished with new lap siding and a bronze standing seam metal roof that 
would be expanded to the front to include an opened covered porch along the front elevation. 
The interior space would be finished with an office, game area, storage closet, and a half 
bathroom. Windows along the side and rear would remain, while the front would include new 
doors and a new window on the front gable. 
 
Zoning Code Requirements 

• To allow an existing accessory structure to be finished into habitable space, although it 
encroaches up to 58 feet into the 60-foot minimum rear yard setback and is 19'-10" tall, 
when 10 feet is the maximum (Article 6.09 - Table 6-K) 
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Recent amendments to the Unified Development Ordinance (UDO) now permit the 
construction of detached habitable structures (home offices, gyms, studios, etc.) that are 
located within the buildable area of the lot. These structures must meet the setback and height 
requirements and cannot be used as separate dwelling units or sleeping quarters. 
  
Alternatives 
Alternatives to the proposed plan include demolishing the existing structure and rebuilding a 
new structure that meets the setback and height limitations. The homeowner could also 
continue using the structure for storage and make regular repairs per Article 3.05 
(Nonconforming Structures), but not change the use of the structure. 
 
Requested Action and Findings 
 Staff has reviewed the application, discussed with the applicant, and visited the site. In this 
case, Staff has found the reuse of an existing building for an office will have minimal impacts 
on neighboring properties. The large nature of properties in this area and existing mature 
landscaping create an inherent buffer for privacy and noise. Additionally, the repair and 
enhancement of the existing carriage house will improve the look and quality of this structure 
and preserve an older building. Therefore, Staff is supportive of this application and 
recommends conditional approval with the caveat that the structure not be used as a separate 
dwelling or sleeping quarters. The Board may consider Finding #4 with this application. 
 
Attachments 
1. 4966 Riverside Dr - Variance App 
2. 4966 Riverside Dr Survey 
3. BZAP Staff Report Pics - 4966 Riverside Drive 
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City of Upper Arlington, Ohio 2/26/2024

24-656

Variance Application

Status: Active

Submitted On: 2/20/2024

Primary Location

4966 RIVERSIDE DR

UPPER ARLINGTON, OH

43220

Owner

ABBOTT LAWRENCE C

4966 Riverside Dr. 0

Columbus, OH 43220

Applicant

Todd Follmer

614-207-4204

tfollmer@heinlenfollmer.com

8941 Dublin Rd.

Powell, OH 43065

BZAP Information

BZAP Case #

VAR-15-24

Status

Pending

BZAP Determination Date

03/20/2024

Vote Tally

Primary Variance

Detached Habitable Structure

Findings of Fact for Approval/Denial

Variance Request

BZAP conditions

To allow a detached habitable structure to encroach 18'-4" into the 20-foot side yard 

setback, up to 57'-1" into the 60-foot minimum rear yard setback, and is 19'-10" tall, 

when 10 feet is the maximum.
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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?

The existing guest house carriage house, that as near as we can tell was built in the 

1940's, is located in the current zoning code side yard setback. We are requesting a 

variance for the existing location so the building can be impoved for a new office area. 

The building was built before the zoning code establishing the side yard set backs was 

written

No, this is a special circumstance for this property and structure only

No. We are hoping to impove the structure for current use. It is currently in need of 

some repairs so the project will help the value of the adjacent properties

Yes. We are unable to reasonably move the building

No. Likely the building will continue to exist in its current condition if the variance is 

not granted
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RIVERSIDE DRIVE

4966 RIVERSIDE DRIVE

AREA OF WORK,
EXISTING BUILDING
FOOTPRINT TO REMAIN

EXISTING
BUILDING

EXISTING
DRIVE

EXISTING
MAIN HOUSE

Builder

PROJECT NAME:

THE ABBOTT
RESIDENCE
4966 RIVERSIDE DR.
UPPER ARLINGTON, OHIO
43220

SEAL/SIGNATURE

Drawings and specifications as instruments
of professional service shall remain the
property of the Architect.  These
documents are not to be used in whole or
in part, for any other projects not at the
specified address, without the prior
written authorization of F5
Design/Architecture Inc. C. 2022

PROJECT NO.

SCALE:

PROPOSED ADDITION FOR

F5 DESIGN/ARCHITECTURE INC
PO BOX 86
NEW ALBANY, OHIO 43054

WWW.F5DESIGN.COM

F5MAIL@F5DESIGN.COM
TEL 614.224.4946

F5

TODD M. PARKER
LIC. 12954 EXP. 12/31/2023

G100

as noted

COVER &
SITE PLAN

16 JAN. 2024

23035

PERMIT
SET

G100 1" = 50'-0"

SITE PLAN1

DRAWING INDEX
G100 COVER SHEET & SITE PLAN

A100 FLOOR PLANS & ELEVATIONS

A200 SECTIONS

GENERAL NOTES
THE USE OF THESE DOCUMENTS IS RESTRICTED TO THE
ORIGINAL SITE FOR WHICH THEY WERE PREPARED.  REUSE
OR REPRODUCTION OF THE DOCUMENTS, (WHOLE OR IN
PART) FOR ANY OTHER PURPOSE IS PROHIBITED.
OWNERSHIP OF THESE DOCUMENTS REMAINS WITH F5
DESIGN/ARCHITECTURE, INC.

THE GENERAL CONTRACTOR SHALL VERIFY ALL
DIMENSIONS AND EXISTING FIELD CONDITIONS WITH THE
DRAWINGS.  IN PARTICULAR: SOIL CONDITIONS, INCOMING
UTILITIES, ETC.  THE GENERAL CONTRACTOR SHALL
REPORT IMMEDIATELY TO THE ARCHITECT ANY VARIANCES
OR FIELD CONDITIONS THAT MAY CAUSE CONSTRUCTION
PROBLEMS PRIOR TO COMMENCING WORK.

WHEN THE GENERAL CONTRACTOR ACCEPTS DELIVERY
OF ALL ITEMS NOTED ON PLANS EITHER IN CONTRACT OR
NOT IN CONTRACT HE SHALL BE RESPONSIBLE FOR LOSS
AND/OR DAMAGE OF THESE ITEMS.

THE GENERAL CONTRACTOR SHALL PROVIDE ALL
REQUIRED PERMITS, FEES, AND INSPECTIONS AS MAY BE
REQUIRED BY GOVERNING BODIES HAVING LEGAL
JURISDICTION.

THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE TO
COORDINATE ALL WORK AND FOR THE MEANS, METHODS,
PROCEDURES, TECHNIQUES, AND SEQUENCE OF
CONSTRUCTION.

DRAWINGS ARE NOT TO BE SCALED.  WRITTEN
DIMENSIONS GOVERN.  ALL PARTITION LOCATIONS, ALL
DOOR AND OPENING LOCATIONS SHALL BE AS SHOWN ON
FLOOR PLAN.  IN CASE OF CONFLICT, NOTIFY THE
ARCHITECT.

PLAN DIMENSIONS ARE TO THE FACE OF ROUGH FRAMING
OR MASONRY UNLESS NOTED OTHERWISE.  DIMENSIONS
OF EXTERIOR FRAME WALLS INCLUDE 1/2" T. SHEATHING.
ALL INTERIOR STUD WALLS ARE DIMENSIONED AT 3 1/2"
UNLESS NOTED OTHERWISE.

ALL WORK, INCLUDING PLUMBING, HVAC AND ELECTRICAL
WORK NOT DETAILED HEREIN, SHALL COMPLY WITH
APPLICABLE STATE AND LOCAL BUILDING CODES AND THE
BUILDING STANDARDS REFERENCED THEREIN.

THE GENERAL CONTRACTOR AND SUB-CONTRACTOR
SHALL BE SOLELY RESPONSIBLE FOR COMPLYING WITH
ALL FEDERAL, STATE, AND LOCAL SAFETY REQUIREMENTS
TOGETHER WITH EXERCISING PRECAUTIONS AT ALL TIMES
FOR THE PROTECTION OF PERSONS INCLUDING
EMPLOYEES AND PROPERTY.  IT IS THE SOLE
RESPONSIBILITY OF THE GENERAL CONTRACTOR AND
SUB-CONTRACTOR TO INITIATE, MAINTAIN, AND SUPERVISE
ALL SAFETY REQUIREMENTS, PRECAUTIONS, AND
PROGRAMS IN CONNECTION WITH THE WORK.

9.

8.

7.

5.

6.

4.

3.

2.

1.

GENERAL SITE NOTES

3. THE BUILDER SHALL REVIEW THE PROPOSED FINISHED
FLOOR ELEVATION WITH THE ARCHITECT AND OWNER ON
SITE PRIOR TO THE START OF EXCAVATION.

PATIO DESIGNS ARE SCHEMATIC IN NATURE.  IT IS THE
CONTRACTORS RESPONSIBILITY TO COORDINATE THE
EXACT DESIGN WITH THE OWNER AND TO FAMILIARIZE
THEMSELVES WITH THE REQUIREMENTS OF THE
ARCHITECTURAL GUIDELINES/CITY CODES.

4.

THIS SITE PLAN HAS BEEN PREPARED AS A SCHEMATIC
AIDE TO ESTABLISH GENERAL LOCATIONS FOR THE
RESIDENCE, ITS DRIVE, WALKS, TERRACES, AND OTHER
APPLICABLE SITE ELEMENTS. THE PLAN DOES NOT
COORDINATE ALL PERTINENT INFORMATION REGARDING
THE SITE DEVELOPMENT.  IT IS THE RESPONSIBILITY OF
THE BUILDER AND\OR LANDSCAPE CONSULTANT TO
NOTIFY THE ARCHITECT  OF ANY SIGNIFICANT
CHANGES\DISCREPANCIES FROM THOSE PROPOSED ON
THE PLAN.

IT IS THE RESPONSIBILITY OF THE BUILDER TO VERIFY
ACTUAL  PLATS, GRADING AND UTILITY PLANS, AND
RECORDED DEEDS FOR PERTINENT RESTRICTIONS
RELATIVE TO THE DESCRIBED PROPERTY.  EXISTING
CONDITIONS MAY VARY FROM WHAT IS DESCRIBED ON
THIS PLAN.  IT IS THE RESPONSIBILITY OF THE BUILDER TO
INSURE THAT FINAL GRADING OF THE SITE PROVIDES
ADEQUATE DRAINAGE AWAY FROM THE RESIDENCE AND
MEETS REQUIREMENTS OF THE SUBDIVISION MASTER
GRADING PLAN.

2.

1.

IT IS THE RESPONSIBLITY OF THE BUILDER TO FIELD VERIFY
THE LOCATION OF ALL EXISTING TREES ON THE SITE.
SIGNIFICANT TREES ON THE PROPERTY AND NEIGHBORING
PROPERTIES SHALL BE PROTECTED AND PREVENTATIVE
MEASURES TAKEN PER A CERTIFIED ARBORIST PRIOR TO
ANY SITE WORK.  THE BUILDER SHALL TAKE APPROPRIATE
MEASURES TO PROTECT ALL EXISTING TREES THAT ARE
TO REMAIN.

5.

GENERAL STRUCTURAL NOTES

1. USE SOLID BLOCKING OR CROSS TYPE BRIDGING AT 96" O.C. MAX. FOR ALL
FLOOR JOIST AND RAFTERS

2. PROVIDE SOLID 2x BLOCKING UNDER WALLS RUNNING PARALLEL TO FLOOR JOIST
AT 36" O.C.

3. USE ONE FULL HEIGHT STUD AND ONE JACK STUD UNDER BEAM AND HEADER
BEARING.

OPENINGS 4'-0" TO  8'-0" = (2) JACK STUDS, UNLESS NOTED

OPENINGS 8'-0" TO 15'-0" =  (3) JACK STUDS, UNLESS NOTED

OPENINGS GREATER THAN 15'-0"  = SEE PLAN

4. APPLY A CONTINUOUS BEAD OF GLUE ON FLOOR JOIST WHEN FASTENING
SUBLFOOR TO JOIST

5. ALL MULTIPLE JOISTS OR HEADERS SHALL BE FASTENED TOGETHER, EACH PLY,
WITH A MINIMUM OF (3) 16d NAILS @ 12" O.C.

6. ALL ENGINEERED LUMBER BEAMS OF 3 MEMBERS (3 PLYS) SHALL HAVE EACH PLY
FASTENED TO THE ADJACENT PLY w/ ADHESIVE & (3) 16d NAILS @ 12" O.C. MIN.

7. 302.11 FIRE BLOCKING

7.1. FIRE BLOCKING SHALL BE PROVIDED IN WOOD-FRAME CONSTRUCTION IN THE
FOLLOWING AREAS:

7.1.1. IN CONCEALED SPACES OF STUD WALLS AND PARTITIONS, INCLUDING
FURRED SPACES AND PARALLEL ROWS OF STUDS OR STAGGERED
STUDS AS FOLLOWS:

7.1.1.1. VERTICALLY AT THE CEILING AND FLOOR LEVELS
7.1.1.2. HORIZONTALLY AT INTERVALS NOT EXCEEDING 10'-0"

7.1.2. AT ALL INTERCONNECTIONS BETWEEN CONCEALED VERTICAL AND
HORIZONTAL SPACES SUCH AS OCCUR AT SOFFITS, DROP CEILINGS,
AND COVE CEILINGS.

7.1.3. IN CONCEALED SPACES BETWEEN STAIR STRINGERS AT THE TOP AND
BOTTOM OF THE RUN. ENCLOSED SPACES UNDER STAIRS SHALL
COMPLY WITH SECTION 302.7

7.1.4. AT OPENINGS AROUND VENTS, PIPES, DUCTS, CABLES AND WIRES AT
CEILING AND FLOOR LEVEL, WITH AN APPROVED MATERIAL TO RESIST
FREE PASSAGE OF FLAME AND PRODUCTS OF COMBUSTION. THE
MATERIAL FILLING THE ANNULAR SPACE SHALL NOT BE REQUIRED TO
MEET THE ASTM E 136 REQUIREMENTS

7.1.5. FOR THE FIREBLOCKING OF CHIMNEYS AND FIREPLACES SEE SECTION
1003.19

8. 1003.19 CHIMNEY FIREBLOCKING

8.1. ALL SPACES BETWEEN CHIMNEYS AND FLOORS AND CEILINGS THROUGH
WHICH CHIMNEYS PASS SHALL BE FIRE BLOCKED WITH NONCOMBUSTIBLE
MATERIAL SECURELY FASTENED IN PLACE. THE FIREBLOCKING OF SPACES
BETWEEN CHIMNEYS AND WOOD JOISTS, BEAMS OR HEADERS SHALL BE
SELF SUPPORTING OR BE PLACED ON STRIPS OF METAL OR METAL LATH LAID
ACROSS THE SPACES BETWEEN COMBUSTIBLE MATERIAL AND CHIMNEY.

9. ALL WOOD SUBJECT TO TERMITE DAMAGE AND/OR DECAY SHALL BE PRESSURE
TREATED AND COMPLY WITH SECTION 318 OF THE 2019 R.C.O.

10.ALL EXTERIOR WALLS SHALL COMPLY TO THE BRACING TECHNIQUES AS
DESCRIBED IN SECTION 602 OF THE 2019 R.C.O.

11.CHIMNEYS AND FIREPLACES SHALL COMPLY WITH CHAPTER 10 OF THE 2019
R.C.O.

MISC. NOTES

THE ENERGY REQUIREMENTS LISTED BELOW DENOTE THE MINIMUM ENERGY
REQUIREMENTS PER SECTION 1102.1 (RCO PRESCRIPTIVE) OF THE 2019 OHIO
RESIDENTIAL CODE.  THE PROJECT IS TO COMPLY WITH OR EXCEED THESE
REQUIREMENTS AS NOTED ON THE DRAWINGS.

THIS PROJECT IS LOCATED IN ZONE 5

THERMAL ENVELOPE

FENESTRATION (WINDOWS & DOORS)
FENESTRATION (SKYLIGHTS)
GLAZED FENESTRATION SHGC
CEILING
WOOD FRAME
MASS WALL
FLOOR
BASEMENT WALL
SLAB PERIMETER (IF <12" BELOW GRADE)
CRAWL SPACE WALL

* UNCOMPRESSED AT EAVES
** OR INSULATION SUFFICIENT TO FILL FRAMING CAVITY, R-19 MIN.

PROPOSED

U- 0.30
N/A
NR

R-49*
R-21
N/A
N/A
N/A

R-10
N/A

REQUIRED

U- 0.39
U- 0.60

NR
R-49*

R-20 or R-13+5
R-13/17

R-30**
R-10/13

R-10, 2 FT.
R-10/13

RESIDENTIAL ENERGY REQUIREMENTS
A. GENERAL

1. THE STRUCTURE IS DESIGNED TO BE SELF-SUPPORTING AND STABLE AFTER THE
BUILDING IS FULLY COMPLETED.  IT IS SOLELY THE CONTRACTOR'S RESPONSIBILITY   TO
DETERMINE ERECTION PROCEDURES AND SEQUENCE, AND TO ENSURE THE STABILITY
OF THE BUILDING AND ITS COMPONENT PARTS, AND THE ADEQUACY OF TEMPORARY OR
INCOMPLETE CONNECTIONS, DURING ERECTION.  THIS INCLUDES THE ADDITION OF ANY
SHORING, SHEETING, TEMPORARY GUYS, BRACING OR TIEDOWNS THAT MIGHT BE
NECESSARY.  SUCH MATERIAL IS NOT SHOWN ON THE DRAWINGS.  IF APPLIED, THEY
SHALL BE REMOVED AS CONDITIONS PERMIT, AND SHALL REMAIN THE CONTRACTOR'S
PROPERTY.  THE ENGINEER HAS NO EXPERTISE IN, AND TAKES NO RESPONSIBILITY   FOR,
CONSTRUCTION MEANS AND METHODS OR JOB SITE SAFETY DURING CONSTRUCTION.

2. IT IS SOLELY THE RESPONSIBILITY OF EACH CONTRACTOR TO FOLLOW ALL   APPLICABLE
SAFETY CODES AND REGULATIONS DURING ALL PHASES OF CONSTRUCTION.  THE
ENGINEER IS NOT ENGAGED IN, AND DOES NOT SUPERVISE, CONSTRUCTION.

3. SHOULD ANY OF THE DETAILED INSTRUCTIONS SHOWN ON THE PLANS CONFLICT WITH
THESE STRUCTURAL NOTES, THE SPECIFICATIONS, OR WITH EACH OTHER, THE
STRICTEST PROVISION SHALL GOVERN.

4. GOVERNING CODE:  2019 OHIO RESIDENTIAL BUILDING CODE.
5. DESIGN ROOF SNOW LOAD:  20 PSF PLUS THE EFFECTS OF DRIFTING SNOW PER OBC.

a. GROUND SNOW LOAD (Pg) = 20 PSF
b. SLOPED ROOF SNOW LOAD = 20 PSF

6. DESIGN LIVE LOADS:
a. UNINHABITABLE ATTIC WITHOUT STORAGE = 10 PSF
b. UNINHABITABLE ATTIC WITH STORAGE = 20 PSF
c. ALL OTHER AREAS = 40 PSF
d. EXTERIOR BALCONIES AND DECKS = 40 PSF
e. ROOF = 20 PSF

7. WIND DESIGN PARAMETERS
a. BASIC WIND SPEED = Vult = 115 MPH, Vusd = 89 MPH
b. WIND EXPOSURE = EXPOSURE B

8. SEISMIC DESIGN PARAMETERS
a. DESIGN CATEGORY = A
b. SITE CLASS = D

9. SOIL DESIGN ASSUMPTIONS
a. ASSUMED ALLOWABLE SOIL BEARING PRESSURE FOR FOUNDATIONS = 1500 PSF
b. EQUIVALENT FLUID PRESSURE FOR WALL LOADING = 55 PCF
c. IT IS THE CONTRACTORS RESPONSIBILITY TO VERIFY THAT THE SOIL IS ADEQUATE TO

SUPPORT THE STRUCTURE AND THAT THE ASSUMED WALL LOADING IS CORRECT.

B. REINFORCED CONCRETE
1. MATERIALS:

a. SPECIFICATIONS:  IN GENERAL, COMPLY WITH ACI 301-05 "SPECIFICATIONS FOR
STRUCTURAL CONCRETE."

b. STRUCTURAL CONCRETE
     CLASS   LOCATION                               F'C
I     FOOTINGS,                                      3000           AND UNDERPINNING.
II    BASEMENT SLABS                          3500
III   EXTERIOR SLABS ON GRADE,        4000
    GARAGE SLABS, RETAINING (with air) WALLS, BASEMENT WALLS, PIERS AND COLUMNS

PLACED INTEGRALLY WITH BASEMENT WALLS, AND ALL CONCRETE NOT OTHERWISE
IDENTIFIED.

c. ALL DEFORMED REINFORCING BARS:  FY = 60,000
2. DO NOT BACKFILL AGAINST BASEMENT WALLS UNTIL BOTH THE SLAB-ON-GRADE AND

THE FLOOR ABOVE ARE IN PLACE AND CURED.

C. MASONRY
1. SPECIFICATIONS:  MASONRY CONSTRUCTION AND MATERIALS SHALL CONFORM TO ALL

REQUIREMENTS OF "SPECIFICATIONS FOR MASONRY STRUCTURES (ACI 530.1-08)",
PUBLISHED BY THE AMERICAN CONCRETE INSTITUTE, DETROIT, MICHIGAN, EXCEPT AS
MODIFIED BY THE REQUIREMENTS OF THESE CONTRACT DOCUMENTS.

2. MATERIALS:
a. CONCRETE BLOCK:  ASTM C90.  MINIMUM NET AREA COMPRESSIVE STRENGTH OF

C.M.U. = 1900 PSI.
b. MORTAR:  ASTM C270 (USING THE PROPERTY SPECIFICATION METHOD, PARAGRAPH

3.2), TYPE S, MINIMUM COMPRESSIVE STRENGTH = 1800 PSI.
c. BOND BEAM AND CORE FILL:  ASTM C476, COARSE OR FINE TYPE, PLACED PER  ACI

530.1, TABLE 7.
d. JOINT REINFORCING:  HOT-DIPPED GALVANIZED FINISH, 9 GAGE MINIMUM SIDE WIRES

AND CROSS WIRES.
e. BAR REINFORCING:  ASTM A615, GRADE 60, UNLESS NOTED OTHERWISE.
f. WIRE TIES AND ANCHORS: RECTANGULAR TYPE, 3/16" DIAMETER WIRE TIES (HOT DIPPED

GALVANIZED).
g. PROVIDE 100% SOLID BEARING, MINIMUM THREE COURSES UNDER BEAMS, TWO

COURSES UNDER LINTELS.
h. FILL CORE SOLID AROUND ANCHOR BOLTS.
i. PROVIDE 100% SOLID BLOCKS OR SOLIDLY-FILLED HOLLOW BLOCKS FOR AT LEAST 4"

ALL AROUND ALL EXPANSION BOLTS.
3. LINTELS: PROVIDE LINTELS OVER ALL MASONRY OPENINGS AS INDICATED ON THE

DRAWINGS OR WHERE NOT NOTED AS PER THE TABLE BELOW.  PROVIDE MINIMUM 6"
BEARING EACH END.
MASONRY OPENINGS        SECTION
TO 4'-0"                         L 3-1/2 X 3-1/2 X 5/16
4'-1" TO 5'-6"                L 4 X 3-1/2 X 5/16 LLV
5'-7" TO 6'-0"                L 5 X 3-1/2 X 5/16 LLV

D. STRUCTURAL STEEL
1. MATERIALS:

a. STRUCTURAL STEEL CHANNEL, ANGLES, PLATES, ETC.:  ASTM A36, FY = 36 KSI;
STRUCTURAL STEEL WIDE FLANGES:  ASTM A572 OR ASTM A992, FY = 50 KSI; HIGH
STRENGTH BOLTS: ASTM A325 OR A490; ANCHOR BOLTS: ASTM A307 OR  A36;
ELECTRODES: SERIES E70; STRUCTURAL PIPES: ASTM A53 OR A501; FY = 35 KSI MIN;
SQUARE AND RECTANGULAR TUBING: ASTM A500, FY = 46 KSI;   EXPANSION BOLTS: HILTI
"KWIK-BOLT 3" OR APPROVED EQUAL.

b. MINIMUM BEAM BEARING ON MASONRY = 7-1/2 INCHES UNLESS NOTED OTHERWISE.
c. EMBEDMENT LENGTH OF EXPANSION BOLTS INTO SOLID MASONRY OR CONCRETE

SHALL BE AS FOLLOWS:
1/2 INCH DIAMETER BOLTS --- 3-1/2 INCHES EMBEDMENT
3/4 INCH DIAMETER BOLTS --- 5 INCHES EMBEDMENT

d. ALL STEEL BEAMS TO HAVE STEEL COLUMN EA. END BEARING DIRECTLY ON
FOUNDATION, SEE PLAN FOR COLUMN SIZE

2. CONNECTIONS:
a. WOOD NAILERS SHALL BE ATTACHED TO THE TOP FLANGE OF STEEL BEAMS PER THE

FOLLOWING OR ANOTHER APPROVED METHOD:
FLANGE WIDTH      BOLTS             POWDER ACTUATED FASTENERS
4"                            3/8"Ø @ 30" O.C.        .145"Ø @ 18" O.C.
5" OR GREATER     1/2"Ø @ 42" O.C.        .145"Ø @ 18" O.C.

E. STRUCTURAL LUMBER
1. MATERIALS:

a. STRUCTURAL LUMBER INCLUDING BEARING AND EXTERIOR WALL STUDS: SPRUCE PINE
FIR #2 OR EQUAL, ALLOWABLE STRESSES PER THE NATIONAL DESIGN SPECIFICATION
SUPPLEMENT 2005 EDITION; 19% MAX. M.C.

b. PLYWOOD:  CDX, STRUCTURAL II OR BETTER, EXTERIOR GLUE.
       FOR ROOF AND WALLS: PANEL IDENTIFICATION INDEX 24/0 - 15/32 INCH MIN. (WITH

PLYWOOD CLIPS FOR ROOF SHEATHING).
       FOR FLOORS: STURD-I-FLOOR WITH PANEL IDENTIFICATION INDEX 32/16 - 23/32 INCH

THICK, EXPOSURE 1, TONGUE AND GROOVE.
c. OSB:  FOR WALLS: 1/2 INCH THICK WITH PANEL INDEX W24, EXPOSURE 1.

       FOR ROOFS:  1/2 INCH THICK WITH PANEL INDEX 1R24, EXPOSURE 1.
       FOR FLOORS: 3/4 INCH THICK, STURD-I-FLOOR WITH PANEL INDEX OF 1F24, EXPOSURE

1, TONGUE AND GROOVE.
d. MICROLAM (LVL):  MODULUS OF ELASTICITY = 1,900,000 PSI, Fb = 2,600 PSI. DESIGN

BASED ON iLEVEL TRUS JOIST.
2. SPECIFICATIONS:  UNLESS SPECIFICALLY SHOWN OTHERWISE, DESIGN, FABRICATION

AND ERECTION SHALL BE GOVERNED BY THE LATEST EDITION OF:
a. NATIONAL DESIGN SPECIFICATION FOR WOOD CONSTRUCTION.
b. U.S. PRODUCT STANDARD PS1
c. INTERNATIONAL BUILDING CODE

3. CONNECTIONS:
a. JOISTS TO SIDES OF BEAMS: 16 GA. GALVANIZED STD. JOIST HANGERS, UNLESS

SHOWN OTHERWISE.
b. JOISTS AND TRUSSES TO TOPS OF WALLS AND BEAMS: 18 GA.  GALVANIZED

HURRICANE ANCHORS.
c. SHEATHING TO FLOOR JOISTS - GLUED AND NAILED - USE 8d COATED SINKERS AT 6

INCHES O/C AT PANEL EDGES AND 12 INCHES O/C AT INTERMEDIATE SUPPORTS. USE
ADHESIVES MEETING APA SPECIFICATIONS APG-01 AND APPLIED IN ACCORDANCE WITH
MANUFACTURER'S RECOMMENDATIONS.

d. SHEATHING TO ROOF TRUSSES OR RAFTERS - NAILED - USE 8d COATED SINKERS AT 6
INCHES O/C AT PANEL EDGES AND 12 INCHES O/C AT INTERMEDIATE SUPPORTS.
PROVIDE PLYWOOD CLIPS AT MID-SPAN OF PLYWOOD BETWEEN SUPPORTS.

e. SHEATHING TO WALL STUDS - NAILED - USE 8d COATED SINKERS AT 6 INCHES O/C AT
PANEL EDGES AND 12 INCHES O/C AT INTERMEDIATE SUPPORTS.

f.   ALL CONNECTORS (HANGERS, NAILS, ETC.) IN CONTACT WITH TREATED LUMBER SHALL
BE STAINLESS STEEL OR HOT DIP GALVANIZED COMPATIBLE WITH THE CHEMICALS IN
THE WOOD.

4. MISCELLANEOUS:
g. USE ONE LINE OF SOLID BLOCKING OR CROSS BRIDGING AT 8'-0" O/C MAX. FOR ALL

NEW FLOOR JOISTS.  USE SOLID BLOCKING AT JOIST AND RAFTER BEARING.
h. IT IS ASSUMED THAT THE STRUCTURAL SHEATHING WILL PROVIDE LATERAL BRACING

FOR THE STUDS AND ENTIRE STRUCTURE.  IF SHEATHING IS NOT PROVIDED, USE SOLID
BLOCKING AT MID-HEIGHT FOR ALL EXTERIOR STUD WALLS AND INTERIOR BEARING
PARTITIONS AND METAL DIAGONAL BRACING AS REQUIRED FOR LATERAL STABILITY OF
THE STRUCTURE.

i. USE DOUBLE JOIST UNDER INTERIOR PARTITIONS, UNLESS SHOWN OTHERWISE.
j. USE DOUBLE STUDS UNDER BEAM AND LINTEL BEARING, UNLESS SHOWN OTHERWISE.
k. APPLY CONTINUOUS BEAD OF ADHESIVE ON JOISTS AND GROOVE OF

TONGUE-AND-GROOVE PANELS.
l. IN AREAS WHERE TOP CHORD OF TRUSSES DO NOT RECEIVE PLYWOOD OR OSB

SHEATHING, PROVIDE 1 X 4 CONTINUOUS BRIDGING PERPENDICULAR TO TOP CHORDS
AND SPACED AT 3'-0" O.C.

m. BEFORE APPLYING FINISH FLOORING, SET NAILS 1/8 INCH BUT DO NOT FILL, AND
LIGHTLY SAND ANY SURFACE ROUGHNESS, PARTICULARLY AT JOINTS AND AROUND
NAILS.

n. PROVIDE AND INSTALL BRIDGING FOR PREFABRICATED WOOD TRUSSES AS INDICATED
ON THE TRUSS MANUFACTURER'S APPROVED SHOP DRAWINGS.

F. PREFABRICATED WOOD TRUSSES
1. MATERIALS:

a. LUMBER:  SOUTHERN PINE #2, ALLOWABLE STRESSES PER THE NATIONAL DESIGN
SPECIFICATION SUPPLEMENT, 2005 EDITION; 19% MAX.  M.C.

b. METAL CONNECTOR PLATES:  GALVANIZED SHEET STEEL, ASTM A653, GRADE A,
COATING CLASS G60 PER ASTM A653 TYPICALLY.  USE COATINGS CLASS G185 WHEN
FRT IS USED.  MANUFACTURE WITH HOLES, PLUGS, TEETH OR PRONGS UNIFORMLY
SPACED AND FORMED.

2. DESIGN:
a. TOP CHORD LIVE LOAD:             25 PSF

        TOP CHORD DEAD LOAD:          10 PSF
        BOTTOM CHORD DEAD LOAD:  10 PSF
        NET WIND UPLIFT:                        8 PSF

b. FINAL DESIGN OF MEMBERS AND CONNECTIONS IS TO BE BY A PROFESSIONAL
ENGINEER, REGISTERED IN OHIO, EXPERIENCED IN SIMILAR DESIGN, RETAINED BY THE
MANUFACTURER.

c. SHOP DRAWINGS SHALL EXHIBIT THE SEAL OF THE ENGINEER RESPONSIBLE FOR THE
TRUSS DESIGN.

d. MAXIMUM LIVE LOAD DEFLECTION IS TO BE L/360.
e. MAXIMUM TOTAL LOAD DEFLECTION IS TO BE L/240.

3. MISCELLANEOUS:
a. BOLT TOP CHORDS OF ALL MULTIPLE TRUSSES TOGETHER WITH 1/2" DIAMETER BOLTS

AT 4'-0" O.C.  BOLT WEB MEMBERS TOGETHER WITH 1/2" DIAMETER BOLTS AT 2'-0" O.C.
AT CONCENTRATED LOADS, OR PER TRUSS DESIGNER RECOMMENDATIONS.

b. IN AREAS WHERE TOP CHORDS OF TRUSSES DO NOT RECEIVE PLYWOOD SHEATHING,
PROVIDE 1 X 4 CONTINUOUS BRIDGING PERPENDICULAR TO TOP CHORDS AND SPACED
AT 3'-0" O.C.

c. TRUSS FABRICATOR SHALL SUBMIT COPIES OF THE FINAL, APPROVED FABRICATION
DRAWINGS TO THE DEPARTMENT OF COMMERCE, OFFICE OF

ARCHITECT:

HEINLEN-FOLLMER INC.

BUILDER:

614.889.9415

POWELL, OH 43065
8941 DUBLIN RD.

info@heinlenfollmer.com
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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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Date 2/16/2024

Addressee
Address
Address

Dear ?,

We are writing to inform you of a City of Upper Arlington Board of Zoning Appeals 
hearing on March 20, 2024 at 6pm at the Upper Arlington Municipal building at 3600 
Tremont Rd. Columbus, Ohio 43221.

The subject of the hearing is a variance request for the carriage house that sits next to 
the Abbott Residence guest house at 4966 Riverside Dr.  Columbus, Ohio 43220.  The 
building sits within the existing zoning code side yard setback, and the variance is 
necessary to improve the building to include some finished space.  

We plan to install new windows and doors as well as re-side and re-roof the building 
but the footprint of the building will not change.  

If you have any questions, or would like more information prior to the hearing, please 
feel free to reach out to me at tfollmer@heinlen-follmer.com or my mobile number at 
(614) 207-4204.

Thank you,

Todd Follmer
Vice President
Heinlen-Follmer Inc

Page 39 of 123

mailto:tfollmer@heinlen-follmer.com


Page 40 of 123



4966 Riverside Drive

BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North
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4966 Riverside Drive
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Proposed Site Plan
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Existing Structure
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4966 Riverside Drive
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____________________________________________________________________________________ 

 
 Page 1 of 2 |  

 
Authors: Alyssa Kelly, AICP, Planning Officer 
    
BZAP Meeting Date: March 20, 2024  
    
Subject: 2425 Kensington Drive (VAR-14-24) - To allow a detached 

garage that is 21'-10" tall, when 17 feet is the maximum height 
permitted. 

     
  
Site Description/History 
The subject property, 2425 Kensington Drive, is located on the west side of the street, 
between North Parkway Drive and Westover Road. The property is somewhat irregular in 
shape, with 84 feet of frontage and 147 (average) feet of depth; it narrows to just 64 feet at the 
rear property line. It is platted as Lots #29-30 in Block #80 of the Upper Arlington subdivision 
and is zoned R-1c, One-Family Residence District. The home is a two-story, Tudor Style 
home, built in 1927; it is a Contributing Structure in the Historic District. The applicant 
purchased the property in 2003. 
 
Proposal 
The proposal includes an addition and interior remodel of the home (no variance required) that 
would renovate the existing attached garage into livable space. Subsequently, a detached 
garage (29 feet x 24 feet) would be constructed in the northwest rear corner of the lot with 696 
square feet on the first-floor and approximately 536 square feet on the second floor (some 
sections with sloped ceilings). The garage would include a stucco exterior, a gable roof, 
matching the pitch of the main home with a front-facing dormer. It would be 21'-10" in height 
and located as close as three feet from the side property line and 6'-11" from the rear property 
line. Two man-doors would be located on the south elevation creating access to the stairway 
and a small storage space. The proposal would meet all coverage limits including the 
detached garage size limitation of 6.39 percent of the property (717 square feet). 
 
Zoning Code Requirements 

• To allow a detached garage that is 21'-10" tall, in lieu of the 17-foot maximum (Article 
6.09). 

 
The Board recently approved three similar requests for additional detached garage height 
including: 
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Address Height Footprint 
1912 Collingswood 
Road 

20'-6" 681 SF 

1489 Berkshire 
Road 

20'-4" 528 SF 

2517 Brixton Road 19'-0" 490 SF 
  
Alternatives 
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 would not apply. The 
architect has noted that the increased height is requested for architectural purposes, to match 
the garage roof pitch to that of the main home, and to create a second-story office space that 
is accessible by a compliant staircase. 
 
Requested Action and Findings 
 Staff 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 maximum permitted height of 17 feet and the location of detached 
garages close to side and rear property lines. However, with recent code amendments 
allowing habitable space in detached garages, the Board has recently approved three recent 
requests for increased height. In these cases, the Board found that impacts on neighboring 
properties were expected to be minimal, and the height allowance was a reasonable 
accommodation to support habitable space on the second floor of a garage, which is now 
permitted. However, at 21'-10" tall, this would be the tallest garage the Board has approved, 
and Staff believes the height could be lowered while still creating an architecturally 
complementary detached garage. For this reason, Staff would recommend a height reduction 
of at least one-foot to be more in line with what has recently been approved. The Board may 
consider Finding #3 with this request. 
 
Attachments 
1. 2425 Kensington Drive Variance App 
2. BZAP Staff Report Pics - 2425 Kensington Drive 
 

Page 48 of 123



City of Upper Arlington, Ohio 2/26/2024

24-671

Variance Application

Status: Active

Submitted On: 2/20/2024

Primary Location

2425 KENSINGTON DR

UPPER ARLINGTON, OH

43221

Owner

DEVILBISS DOUG A

KENSINGTON 2425

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-14-24

Status

Pending

BZAP Determination Date

03/20/2024

Vote Tally

Primary Variance

Detached garage

Findings of Fact for Approval/Denial

Variance Request

BZAP conditions

To allow a detached garage that is 21'-10" tall, when 17 feet is the maximum height 

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?

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?

To permit a new detached garage to be 21'-9 1/2" tall in lieu of the required 17' 

maximum

in order to have office/storage above the garage with stair access to have a legal stair 

to meet code the garage must be taller than 17'. In addition they want to match the 

architectural integrity of the existing home, and match the roof pitch to complement 

their investment in the main house where they are proposing to do a renovation.

No, as zoning allows for living space above a garage, but doesn't not provide the 

required height to meet building code requirements. 

We think this garage will enhance the architectural fabric of the existing home and the 

neighborhood by providing the appropriate architecture for the garage. I have 

included drawings of the proposed additions to the home so you can see how vested 

we are in complementing the architecture of the home. 

Yes, by building the office over the garage we can minimize the exisitng footprint on 

the site and be less than the maximum building cover and developoment cover. 
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Can this property yield a reasonable return or can there be any beneficial use of the property without the

variance?

Since zoning code allows for this finish space, we should be permitted to construct a 

space that meets code. We also think matching the architecture of the home rather 

than doing a lower pitch roof would provide much more of a reasonable return than a 

garage that doesn't match the architecture. We are providing the minimum clearance 

above the garage door as well. 
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February 15th, 2024 
 
 
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 allow us to build a new detached garage that is 21’-9 ½” high in lieu of the required 
17’.  The city requires us to notify all homes within 100 feet of our property of the variance 
submission. The application will be heard on November March 20th, 2024  

Sincerely, 

 
Douglas and Carrie Devilbiss  
2425 Kensington Drive  

Page 61 of 123



Page 62 of 123



2425 Kensington Drive

BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North
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2425 Kensington Drive
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Proposed Site Plan
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Proposed Garage Elevations
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Existing Rear Yard
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Existing Attached Garage
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Authors: Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: March 20, 2024  
    
Subject: 2395 Andover Road (VAR-16-24) - To allow a two-story 

addition to project up to 17 feet into the rear yard profile, 
continuing the existing roofline. 

     
  
Site Description/History 
The subject property, 2395 Andover Road, is located at the southwest corner of Berkshire and 
Andover Roads and is zoned R-1c, One-Family Residence District. It has 70 feet of frontage 
with a 40-foot building setback line along Berkshire Road and 138.5 feet of frontage along 
Andover Road with a 20-foot building setback line. It is identified as Lot #19 in the Upper 
Arlington subdivision from 1925. A two-story stone and siding home is located along both 
setback lines; a two-car, side-load attached garage and driveway are located along the south 
side of the property. Several mature trees are located in the Berkshire Road front yard and 
along the west property line.  A six-foot tall wood fence is located along the west property line 
and continues along a portion of the rear property line, where there are overhead wires.  The 
home was built in 1947 and purchased by the applicant in May 2020.  It is designated as a 
Contributing Structure in the Historic District. 
 
Proposal 
The proposal includes the demolition of the existing attached garage and second floor office 
on the south side of the home, and the construction of a larger two-story garage addition.  The 
addition would re-orient the garage to a front-load and keep it as a two-car attached garage.  A 
new first-floor mudroom would be added between the garage and the existing 
residence.  Overall the addition adds 16 feet of depth to the home, is located along the 
Andover Road setback line, and is 12 feet from the rear property line and 20 feet from the 
west side property line.  On the second floor is a new primary bedroom, bathroom, laundry 
and office.  The addition is 24'-7" tall and includes stucco and stone on the front elevation, and 
vinyl siding on the side and rear.  The highest ridge of the home would be continued directly 
south, while the front part of the second floor section would have a gable roof that slopes away 
from rear property line.  The addition would be adjacent to the southern neighbor's garage, 
more than 20 feet away.  All coverage ratios are compliant with City standards. 
 
Zoning Code Requirements 

• To allow a two-story addition to encroach up to 17 feet into the rear yard profile (Article 
5.02). 
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For properties in the neighborhood that utilize Andover Road for access, a significant majority 
of them do not have any type of habitable space located above their attached garage.  The 
Board did grant a rear profile variance for 2444 Andover Road (10'-8" in 2004) and 1974 
Collingswood Road (unknown, 1944). 
  
Alternatives 
The applicant has explored other design alternatives to avoid a potential variance application. 
However, any second-floor space would require a variance because of the proximity to the 
rear property line.  If the proposed roof were altered to match the front portion, it would reduce 
the rear yard projection by almost ten feet, but would result in an additional 30 square feet of 
lost space. 
 
Requested Action and Findings 
 Staff reviewed the application and plans, visited the site, and discussed with the 
applicant.  Since the application was submitted, the applicant eliminated a driveway width 
variance and provided a clearer rear yard profile diagram.  As noted above, there are very few 
instances of habitable spaces above attached garages in the neighborhood.  Staff 
understands the desire to take advantage of this space, and it is very well-designed, but it may 
be out of character with the area.  A 17-foot rear yard projection is one of the higher requests 
reviewed by the Board, even for a corner lot. However, any adjustment would result in a loss 
of interior space for the primary bedroom.  Should the Board choose to support this 
application, Staff would recommend that Finding #4 (character of the neighborhood) be 
considered. 
 
Attachments 
1. BZAP Staff Report Pics - 2395 Andover Road 
2. 2395 Andover Rd - revised plans 03.15.24 
3. 2395 Andover Rd Variance App 
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2395 Andover Road
BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking West
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Proposed Site Plan
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Proposed Elevations
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Existing View from Andover Road
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City of Upper Arlington, Ohio 2/26/2024

24-658

Variance Application

Status: Active

Submitted On: 2/20/2024

Primary Location

2395 ANDOVER RD

UPPER ARLINGTON, OH

43221

Owner

Charles and Alyson Mackey

Andover Rd 2395 Andover Rd

Columbus, OH 43221

Applicant

Charles Mackey

614-296-9925

cmackey78@hotmail.com

2395 Andover Rd

Columbus, OH 43221

BZAP Information

BZAP Case #

VAR-16-24

Status

Pending

BZAP Determination Date

03/20/2024

Vote Tally

Primary Variance

Rear yard profile

Findings of Fact for Approval/Denial

Variance Request

BZAP conditions

To allow an addition to project up to 7'-4" into the rear yard profile.
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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?

Garage addition for mudroom and 2nd floor expansion over the garage

The only special condition is the line of sight for our neighbor.  

None that we are aware of. There are constantly renovations being done in our area for 

additions and tear downs to make older spaces more funtional.

No, we will be leveraging existing driveway space for the garage addition so the garage 

doors face the street,similar to the other homes. Great care would be taken to make 

the addition match the existing home, including using existing shingles mixed with 

new shingles and existing stone mortar.  

Yes, there is no other exising space on the property to add functional space to make a 

true 2 car garage, mud room and laundy room.  

Yes, this addition will make the property more valuable by adding square footage for 

additional garage, liviable and functional space
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Dear Neighbor, 

 

 

 

We are wri�ng to let you know that we will be seeking a variance in March from the Upper 
Arlington Board of Zoning and Planning to expand our garage and add a 2nd story addi�on on 
top of it. 

 

 

Per the Board’s guidelines, the city requires that we provide writen no�ce to all property within 
100 feet of the subject property, that we will be seeking the variance at the March 20th mee�ng 
at 6 PM EST at the Upper Arlington Municipal Building.   

 

Please do let us know if you have any ques�ons. 

 

Best Regards, 

 

 

Charles and Alyson Mackey 

2395 Andover Rd 

Columbus, OH 43221 
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Authors: Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: March 20, 2024  
    
Subject: POSTPONED.  2355 North Star Road/1480 W. Lane Avenue 

(#23-3185) - Review of an updated Certificate of Zoning 
Compliance application concerning access to/from North Star 
Road for OhioHealth.  [This application was previously subject 
to an appeal.] 

     
  
Site Description/History 
This serves as an update to Certificate of Zoning Compliance (CZC) #23-3185, which was 
conditionally issued in October 2023.  OhioHealth is renovating and relocating to an existing 
office building at 1480 W. Lane Avenue and sought to improve the existing parking lot at 2455 
North Star Road, which is adjacent to the office building. Staff had determined that all the 
proposed changes, including driveway location, coverage limits, and other concerns, complied 
with the UDO. The conditions on the permit included: 1) Per City Parking Agreement for after-
hours public parking; 2) Pending approval of a landscape plan by the City Forester; 3) 
Combine the two parcels or grant a cross-access easement; and 4) Any changes to outdoor 
lighting fixtures must be approved by the Planning Division.  All items except #3 have been 
resolved.  The building modifications are included in a separate zoning review which is not 
before the Board. The first floor of the OhioHealth building is expected to open March 25.  
 
An adjacent property owner (Dan Callanan, who is part of the Akinita Five LLC) filed an appeal 
to this CZC's issuance. The Board denied that appeal at its January 17, 2024 public meeting. 
There has been no appeal of the Board's findings at that meeting. 
 
As discussed below, Staff reviewed the proposed changes and finds them to be in compliance 
with the UDO. Although CZCs do not typically come before the Board where all UDO 
requirements are met, Staff is bringing these changes to the Board to review since they differ 
from the plan previously presented to the Board in January. 
 
Proposal 
While the appeal of the administrative appeal was pending, the driveway was widened from 
less than 20 feet in width to 24 feet.  That widening was discussed at the appeal hearing and 
the Board was aware that an as-built application would be filed. That addendum for the as-
built was submitted and approved by Staff.  OhioHealth now proposes to expand the existing 
curb cut at North Star Road slightly to the north and remove the bend in the new driveway so 
that the approach and driveway will align.  The existing street tree north of the curb cut would 
remain.  No other changes are proposed. 

Page 102 of 123



 
 

____________________________________________________________________________________ 

 
Page 2 of 2 |  

 
Zoning Code Requirements 
The Unified Development Ordinance (UDO) allows curb cuts and street openings to be up to 
41 feet wide, where 35 feet of that could be a driveway.  The opening here would be 30 
feet.  While the UDO does not allow driveway flares to cross the extended property line at the 
street, existing ones are permitted to be replaced like-for-like per the UDO and Streets and 
Services Code.  The Board does have powers and duties relating to completing design 
reviews. 
  
Alternatives 
OhioHealth could keep the existing site development as it is, however, they have observed 
issues with the difference in driveway approach and the new driveway, and expressed a safety 
concern with their patients and employees.  Other changes, such as the neighbor's request to 
relocate the driveway and curb cut to the center of the property, are not being considered as 
alternatives, especially in light of the building's pending opening and other challenges related 
to the site. Also, since the only issue before the Board at this meeting is OhioHealth's 
proposed modifications to the CZC, this is not an opportunity to readdress any concern from 
the January 2024 appeal hearing. 
 
Requested Action and Findings 
 Staff is supportive of the expanded curb cut and re-aligned driveway, as it would create a 
safer, 24-foot wide access for OhioHealth patients and employees.  Staff notes that the 
condition of the driveway prior to any improvements was narrow and in significant disrepair, 
which supports the need for modifications and recognizes that the driveway as-built is creating 
an awkward turning movement which is not ideal. For these reasons, Staff would recommend 
that the Board approve this revised Certificate of Zoning Compliance. 
 
Attachments 
1. OhioHealth - Proposed Driveway 
2. OhioHealth - AsBuilt Driveway 
3. BZAP Appeal Staff Report - 2355 North Star Road 
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Authors: Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: March 20, 2024  
    
Subject: 2355 North Star Road/1480 W. Lane Avenue (#23-3185) - 

Review of an updated Certificate of Zoning Compliance 
application concerning access to/from North Star Road for 
OhioHealth.  [This application was previously subject to an 
appeal.] 

     
  
Site Description/History 
This serves as an update to Certificate of Zoning Compliance #23-3185, which was 
conditionally issued in October 2023.  This permit allowed OhioHealth, which was renovating 
and moving into an existing office building at 1480 W. Lane Avenue, to improve the existing 
parking lot at 2455 North Star Road, which is adjacent to their new building.  Those conditions 
included: 1) Per City Parking Agreement for after-hours public parking; 2) Pending approval of 
a landscape plan by the City Forester; 3) Combine the two parcels or grant a cross-access 
easement; and 4) Any changes to outdoor lighting fixtures must be approved by the Planning 
Division.  All items except #3 have been resolved.  The first floor of the OhioHealth building 
opens March 25. 
 
An adjacent property owner (Akinita Five LLC) filed an appeal to this permit's issuance and 
was ultimately denied by the Board in January 2024. 
 
Proposal 
During the appeal process, the driveway was widened from less than 20 feet in width to 24 
feet.  An addendum to the permit was subsequently submitted and approved by 
Staff.  OhioHealth now wishes to expand the existing curb cut at North Star Road slightly to 
the north and remove the bend in the new driveway so that everything would align.  The 
existing street tree north of the curb cut would remain.  No other changes are proposed. 
 
Zoning Code Requirements 
The Unified Development Ordinance (UDO) allows curb cuts and street openings to be up to 
41 feet wide, where 35 feet of that could be a driveway.  The opening here would be 30 
feet.  While the UDO does not allow driveway flares to cross the extended property line at the 
street, existing ones are permitted to be replaced like-for-like per the UDO and Streets and 
Services Code.  The Board does have powers and duties relating to completing design 
reviews. 
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Alternatives 
OhioHealth could choose to keep the existing site development as it is, however, they have 
observed issues with the difference in driveway approach and the new driveway, and feel it is 
a safety concern with their patients and employees.  With the building opening soon and other 
challenges related to the site, OhioHealth does not wish to relocate the driveway and curb cut 
to the center of the property. 
 
Requested Action and Findings 
 Because this application came before the Board as an appeal, Staff felt the Board needed to 
review the proposed revisions as they differ from what was previously reviewed.  Staff is 
supportive of the expanded curb cut and re-aligned driveway, as it would create a safer, 24-
foot wide access for OhioHealth patients and employees.  Both the previous condition, which 
was narrow and in significant disrepair, and the existing condition, which creates a weird 
turning movement and is a safety hazard, are not ideal.  For these reasons, Staff would 
recommend that the Board approve this revised Certificate of Zoning Compliance. 
 
Attachments 
None 
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