
 
8/21/2024 | 6:00 PM 

 
Municipal Services Center, Council Chamber 

3600 Tremont Road 
 

City of Upper Arlington  8/21/2024 
 

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

 
1. Call to Order/Roll Call  
    
2. Consent Agenda  
    
  a. Approve the August 7, 2024 and July 17, 2024 meeting minutes. 
       
  b. 1810 Grace Lane (VAR-43-24) - To allow a storage structure to encroach 17 feet 

into the platted 25-foot wide planting strip, which is not permitted. 
       
  c. 2860 Welsford Road (VAR-46-24) - To allow a replacement sunroom addition to 

encroach up to 4'-6" into the 30'-11" minimum rear yard setback (existing). 
       
  d. 1811 Ivanhoe Court (VAR-47-24) - To allow an addition to encroach up to 3'-7" 

into the 12-foot minimum side yard setback and results in a side yard sum of 20'-
5" when a minimum of 26 feet is required. 

       
  e. 2056 Waltham Road (VAR-48-24) - To allow an enclosed rear porch, open front 

porch, and open front and rear entry canopies that result in building cover of 32.3 
percent and development cover of 47.9 percent, where 29 percent and 47.2 
percent (existing) are permitted, respectively. 

       
  f. 2665 Westmont Boulevard (VAR-49-24) - To allow an addition to encroach up to 

9'-10" into the 20-foot unplatted front yard setback along Northam Road 
(existing). 

       
  g. Upper Arlington High School, 1625 Zollinger Road (DEV-02-24) - Review of a 

Conditional Use to allow for the creation of a one-plot cemetery in Litchford 
Garden. 

       
3. Variance/Conditional Uses  
    
  a. 1441 Langston Drive (VAR-44-24) - To allow a swimming pool house with an 

outdoor kitchen to encroach five feet into the 10-foot minimum side yard setback 
and 30 feet into the 35-foot rear yard setback. 
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  b. 2670 Edington Road (VAR-45-24) - To allow the construction of a detached 
habitable structure that is 17'-8" in height, when 10 feet is the limit. 

       
  c. 1912 Collingswood Road (VAR-50-24) - To allow a detached garage that is 21'-6" 

in height when 17 feet is the limit and has a top wall plate height of 10'-6", when 
9'-6" is the limit. The Board previously approved a variance (VAR-01-24 on 
1/17/24) for a detached garage height of 20'-6", but the garage was not 
constructed according to approved plans. 

       
4. Updates & Reports  
    
  a. Update from the Community Development Department 
       
5. Adjournment  
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8/7/2024 | 6:00 PM 
 

MUNICIPAL SERVICES CENTER, 3600 TREMONT ROAD 
CITY COUNCIL CHAMBERS 

 

Members Present:   Todd Boyer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 
Shannon Tolliver 

Members Absent:     

  

Daniel Barringer, Bill Westbrook 

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

 

 

1. Call to Order 
 
Chair Tolliver called the meeting to order at 6:02 pm. 
 

2. Informal Review 
a. Upper Arlington High School, 1625 Zollinger Road (DEV-02-24) - Work 

Session review of a Conditional Use to allow for the creation of a 
cemetery in the Litchford Garden. 
 
Mr. Milam provided an overview of the school’s plans for the Litchford 
Garden site, which includes re-interring remains in a designated location in 
the plaza. The remains were discovered during construction of the new 
school building. Educational materials will also be provided by the school. 
Mr. Milam noted that because human remains are involved, it will require 
the school to apply for and receive certification as a cemetery. Because 
cemeteries are a conditional use throughout the City, the Board would need 
to review the project using the typical conditional use standards. Staff did 
not see any issues with the project and the applicant has notified all relevant 
neighbors. 
 
Bob Hunt, Superintendent of Upper Arlington Schools, introduced the team 
working on this project. He highlighted the planned location of the re-

Page 3 of 355



___________________________________________________________________________________ 

 
BZAP Work Session Minutes | Page 2 of 3 | 8/7/2024 

interment and noted that it is the same location where the remains were 
found during construction.  
 
Ms. Mitchell asked if there would be an associated ceremony. Mr. Hunt said 
they plan to hold one once everything has been completed. Ms. Mitchell 
said the community appreciates the work the school has done.  
 

b. 2359 and 2367 Zollinger Road - Informal review of a proposed minor 
subdivision that would create a third lot immediately to the south, on 
Asbury Drive, while retaining the two existing residences along 
Zollinger Road. 
 
Mr. Milam gave an overview of the minor subdivision application and 
explained where the properties are located and preliminary plans to create 
a third lot. The plan is to renovate the two existing houses and sell the newly 
created third lot. The new lot conforms to setbacks, but does not meet the 
width and lot size requirements of the street segment. It is also deficient on 
core R1 requirements. The Fire and Engineering divisions have both 
reviewed the initial plans and do not see any large issues. He noted that no 
plans have been formally submitted yet. 
 
Taylor Sommer, the applicant’s architect, explained the homeowner’s plans. 
She reviewed all the options they evaluated with the existing homes and the 
potential new lot. She noted that the small size of the existing homes stands 
out in the neighborhood and a third home could better fit into the fabric of 
the neighborhood. 
 
Chair Tolliver noted that the new lot would be dramatically smaller than the 
neighboring ones. She said that there are quantitative standards and would 
have a hard time supporting the project. Ms. Mitchell concurred and said 
she has not driven around the neighborhood, so she is not certain that it 
would fit into the neighborhood.  
 
Ms. Mitchell asked if the sanitary sewer was an issue. Mr. Milam said it 
would be something Engineering would need to work through during the 
process.  
 
Mr. McGrath asked about the existing trees on site. Ms. Sommer said the 
larger of the two existing trees would need to be removed. 
 
Mr. Carpenter asked when the lot to the south was subdivided because it is 
not a platted lot. Mr. Milam said he would investigate if the application 
moves forward. 
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Mr. Carpenter echoed other members and said the proposed new lot is 
deficient to the standards, so it will be hard to support. 

 
3. Updates and Reports 

a. Update from the Community Development Department. 
Mr. Milam provided the following update: 

 New commercial tenant permits were submitted for the Arlington 
Gateway. 

 There will be a public meeting on August 8, 2024 for Envision 
Henderson and a virtual meeting on August 15, 2024. 

 
4. Adjournment 

 
The meeting was adjourned at 6:30 pm. 

 
ATTEST:      

 
 

CHAIR:                           
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7/24/2024 | 6:00 PM 
 

Municipal Services Center, Council Chamber 
3600 Tremont Road 

 
Members Present:   Todd Boyer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 

Shannon Tolliver, Bill Westbrook 

Members Absent:     

  

Daniel Barringer 

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 6:02 pm. 
 

Mr. Westbrook moved, seconded by Ms. Mitchell, to excuse Mr. Barringer. 
 

VOTING AYE: Todd Boyer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 
Shannon Tolliver, Bill Westbrook 

VOTING NAY: None 
ABSENT: Daniel Barringer 
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. 

 
2. Oath of Office 
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a. Oath of Office for Marianne Mitchell, for a term commencing July 1, 2024, 
expiring June 30, 2027. 

 
3. Consent Agenda 

a. Approve the July 10, 2024 and June 26, 2024 meeting minutes. 
 

b.  2244 Cranford Road (VAR-38-24) - To allow a carport that is 50'-5" from 
the front property line, when a 60-foot setback is the minimum. 
 
Finding #4 noted in the Staff Report. 
 

c. 1287 Norwell Drive (VAR-39-24) - To allow a covered porch that 
encroaches up to 10 feet into the 40-foot minimum rear yard setback 
(existing 12-foot encroachment). 
 
Findings #1 and #6 noted in the Staff Report. 
 

d. 3427 Leighton Road (VAR-40-24) - To allow an addition that attaches the 
detached garage to the home and results in a 2-foot encroachment into 
the 10- foot minimum rear yard setback and a projection into the rear yard 
profile of up to three feet. 
 
Finding #4 noted in the Staff Report. 
 

e. 2726 Wellesley Drive (VAR-42-24) - To allow an addition that encroaches 
up to 2'-2" into the 8-foot minimum north side yard setback (existing 
encroachment). 
 
Findings #3 and #6 noted in the Staff Report. 

 
Ms. Mitchell moved, seconded by Mr. Carpenter, to approve the Consent Agenda. 

 
VOTING AYE: Todd Boyer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 

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

 
The motion carried (6-0). 

 
4. Variance/Conditional Uses 
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a. 1687 Doone Road (VAR-41-24) - To allow an addition that encroaches 9'-
5" into the 20-foot (unplatted) minimum front yard setback along Hartford 
Road and results in 32.5 percent building cover when 29 percent is the 
limit. 
 
Ms. Kelly gave an overview of the project, which is located on a corner lot. She 
noted that the Board had previously approved a garage addition on the 
property. The homeowner is looking for additional space by adding a two-story 
addition to the garage along Hartford Road. Staff is supportive of the 
application, but recommend adding a condition requiring submittal of a 
landscape plan. 
 
Mr. Carpenter asked how far the addition is set back from the garage. Ms. Kelly 
said it is approximately four feet from the front face of the garage. 
 
Anthony Ciminello, contractor for the applicant, gave an overview of the design 
process. He said the house has been added to a number of times over the 
years. They aim to make the house more uniform and add more screening and 
landscaping.  
 
Mr. Carpenter said he thinks the addition is an improvement and makes the 
house more cohesive. He supports the application. Ms. Mitchell agreed, but 
expressed regret that the coverage is increasing. 
 

Mr. Carpenter moved, seconded by Ms. Mitchell, to approve the 1687 Doone Road (VAR-
41-24) application. 

 
VOTING AYE: Todd Boyer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 

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

 
The motion carried (6-0). 

 
5. Development/Site Plans 

a. 2430 Kensington Drive (DEV-03-24) - Review of a Certificate of Economic 
Hardship to allow the Contributing Structure (residence) to be 
demolished prior to the 180-day waiting period for historic demolitions. 

 
Mr. Milam provided a summary of the Certificate of Economic Hardship 
application. He noted that the applicant has come before the Board to discuss 

Page 8 of 355



___________________________________________________________________________________ 

 
BZAP Minutes | Page 4 of 6 | 7/24/2024 

 

the project at a previous work session. The main reasons for the applicant’s 
request are: 1) Cost of maintaining a deteriorating house and 2) Rising cost of 
materials. Mr. Milam stated that the owner intends to build a similar style of 
house to what is existing. 
 
Ms. Pettit noted that if the Board votes to issue the certificate, they need to 
make specific findings of fact. 
 
Brett Harper, the applicant’s builder, provided an overview of the project and 
the reasons why they are asking for the Certificate of Economic Hardship, 
including increasing construction costs and significant carrying costs to keeping 
the existing house sound during the waiting period. Mr. Harper also noted that 
the six-month waiting period would push demolition to December, which is a 
difficult time for construction. He said they plan to save as many historic 
features as possible.  
 
Chair Tolliver asked for more information on the projected cost increases 
caused by the six-month waiting period. Mr. Harper discussed how he 
calculated the cost increases. 
 
Ms. Mitchell asked about changes in labor costs. Mr. Harper said that labor 
costs are increasing as well. 
 
Ms. Mitchell asked about animal damage in the house. Mr. Harper said that the 
house is essentially abandoned. Ms. Mitchell noted that a house like this may 
attract trespassers. 
 
Mr. Boyer asked if they had a building permit in hand. Mr. Milam explained the 
next steps following a finding on the certificate. 
 
Ms. Mitchell asked when they plan to demolish the house if granted the 
certificate. Mr. Harper said it would most likely be in the fall, with plans to have 
the house under construction by winter. 
 
Mr. Carpenter provided the following reasons for approval of the Certificate of 
Economic Hardship: 1) Issues with security of the home and general upkeep of 
an essentially abandoned home; 2) Increasing construction costs will cause an 
economic burden; and 3) Delayed demolition will cause problems with 
construction timing during winter months. 
 

Mr. Carpenter moved, seconded by Ms. Mitchell, to approve the 2430 Kensington Drive 
(DEV-03-24) Certificate of Economic Hardship. 
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VOTING AYE: Todd Boyer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 

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

 
The motion carried (6-0). 

 
b. 2080 Stanford Road (Building Permit #24-3069) - Review of a replacement 

single-family residence where the previous home was subject to a 
Historic Demolition. 
 
Mr. Carpenter asked for clarification of the elevations and the height of the 
home. He asked whether all the requirements are met and confirmation that no 
variances are required. Mr. Milam confirmed. 
 
Chair Tolliver agreed that it is a well-designed home and noted that the third-
party architect approved of the project and design. 
  
Tim Carr, the architect for the applicant, highlighted the retaining wall in the 
front of the house and passed out 3-D renderings of the home (attached hereto 
and incorporated herein as Exhibit A). He noted the high-quality of materials 
that are planned for the home.  
 
Chair Tolliver asked for and Mr. Carr provided information regarding the copper 
roof. 
 

Mr. Carpenter moved, seconded by Ms. Mitchell, to approve the 2080 Stanford Road 
(Building Permit #24-3069) application. 

 
VOTING AYE: Todd Boyer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 

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

 
The motion carried (6-0). 
 
6. Updates & Reports 

a. Updates from the Community Development department. 
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Mr. Milam provided the following update: 
 The application for Litchford Plaza will be coming before the Board 

soon. 
 An Administrative Appeal has been filed on the recent columbarium 

application approval. 
 The final plat document for the Fairlington Heights condominiums 

has been filed. 
 There will be an Envision Henderson meeting on August 8, 2024 at 

the MSC. 
 The Kingsdale garage should be completed before Thanksgiving.  

 
7. Adjournment 

 
Mr. Westbrook moved, seconded by Ms. Mitchell, to adjourn.  
 

VOTING AYE: Todd Boyer, Kevin Carpenter, Matt McGrath, Marianne Mitchell, 
Shannon Tolliver, Bill Westbrook 

VOTING NAY: None 
ABSENT: Daniel Barringer 
ABSTAIN: None 

 
The motion carried (6-0) and the meeting was adjourned at 6:55 pm. 
 
 
ATTEST:      

 
 

CHAIR:                           
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Authors: Victoria Brubaker, Intern 
    
BZAP Meeting Date: August 21, 2024  
    
Subject: 1810 Grace Lane (VAR-43-24) - To allow a storage structure to 

encroach 17 feet into the platted 25-foot wide planting strip, 
which is not permitted. 

     
  
Site Description/History 
The subject property, 1810 Grace Lane, is located on the east side of Reed Road, across from 
Hastings Middle School. The lot has a length of 140 feet and an average width of 120 feet. It is 
one of the very few properties in Upper Arlington that was platted along three different streets, 
resulting in three different front yards: Reed Road, Grace Lane, and Ritamarie Drive. It is 
identified as Lot #5 in the Turkey Run Subdivision and is zoned R-1B, One-Family Residence 
District. A 2,086-square foot ranch home sits in the middle of the property, facing Ritamarie 
Drive with access from Grace Lane. The Reed Road frontage serves as a backyard and also 
has a 25-foot platted planting strip to provide a rear yard buffer for homes along Ritamarie 
Drive. A variance application was submitted and approved in November 2019 to allow for a 
six-foot tall wood privacy fence to be constructed 22 feet into the platted 25-foot wide planting 
strip, three feet from Reed Road right-of-way. The floor and framing of this shed began prior to 
submitting a Certificate of Zoning Compliance but has since stopped. The home was built in 
1962 and purchased by the applicant in June 2019. 
 
Proposal 
The proposal includes the construction of a 10' x 12' (120 square feet) storage shed that is a 
maximum of 10 feet in height.  The shed is located five feet behind the existing Reed Road 
privacy fence that was approved by the Board via VAR-39-19. The shed will have a lean-
to/skewed style roof and be finished with Hardie plank siding. There are small shrubs located 
between the fence and the sidewalk which are to remain. 
 
Zoning Code Requirements 

• To allow a storage structure to encroach 17 feet into the platted 25-foot wide planting 
strip (Article 6.09). 

  
Alternatives 
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In order to avoid a variance, the applicant could de-construct the storage shed and shift it back 
17 feet.  This would, however, locate it much closer to the home and the applicant would lose 
a significant amount of their functional backyard space. 
 
Requested Action and Findings 
 Staff has reviewed the application and plans, visited the site, and discussed it with the 
applicant. As the Board is well aware, Staff has concerns that this structure began 
construction without the benefit of a permit.  However, this "through property" is one of the few 
sites in the community that have three street frontages, which limits its usable, functional and 
buildable area (Finding #1). Staff does not believe this could be precedent-setting as this is an 
unusual circumstance. A variance was approved for this property previously to allow a fence to 
be built in this area that would also serve as code-compliant screening for the shed. For these 
reasons, Staff recommends that this variance application be approved. 
 
Attachments 
1. Variance Application - 1810 Grace Lane 
2. BZAP Staff Report Pictures - 1810 Grace Lane 
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City of Upper Arlington, Ohio July 25, 2024

24-3045
Variance Application

Status: Active
Submitted On: 7/2/2024

Primary Location

1810 GRACE LN
UPPER ARLINGTON, OH 43220

Owner

COCHRAN DONALD R
GRACE 1810 COLUMBUS, OH
43220

Applicant

Christian Salmons
614-506-7224
cmsalmons.8@gmail.com
1810 Grace Lane

Upper Arlington, ohio 43220

Variance Information

Describe Variance Request

Requesting a variance for approval of active Certificate of Zoning Compliance
permit 24-2867 for a 10'x12' storage shed.This shed is to be located 25' from
Reed Rd inside existing 6' privacy fence. Lean to style shed to be no taller than
10' per guidelines.

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?

My lot has 25' planting strip which runs north and south on Reed rd.This
"natural" planting strip appears on very few homes that have a lot line facing
Reed rd.The current ruling states that any structure needs to sit 31' in from
Reed road (25' planting strip + an additional 6' city right of way). If I were to
follow this ruling, I would have to place the shed in an area that would lower the
resale appeal of my home. Placing the shed in an area that prohibits
functionality and overall appeal to enjoy ones private space is less than an idea
solution.The planning review department is unwilling to approve my request as
it doesn't follow the plat map from when the community was built back in the
1960's-1970's. My current property has a 6' privacy fence which was approved
for variance in 2020.The shed will sit 5' in from privacy fence which also
promotes access for city if repairs are needed for overhead lines and or below
the surface infrastructure.
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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?

This variance does not provide a privilege as other homeowners in our area have
sheds that are in the planting strip and within the area of the cities right of way.
These may have been constructed and then "grandfathered" in or they have
gone through the variance process. 

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

suffer substantial detriment as a result of the variance?

No essential character of the neighborhood will be altered in a manner outside
of the current design and appeal.
The location that I prefer to place the shed makes the most ergonomic sense
from a resale and functionality of the backyard for future homeowners. 

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?

Yes, I have explored all options with the department of zoning.

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

variance?

The main issue with this home is that the builder chose to leave 85% of the
lower level in crawl space and our family needs more room for storage. The
reaon for the shed is to be able to store lawn and garden equipment, childrens
toys and storage bins that we can no longer fit in our lower level. The storage
shed serves a great purpose not only for me but for the future homeowners if we
decide to sell in the future. 
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Lean to Shed 120 Sqft

10ft East & West
12ft North & South
**Shed will be setback 25' from Reed Rd**

Shed will sit 5ft east of 6ft privacy fence that backs up to
Reed rd.  and 4ft north of the most southern part of fence.
Approximate location shown on map.
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Overall height 10ft at highest point.
Floor Frame 2-2"x6"x12' and 2-2"x6"x10' 
All wood is PT & floor joist spaced 19.2" OC
Resting on a foundation of 8 concrete deck
blocks with 6" of gravel below. 4 Blocks on
each side of the East and West exposures
spaced 3' OC
Joist nailed with 3.5" nails and joist hangers on
each.
Subfloor 3/4" PT Plywood
Walls 2"x4" at  16" OC.
Siding James Hardie Lap Siding
Walls to match color of residential structure.
Alabaster White.
Roof- metal roof system or asphalt
dimensional shingle

Construction Notes:
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Inspiration for shed
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           7/7/2024 

Dear Neighbor, 

 

I am writing to inform you that I plan to build a 10ft x 12ft storage shed in the backyard of 
our property at 1810 Grace Lane. This shed will be a lean to style shed no taller than 10 ft in 
height per the guidelines of Upper Arlington.  

It is being requested that I apply for a variance for this as the shed will sit in the “natural 
planting strip” that runs north and south of Reed Rd.  Per Upper Arlington’s guidelines, I 
must inform all parties within 100 ft of said property. Variance hearing to be on 8/21/2024 
at 6pm in the Upper Arlington Municipal Services Center. (3600 Tremont Road, Upper 
Arlington, Ohio, 43221) 

Please see the example below of what the shed style will be.  

Additional notes:  

Shed will be white with accents matching the same color scheme as our existing home. 
White siding and trim with Black or Urban bronze roof 

Shed will be no taller than 10 feet at highest point.  

*  

 
Sincerely, 
Christian Salmons 
614-506-7224 
Cmsalmons.8@gmail.com 
1810 Grace Lane Columbus, OH 43220 
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Certified mail receipt: 9589-0710-5270-2179-7321-30    

City of Upper Arlington Board of Education 
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1810 Grace Lane

BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North
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Existing Grace Lane Elevation
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Fence Along Reed Road
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Existing Shed
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Proposed Site Location
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Authors: Alyssa Kelly, AICP, Planning Officer 
    
BZAP Meeting Date: August 21, 2024  
    
Subject: 2860 Welsford Road (VAR-46-24) - To allow a replacement 

sunroom addition to encroach up to 4'-6" into the 30'-11" 
minimum rear yard setback (existing). 

     
  
Site Description/History 
The subject property, 2860 Welsford Road, is located on the east side of the street, just north 
of Ridgeview Road. It is zoned R-1c, One-Family Residence District, and includes 110 feet of 
frontage with 124 (average) feet of depth. It is Lot #2 and part of Lot #3, Block #289, of the 
Welsford Addition subdivision (recorded in 1954). The property owner also owns the vacant 
lots to the north (Lots #3-4) and south (Lot #2) of the subject property. The one-story, brick 
and siding home sits behind the platted 40-foot setback along Welsford Road and is just 24.9' 
from the rear (east) property line when 30'-11" is the minimum setback (existing 
nonconforming). The home was constructed in 1957 and purchased by the applicant in 2005. 
 
Proposal 
The applicant is proposing the demolition and reconstruction of an existing sunroom on the 
south side of the home, which is 29.5 feet from the side property line and 26.3 feet from the 
rear property line. The sunroom would be built on the existing foundation and would be similar 
in style to the existing sunroom. It would be 9' wide, by 13'-10" deep, and 9'-8" tall. The 124.5-
square foot structure would have windows on all three elevations. The homeowner has 
indicated that the existing structure is over 60 years old and in need of replacement. 
 
Zoning Code Requirements 

• To allow a replacement sunroom addition to encroach up to 4'-6" into the 30'-11" 
minimum rear yard setback (existing). (Article 5.02). 

 
The Unified Development Ordinance (UDO) does address when it is permissible to carry out 
maintenance or partially reconstruct a nonconforming structure (see Article 3.05). Records do 
not provide a clear indication as to why the home and attached sunroom were constructed in a 
nonconforming location. However, the code does require a nonconforming structure to be 
brought into compliance with the current code if more than 50 percent of the structure is 
demolished. 
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Alternatives 
The applicant could relocate the structure farther from the rear property line. They could also 
combine the lot with the vacant property to the south (under common ownership), which would 
change the setbacks of the property and result in conforming existing structures. 
 
Requested Action and Findings 
 Staff has reviewed the application, discussed with the applicant, and visited the site. The 
proposal is a near like-for-like replacement of an existing structure that has been in place for 
decades and although it has a deficient rear yard setback, it will not have substantial impacts 
on adjoining properties given the current condition, size, and use of the structure. Therefore, 
Staff recommends approval of the request and notes Finding #6 for consideration by the 
Board. 
 
Attachments 
1. Variance Application - 2860 Welsford Road 
2. BZAP Staff Report Pictures - 2860 Welsford Road 
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City of Upper Arlington, Ohio July 26, 2024

24-3294
Variance Application

Status: Active
Submitted On: 7/19/2024

Primary Location

2860 WELSFORD RD
UPPER ARLINGTON, OH 43221

Owner

RAPP KEVIN J
WELSFORD 2860 COLUMBUS,
OH 43221

Applicant

Don Plank
614-947-8600
cjm@planklaw.com
411 E Town Street, Floor 2

Columbus, OHIO 43215

Variance Information

Describe Variance Request

Please the Statement of Support included with this applicaiton.

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?
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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?
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2860 Welsford Road

BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking West 
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Existing Welsford Road Elevation
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Existing Sunroom

Page 55 of 355



Site Plan
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Proposed Elevations
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Authors: Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: August 21, 2024  
    
Subject: 1811 Ivanhoe Court (VAR-47-24) - To allow an addition to 

encroach up to 3'-7" into the 12-foot minimum side yard 
setback and results in a side yard sum of 20'-5" when a 
minimum of 26 feet is required. 

     
  
Site Description/History 
The subject property, 1811 Ivanhoe Court, is located on the south side of the street, just east 
of Cassill Street and north of Lane Road. The irregularly shaped property has 90.5 feet of 
frontage with depths of 163 feet along the west property line and 152 feet along the east 
property line; it is zoned R-1b (One-Family Residence District). An existing 2,211-square foot, 
two-story home is sited just behind the platted 40-foot building setback line. A driveway on the 
west side of the property leads to a two-car attached garage and parking space, where the 
garage is one-story.  A swimming pool and patio are located behind the home; the Board 
granted a variance for a poolhouse in 2019. The rear yard is enclosed with a six-foot tall white 
vinyl privacy fence with one mature tree and several off-site mature trees located on the 
outside of the existing fence. The home was built in 1972 and purchased by the applicant in 
2015. 
 
Proposal 
This application includes two additions to the existing residence, where only one requires a 
variance due to the existing nonconforming side yard setbacks.  The second-story addition 
proposed atop the existing attached garage includes a recreational space with a window 
dormer facing the street.  The mansard roof design and height will match the home, with vinyl 
siding utilized in the dormer and side and rear elevations.  A two-story addition is then 
proposed behind the garage, and includes an expanded first-floor pantry and second-floor 
bathroom and closet.  Vinyl siding and asphalt shingles will be used to match.  This addition is 
stepped-in 4'-8" from the garage.  Building, development, and front yard development 
coverage ratios are all compliant with City standards, as are the rear yard profile and side yard 
longwall. 
 
Zoning Code Requirements 

• To allow a second-story addition to encroach up to 3'-7" into the 12-foot minimum side 
yard setback (existing)(Article 5.02); and 
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• To allow a second-story addition that results in a side yard setback sum of 20'-5" in lieu 
of the 26-foot minimum (existing)(Article 5.02). 

  
Alternatives 
The applicant has looked at other options, but believes this to be the most practical plan while 
also being the least impactful on adjacent properties.  Making the rear addition larger would 
impact the swimming pool and patio behind the home, or result in additional development 
coverage or a larger side yard setback encroachment. 
 
Requested Action and Findings 
 Staff has reviewed the application and plans, visited the site, and discussed it with the 
applicant.  The application retains existing side yard setbacks while adding a two-story rear 
addition and a second-story addition above the garage.  The design of the additions blend well 
with the home, enhances the street elevation, with limited impacts on adjacent property 
(Finding #4).  The property is also irregular in shape and the applicant is working with existing 
site conditions (Finding #8).  For these reasons, Staff recommends that this variance 
application be approved. 
 
Attachments 
1. Variance Application - 1811 Ivanhoe Court 
2. BZAP Staff Report Pictures - 1811 Ivanhoe Court 
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City of Upper Arlington, Ohio July 26, 2024

24-3296
Variance Application

Status: Active
Submitted On: 7/19/2024

Primary Location

1811 IVANHOE CT
UPPER ARLINGTON, OH 43220

Owner

HORNIK MELISSA R
IVANHOE 1811 COLUMBUS, OH
43220

Applicant

Melissa Hornik
614-325-5945
melissahornik@msn.com
1811 Ivahoe Court

Columbus, OH 43220

Variance Information

Describe Variance Request

Addition that will encroach upon side yard setback

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?

My garage is currently and originally in violation and therefore the 2nd story
addition would also be in voilation.  We are not making the condition worse.  

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

structures, or buildings in the same district?

No

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

suffer substantial detriment as a result of the variance?

No
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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?

Yes

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

variance?

Yes
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1811 Ivanhoe Court

BZAP Staff Report Pictures

Page 69 of 355



Google Maps ® Aerial – Looking North 
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Existing Ivanhoe Court Elevation
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Existing Side Elevation

Page 72 of 355



Proposed Site Plan
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Proposed Elevations
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Authors: Alyssa Kelly, AICP, Planning Officer 
    
BZAP Meeting Date: August 21, 2024  
    
Subject: 2056 Waltham Road (VAR-48-24) - To allow an enclosed rear 

porch, open front porch, and open front and rear entry canopies 
that result in building cover of 32.3 percent and development 
cover of 47.9 percent, where 29 percent and 47.2 percent 
(existing) are permitted, respectively. 

     
  
Site Description/History 
The subject property, 2056 Waltham Road, is located on the northwest side of the street, 
between Tremont Road and Cambridge Boulevard, in the Village of Upper Arlington 
subdivision (Lot #3, Block #31). The property is irregular in shape, with 80 feet of frontage and 
151 (average) feet of depth; it is zoned R-1c, One-Family Residence District and includes a 
Contributing Structure in the Historic District. A two-story, stone and siding home, constructed 
in 1927, sits along and at points, slightly in front of, the 40-foot platted front yard setback. The 
property currently exceeds the development cover limit and the detached garage cover limit, 
but meets the building cover limit. The property conforms with all other zoning requirements. 
 
Proposal 
The applicant is proposing several improvements to the front and rear elevations of the home, 
in order to improve the aesthetics and create outdoor living spaces. Improvements to the front 
elevation include a covered front porch addition (190 square feet) and a new front canopy over 
the front door (35 square feet). The rear yard would include the removal of a deck to be 
replaced with a screened porch addition that is 18'-8" by 27'-4" (550 square feet) and a rear 
canopy entry (20 square feet). As part of the improvements, the applicant would also remove a 
portion of the existing driveway to reduce development cover and they would modify the 
existing screened porch as part of the detached garage to add a third bay without increasing 
the garage footprint. There is landscaping including trees and shrubs that line the rear yard 
that would remain, and any additional walkways would be of a permeable, landscape material, 
which is not included in coverage calculations. The applicant has adjusted their initial plans to 
move the screened porch addition out of the side yard longwall setback. 
 
Zoning Code Requirements 

• To allow the addition of an enclosed rear porch, open front porch, and open front and 
back entry canopies that result in building cover of 32.3 percent, when 29 percent is the 
limit (Article 5.02); and 
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• To allow the addition of an enclosed rear porch, open front porch, and open front and 
back entry canopies that result in development cover of 47.9 percent, when 47.2 
percent (existing) is permitted (Article 5.02). 

 
When building and/or development coverage currently exceeds permissible limits, Article 5.02 
allows for the replacement of that same coverage without the need for a variance. 
 
In a review of previous approvals by the Board, Staff found that the current request was in-line 
with past requests. This includes the property at 1923 Stanford Road, which was approved 
(via BZ-18-08) to allow an addition that resulted in 32.2 percent building cover and the 
property at 2074 Yorkshire Road, which was approved to permit the addition of patio space 
and a driveway extension, which resulted in 50 percent development cover limit (via BZ-28-
02). 
  
Alternatives 
The applicant could reduce the number and/or size of the front and rear additions to comply 
with the coverage limits; these would be substantial revisions. Additional sections of the 
driveway could also be removed or replaced with grass pavers that would not count toward the 
limit. The proposed project exceeds the building cover limit by 436 square feet and the 
development cover limit by 107 square feet. 
 
Requested Action and Findings 
 Staff has reviewed the application, discussed with the applicant, and visited the site. The 
proposed improvements to the front elevation add aesthetic appeal from the street and 
functionality, while retaining the major features of this historic home. Allowing the conversion 
of the rear deck to a screened porch creates an outdoor living space for the homeowner, with 
little impact on neighboring properties, especially given the existing landscaping in the rear 
yard that acts as screening. Additionally, the increases in building cover and development 
cover are relatively minor and in-line with other requests that have been granted by the Board. 
For these reasons, Staff recommends approval of the application and notes Findings #4 and 
#9 for consideration. 
 
Attachments 
1. Variance Application - 2056 Waltham Road 
2. BZAP Staff Report Pictures - 2056 Waltham Road 
 

Page 76 of 355

https://library.municode.com/oh/upper_arlington/codes/code_of_ordinances?nodeId=PT11UNDEOR_ART5ZODIUSST_S5.02REDI


City of Upper Arlington, Ohio August 9, 2024

24-3360
Variance Application
Status: Active
Submitted On: 7/24/2024

Primary Location

2056 WALTHAM RD
UPPER ARLINGTON, OH 43221

Owner

RHODEHAMEL CYNTHIA S
WALTHAM 2056 COLUMBUS, OH
43221

Applicant

Jack Wiseman
614-451-3201
jack@betleyvistain.com
1580 Fishinger Rd.

Suite 150
Columbus, Ohio 43221

Variance Information

Describe Variance Request

Proposal to construct the following:  a screened porch at the rear of the house, a
front entry porch, a front verandah porch, and a rear entry porch. The proposed
additions would exceed the building coverage limit by 3.3% (436 SF), and would
exceed the development coverage limit by 3.3% (442 SF).

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?

The lot is oddly shaped with a clipped NW corner, which negatively affects the
allowable development coverage. Also, the house sets on a block of Waltham
road that does not allow street parking on either side. This condition
necessitates the 2,090 SF of driveway and auto court paving, which also
negatively affects the allowable development coverage. The owners recently
purchased the home, which is already maxed out on the lot and they are very
interested in make architecturally pleasing improvements to the home.

Will granting the variance confer a special privilege that is denied by this regulation to other lands,
structures, or buildings in the same district?

For the proposed rear screened porch...considering that the existing
development coverage is already slightly over the limit, and the proposed
covered porch utilizes the same footprint, the net change to coverage is zero.
The proposed front porches utilize the zoning allowance of up to a six-foot
encroachment into the 40-foot platted front yard setback.
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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?

The owners are committed to making architecturally pleasing enhancements to
the home. The porch additions and planned aesthetic improvements to the
exterior will be an upgrade to the home and neighborhood. The architecture is in
keeping with the existing house and will incorporate fine architectural details like a
stone fireplace, arched screen openings, and decorative rails.
The modifications by previous owners have left the house somewhat disjointed
with a lacking front elevation. The master plan design will return cohesion to the
architecture of the home.
The screened porch addition is a tasteful enhancement of the space compared
to the existing deck, which is in poor condition.
Also, the house directly to the East at 2001 Tremont Rd. recently added a tall row
of trees that completely screen the back of the property.

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?

Extensive design time and resources have been spent studying the proposed
porch layout, with the intent to minimize the total footprint. In order to achieve
the desired areas of conveyance, sitting, dining, etc., against the existing
coverage limitations of the lot, the proposed master plan strikes a nice balance.

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

While the existing house could yield a reasonable return, the proposed master
plan illustrates the significant architectural improvements that could be
achieved.
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2056 Waltham Road

BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North
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Existing Waltham Road Elevation
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Existing Rear Elevation
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Existing Detached Garage
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Existing Site Plan
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Proposed Site Plan
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Authors: Victoria Brubaker, Intern 
    
BZAP Meeting Date: August 21, 2024  
    
Subject: 2665 Westmont Boulevard (VAR-49-24) - To allow an addition 

to encroach up to 9'-10" into the 20-foot unplatted front yard 
setback along Northam Road (existing). 

     
  
Site Description/History 
The subject property, 2665 Westmont Boulevard, is located at the southwest corner of 
Westmont Boulevard and Northam Road. The lot measures 162.5 feet in length and 
approximately 51 feet in width, when the typical lot in the neighborhood is 60 feet wide. It is 
identified as Lot #33 in the College Hill Subdivision and is zoned as R-1c, One-Family 
Residence District. A 1.5-story siding home sits along the unplatted 40-foot Westmont 
Boulevard building setback line but is 10'-2" from the north property line when there is a 20-
foot unplatted front yard setback on Northam Road. A two-car detached garage and shared 
driveway are located on the south side. The home was built in 1951 and the applicant 
purchased the home in 2016. 
 
Proposal 
The application includes a 1.5-story addition to the west side (rear) of the home. It includes a 
great room, a dining area, a new kitchen, and a mud room on the first floor. The second floor 
includes a laundry room, a primary bedroom and bathroom, as well as a study room.  An open 
porch is also proposed at the east end of the addition, as is the remodel of the existing home. 
The addition will maintain the existing character of the home and will have an elevation similar 
to the property located directly south (siding with asphalt shingles). The addition will not 
encroach any further into the Northam Road front yard than what is currently built. Building 
and development coverage ratios are compliant with City standards. 
 
Zoning Code Requirements 

• To allow an addition to encroach up to 9'-10" into the 20-foot unplatted front yard 
setback along Northam Road (Article 5.02). 

  
Alternatives 
The applicant could propose an addition to the south side of the property, but this would create 
more issues. There is a shared driveway that would have to be demolished and moved to 
Northam Road and the detached garage would have to be re-oriented. Adding an addition at 
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the proposed location is the best option for the applicant and less impactful on neighboring 
properties. It will also add the most value to the home and align with other homes with 
Northam Road frontage. 
 
Requested Action and Findings 
 Staff has reviewed the application and plans, visited the site, and discussed it with the 
applicant. The narrowness of the lot and already nonconforming front yard encroachment 
creates a challenge for the applicant to make any improvements to the home (Finding #1). The 
design blends well with the existing and neighboring homes and limits impacts to the southern 
property by avoiding the removal of the shared driveway (Finding #4). For these reasons, Staff 
recommends that this variance application be approved. 
 
Attachments 
1. Variance Application - 2665 Westmont Boulevard 
2. BZAP Staff Report Pictures - 2665 Westmont Boulevard 
3. Letter - Hardymon 08.14.24 
4. Letter - Burton 07.27.24 
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City of Upper Arlington, Ohio July 26, 2024

24-3363
Variance Application

Status: Active
Submitted On: 7/24/2024

Primary Location

2665 WESTMONT BL
UPPER ARLINGTON, OH 43221

Owner

ILENIN JOSHUA S
WESTMONT 2665 COLUMBUS,
OH 43221

Applicant

Joshua Ilenin
330-348-8110
j-ilenin@onu.edu
2665 Westmont Blvd

Upper Arlington, OH 43221

Variance Information

Describe Variance Request

Construct an addition that extends the existing wall of the house, which
encroaches into the 20' front yard setback along Northam Rd.

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?

Our home is situated on a narrow corner lot at the intersection of Westmont
Blvd and Northam Rd. Several conditions make it challenging to meet existing
zoning requirements. First, as a corner lot we are subject to two front yard
setbacks, along Westmont Blvd to the East and Northam Rd. to the North. Our
lot is also ~15% narrower (ranging from 50.58 to 51.98 ft.) than the neighborhood
standard where a typical lot is 60 ft wide. This poses a hardship for any
subsequent additions or structural changes. Per the site survey, the existing
structure already sits just 9.2 feet from the northern property line along Northam
Rd and is well within the 20' front yard setback. The original structure on our
property was built in 1951, when Northam Rd was still an unimproved, dirt road.
We believe that subsequent improvements to Northam Rd. moved its final location
further to the South, making our existing structure non-compliant with the front
yard setback after the structure was built. We also share a driveway with the
residence at 2657 Westmont Blvd along the southern property line which, to
comply with the city's side yard and long wall setback, would make any sort of
addition to the existing structure along this portion of the property practically
difficult.
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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?

No, we believe there are several other residences within the city that have
received a similar variance approval for addition or renovation projects on a
corner lot. Many of these variance approvals have also included variances for
building and development cover. The proposed addition would also be aligned
with the existing structure's current encroachment into the Northam Rd. front
yard setback. Extending the house along the existing frontage would not impact
traffic sight lines in any way. The proposed design also meets all zoning
requirements for building and development cover.

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

suffer substantial detriment as a result of the variance?

No, our current plans actually minimize alteration to existing property
conditions and minimize detriment to adjoining properties. We will not be
altering the existing shared driveway or detached garage in any way. We are also
not requesting a new curb cut along Northam Rd. which would likely need to be
almost directly across from 2675 Westmont Blvd and impact traffic along a
busier street. We worked extensively with our architect to design a final
structure that respects the scale and massing of the existing structure. One of
our foremost goals with this project was to respect and maintain the existing
character of our home while accomodating changing needs of our family. The
final structure elevation will be very similar the property directly to the south at
2657 Westmont. The only difference with our property is the fact that it is
narrower and situated on a corner lot and subject to a second front yard
setback. This addition will add value to our home and accommodate our
growing family while allowing us to remain in a neighborhood we love.

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?

Yes, there are only alternative options, both of which would be impractical to
execute:

1) Substantially alter the existing addition plans to fit existing zoning code, demo
our shared driveway along the southern property line, reorient our existing
detatched garage, cut down a mature tree, and request a curb cut onto Northam
Rd.

2) Request a demolition permit and build an entirely new structure on the
property. This new structure would still be subject to the same zoning
restrictions as the existing structure and would be difficult to construct in a
manner that maintains current conditions of the property.
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Can this property yield a reasonable return or can there be any beneficial use of the property without the

variance?

This addition will add value significant to our home and accomodate our growing
family while allowing us to remain in a neighborhood we love. Without the
variance, the structure's value would not be increased and further improvements
would continue to be limited by the existing zoning rules.
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William D. Beer                                             Date
Registered Professional Surveyor No. 7980

SITE EXHIBIT

I hereby certify that this SITE EXHIBIT survey was prepared from an
actual field survey and to the best of our knowledge and belief
is correct and that this plat was prepared in accordance with Ohio
Administrative Code Chapter 4733-37 "Standards for Boundary
Surveys". All monumentation is found or to be set as shown.

SCALE 1" = 30'

3501 Manila Drive,
Westerville, Ohio 43081
(614) 794-9609 ~ Office

E-mail: bmlsurveying@yahoo.com

BENCHMARK LAND SURVEYING

NOTE: Additional monumentation was located and used during
the course of this survey. Most of the additional pins were not
depicted on this Exhibit (due to distance away).

According to FEMA Flood Insurance Rate Map (FIRM) Index #
39049C0168K, dated 06/17/2008, the subject property is located
in Zone X, designated as an area outside the 100 and 500 year'
flood zones and the flood potential for the subjext property is minimal.
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1

Justin Milam

From: Frederick and Christine Burton <wordpress@upperarlingtonoh.gov>
Sent: Saturday, July 27, 2024 12:59 PM
To: Planning
Subject: Web Contact Form "Planning & Zoning"

From: Frederick and Christine Burton <ceburton6060@gmail.com> 
 
Subject: Web Contact Form - Variance hearing 2665 Westmont Blvd 
 
I am interested in: Other (describe below) 
 
Message Body: As neighbors to this location and UA Residents for nearly 40 years, we fully support the 
Variance to the upcoming remodeling to the property at 2665 Westmont Blvd.  We have reviewed the planning 
and drawings of proposed renovation to the home.  The finished project will enhance the street appearance 
and thus be reflected in our property values and ability to attract and maintain a young family with 2 children . 
We see no detriment to our home, surrounding homes in the area.   The area between Lane Avenue  to UA 
High School has become a very desirable location for young families and this addition will also promote and 
attract new families to continue to live in Upper Arlington in years to come. 
 
We hope that the Zoning Board will see the benefit of this project. 
 
Sincerely  
 
Fred and Christine Burton 
2648 Westmont Blvd 
 
--  
This e-mail was sent from a contact form on City of Upper Arlington website. 
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Amanda and Joshua Ilenin 
2665 Westmont Blvd 
Upper Arlington, OH 43221 
 
To:  
 
Re: Variance notification for 2665 Westmont Blvd 
 
July 24, 2024 
 
To whom it may concern: 
 
We are writing to inform you of an upcoming variance hearing for an addition and renovation project at our home that 
is within 100 feet of your property lines. We are requesting an exemption from the current zoning rules regarding a 20 
ft. front yard setback for the proposed home addition.  
 
There are several factors that we believe warrant approval of this variance request. First, as a corner lot we are subject 
to two front yard setbacks, along Westmont Blvd to the East and Northam Rd to the North. Our lot is also ~15% 
narrower (ranging from 50.58 to 51.98 ft.) than the neighborhood standard where a typical lot is 60 ft wide.  
 
The site survey shows the existing structure already sits just 9 feet from the northern property line along Northam Rd, 
well within the 20 ft. front yard setback requirement. The original structure on our property was built in 1951, when 
Northam Rd was still an unimproved, dirt road. We believe that subsequent improvements to Northam Rd moved its 
final location further to the South, making our existing structure non-compliant with the front yard setback following 
its original completion.  
 
We worked extensively with our architect to design a final structure that respects the scale and massing of the existing 
structure (see include site plan and Northam Rd. elevation drawings). Our proposed addition only continues with the 
existing frontage along Northam Rd and does represent any further encroachment. Extending the house along the 
existing frontage would not impact traffic site lines in any way and the proposed design also meets all zoning 
requirements for building and development cover. We love Upper Arlington and the sense of community here, but 
what we really love the neighbors and location on Westmont. We want to raise our children here and wouldn’t want 
to uproot our family simply to have more space. This addition will add value to our home, accommodate our growing 
family, and allow us to remain in a neighborhood we have grown to love. Please let us improve our house and 
neighborhood through this project. 
 

The hearing for this project will take place at the Upper Arlington Board of Zoning and Planning Meeting on 
Wednesday, August 21 at 6 pm in the Municipal Building. 

 

 

Sincerely, 
 
Amanda and Joshua Ilenin 
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2665 Westmont 
Boulevard

BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking South
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Existing Westmont Boulevard Elevation

Page 136 of 355



Existing Northam Road Elevation
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Existing South Elevation
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Proposed Site Plan
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Proposed First Floor Plan
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Proposed Second Floor Plan
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Proposed Elevations
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Proposed Elevations (Cont.)
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1

Justin Milam

From: Juliana Hardymon <wordpress@upperarlingtonoh.gov>
Sent: Wednesday, August 14, 2024 9:14 AM
To: Planning
Subject: Web Contact Form "Planning & Zoning"

From: Juliana Hardymon <julianahardymon@gmail.com> 
 
Subject: Web Contact Form - 2665 Westmont Blvd  - support of variance request 
 
I am interested in: Application & Plan Submission 
 
Message Body: Dear Members of the Planning Board, I am writing to express my strong support for Josh and 
Amanda Ilenin’s variance request at 2665 Westmont Blvd  to build an addition to their home in Upper 
Arlington.  I am pleased that they are eager to invest in their property to create a nurturing environment for 
their family right here in our community. 
 
This addition represents a positive investment in our community, one that aligns with our values of family and 
stability. It is important to recognize that supporting Josh and Amanda in this endeavor not only benefits them 
but also strengthens the fabric of our neighborhood, as they have deep roots in our community. 
 
I sincerely urge you to approve their variance request, as it will contribute to the ongoing growth and 
prosperity of our beloved Upper Arlington. 
 
Thank you for your consideration. 
 
Sincerely, 
Phil and Juliana Hardymon 
2675 Westmont Blvd 
 
-- 
This e-mail was sent from a contact form on City of Upper Arlington website. 
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Justin Milam

From: Frederick and Christine Burton <wordpress@upperarlingtonoh.gov>
Sent: Saturday, July 27, 2024 12:59 PM
To: Planning
Subject: Web Contact Form "Planning & Zoning"

From: Frederick and Christine Burton <ceburton6060@gmail.com> 
 
Subject: Web Contact Form - Variance hearing 2665 Westmont Blvd 
 
I am interested in: Other (describe below) 
 
Message Body: As neighbors to this location and UA Residents for nearly 40 years, we fully support the 
Variance to the upcoming remodeling to the property at 2665 Westmont Blvd.  We have reviewed the planning 
and drawings of proposed renovation to the home.  The finished project will enhance the street appearance 
and thus be reflected in our property values and ability to attract and maintain a young family with 2 children . 
We see no detriment to our home, surrounding homes in the area.   The area between Lane Avenue  to UA 
High School has become a very desirable location for young families and this addition will also promote and 
attract new families to continue to live in Upper Arlington in years to come. 
 
We hope that the Zoning Board will see the benefit of this project. 
 
Sincerely  
 
Fred and Christine Burton 
2648 Westmont Blvd 
 
--  
This e-mail was sent from a contact form on City of Upper Arlington website. 
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Authors: Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: August 21, 2024  
    
Subject: Upper Arlington High School, 1625 Zollinger Road (DEV-02-24) 

- Review of a Conditional Use to allow for the creation of a one-
plot cemetery in Litchford Garden. 

     
  
Site Description/History 
The Litchford Garden is located immediately south of Upper Arlington High School, between 
Brandon and Mt. Holyoke Roads.  The Garden is between a surface parking lot on the west 
side and the varsity softball field on the east.  It consists of a series of pathways, ornamental 
grasses, trees, educational signage, and outdoor seating.  During the construction of the first 
high school on the property in the 1950s, several graves from the Litchford family cemetery 
were discovered and relocated.  Additional graves were discovered during the construction of 
the new high school four years ago, including the remains that are the subject of this 
application. These remains have been tested, the deceased is not related to the Litchford 
family, and are unidentified.  Over the past many years, the Schools have done a great job of 
keeping the public updated and engaged (in a variety of formats) in what is happening relative 
to the cemetery. 
 
Proposal 
This application proposes the creation of a one-plot cemetery within the Litchford Garden at 
Upper Arlington High School.  The plan includes the removal of ornamental grasses, digging 
and installing a small vault, and re-interring the cremated remains in the location they were 
discovered.  Ornamental grasses would be replanted and a small stone marker added. 
 
Zoning Code Requirements 
Conditional Use: 
Conditional uses are those uses that because of special requirements or characteristics, may 
be allowed in a particular zoning district only after review by BZAP.  The granting of 
conditional use approval imposes such conditions as necessary to make the use compatible 
with other uses permitted in the same district zone or vicinity. A conditional use shall be 
allowed in a zoning district after permission is granted by BZAP in accordance with the 
provisions of the UDO. Development standards for most of the conditional uses are described 
in Section 6.10; cemeteries are not listed. 
 
(1) Standards for Approval: The following standards shall be considered in the review of 
conditional use applications, where Staff has offered commentary on each: 
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• (a) The conditional use is permitted in the district for which it is proposed; A cemetery is 
listed as a conditional use in the R-1 zoning district per Table 5-A.  Cemetery is defined 
as: the land used or intended to be used for the burial of the human dead and 
dedicated for cemetery purposes, including columbarium, crematories, mausoleums 
and mortuaries if operated in connection with and within the boundaries of such 
cemetery. 

• (b) The conditional use will be in accordance with the general objectives, or with any 
specific objective, of the City's Master Plan or this UDO; The application is in alignment 
with the UDO by allowing an improvement and reinvestment into a site that is 
consistent and compatible with the outstanding residential environment of Upper 
Arlington. 

• (c) The conditional use will be designed, constructed, operated, and maintained so as 
to be harmonious and appropriate in appearance with the existing or intended character 
of the general vicinity and that such use will not change the essential character of the 
same area; The essential character of the area will not be altered and remain the same 
as it is today.  One will not necessarily know that a "cemetery" is located on the 
property. 

• (d) The conditional use will not be hazardous or reasonably disturbing to existing or 
future neighboring uses; The use will not be disturbing to any existing or future uses, 
and will continue serve as a memorial garden for a former family cemetery. 

• (e) The conditional use will be served adequately by essential public facilities and 
services such as highways, streets, police and fire protection, drainage structures, 
refuse disposal, water and sewer, and schools; or that the persons or agencies 
responsible for the establishment of the proposed use shall be able to adequately 
provide any such services; Yes, this is currently adhered to and will not change. 

• (f) The conditional use will not create excessive additional requirements at public cost 
for public facilities and services and will not be detrimental to the economic welfare of 
the community; Yes, this is currently adhered to and will not change. 

• (g) The conditional use will not involve uses, activities, processes, materials, equipment 
and conditions or operations that will be detrimental to any persons, property, or the 
general welfare by reason of excessive production of traffic, noise, smoke, fumes, 
glare, or odors; Staff does not anticipate the proposed use will generate excessive 
traffic, noise, glare or odors.  It is more of a passive use that is internal to the site. 

• (h) The conditional use will have vehicular approaches to the property, which shall be 
designed so as not to interfere with traffic on surrounding public thoroughfares; Yes, 
acceptable vehicular approaches exist, are not being altered and there is no current 
issue. 

• (i) The conditional use will not result in the destruction, loss or damage of a natural, 
scenic, or historic feature of major importance. Correct, no issue.  In fact, the Schools 
have coordinated the project with the family, City and Historical Society. 
 

Expiration: A conditional use certificate shall authorize a particular conditional use on a 
specific parcel for which it was approved. The conditional use certificate is non-assignable and 
shall expire six months from the date of enactment unless prior to that date the applicant 
commences actual construction or business. If the conditional use is approved by BZAP as 
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part of a development or site plan, the conditional use shall not expire until such plan has 
expired. There shall be no modification of a conditional use certificate except by BZAP. 
 
State Requirements: 
Cemeteries are regulated by State law, including a registration process through the Ohio 
Department of Commerce.  The City cannot grant a variance to any State law or requirement. 
Since the applicant appeared at the Work Session, they have indicated that they plan to 
comply with all applicable State law and requirements. 
  
Alternatives 
Litchford Garden was created through a partnership between Litchford family relatives, the 
Schools, the City, and the Upper Arlington Historical Society.  It is a place to remember the 
history of the family and the beginnings of Upper Arlington and its high school.  While there 
are numerous other options to consider, what is proposed and what has previously been done, 
has been agreed to by all parties as a way to honor and respect the past. 
 
Requested Action and Findings 
 Staff has reviewed the application and plans and believes all Conditional Use standards are 
being met.  The applicant has done an outstanding job of raising awareness of the project, 
showcasing its history and how it honors the past.  It is a noble effort to re-inter unidentified 
human remains to where they were discovered and initially buried.  Staff believes this 
application to only be positive and is fully supportive, subject to one condition: That all 
requirements from the State of Ohio be satisfied prior to the submission of a Certificate of 
Zoning Compliance application. 
 
Attachments 
1. Conditional Use Application - UAHS Litchford Garden 
2. UA Schools email 07.31.24 
3. BZAP Staff Report Pictures - UAHS Litchford Garden 
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City of Upper Arlington, Ohio July 30, 2024

24-3361
Conditional Use
Status: Active
Submitted On: 7/24/2024

Primary Location

1625 ZOLLINGER ROAD
UPPER ARLINGTON, OH 43221

Owner

Upper Arlington Board of
Education
1619 Zollinger Road Upper
Arlington, Ohio 43221

Applicant

Greg Thompson
614-487-5007 ext. 1101
gcthompson@uaschools.org
1619 Zollinger Road

Columbus, OH 43221
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Application Information

Project Description*

Upper Arlington Schools is proud to honor its historical ties to Pleasant Litchford, a master 
blacksmith who moved to the area in the 1830s after buying his own freedom from 
slavery in Virginia.

Litchford built a successful business and purchased a large amount of land in what was 
then part of Perry Township.  His 227 acres of property included the land that is now 
home to Upper Arlington High School, Northam Park and Tremont Elementary School.  

Among Mr. Litchford’s many contributions to the area were establishing a school for 
African-American children and being a founding member of the historic Second Baptist 
Church, which provided an important voice in the anti-slavery movement.  

Following his death in 1879, Mr. Litchford’s land was divided up between his heirs. 
 Decades later, in the 1950s, the school district took legal action to acquire the piece of 
land that was home to the family cemetery in order to build a high school.  Approximately 
30 bodies were exhumed and moved to other cemeteries in the area.  

In 2020, as the district prepared to tear down the 1950s high school and build a new 
school, an archaeological team was called in to investigate the site.  Over the course of 
several months, the team found several fully exhumed grave shafts, as well as three 
partially exhumed graves with some human remains left behind.  They also discovered 
the fully intact grave of a girl, who was approximately 10 years old when she died.  Her 
grave was untouched during the exhumations in the 1950s, and she remains unidentified 
at this time.

Since 2020, descendants of Pleasant Litchford and the school district have been working 
together to honor the life and contributions of Pleasant Litchford and his family as well as 
to honor and remember those once laid to rest in the Litchford Family Cemetery.

In partnership with the City of Upper Arlington, the district has created the Litchford 
Memorial Garden at Upper Arlington High School, which is a stop on the UA History Trail. 
 The garden sits on the site of the former cemetery and includes walking paths and sitting 
areas for use by students and community members.  The Ohio History Connection has 
awarded an official historical marker for the site, which is estimated to be delivered in the 
fall of 2024.  In addition, informational signage is being developed to share the story of 
Pleasant Litchford and the property.
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The remains of the young girl found at the cemetery site have gone through DNA testing, 
but she was not identified.  Because a definitive next of kin has not been determined, the 
Litchford family descendants have stepped in to assist the district in determining next 
steps for these remains.  After much thought on the matter, the family and the school 
district are in agreement and would like to cremate the remains and bury the ashes in the 
Litchford Memorial Garden.  We feel this honors the wishes of her loved ones, who 
selected the Litchford cemetery - now memorial garden - as her final resting place at the 
time of her death.

The remains would be buried in a discreet location within the landscaped areas of the 
park.  See  Litchford Garden reinterment location.  A stone marker no taller than 36 
inches would be placed nearby.

Because the high school is zone R-2, we are asking for a conditional use approval to inter 
the cremated remains of this one individual at the site. 

How will this development comply with the zoning standards found in the City's Unified Development
Ordinance?*

This proposal is in alignment with the development ordinance, as it does not 
violate density, height or other such guidelines for an area zone R2.  The 
conditional use requested will not substantially alter the character of the area, as it 
will be a small memorial that is only visible to those in the Litchford Memorial 
Garden. 

How will this development comply with the goals and objectives listed in the City's Master Plan?*

This proposal is in alignment with objective 3 of chapter 4 of the master plan, 
which addresses preserving historic sites as vital components of the City’s 
environment.  Providing a respectful resolution to the discovery of forgotten 
remains both preserves this part of our history and honors those who contributed 
to it.
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Briefly explain how potential impacts on the adjoining neighborhood will be mitigated.*

The ashes will be buried in a discreet area of the existing garden very close to 
where they were up until August of 2020.  Therefore, we do not foresee any 
impact on the adjoining neighborhood.  We will continue to seek guidance and 
assistance from local expert Michael Schoedinger. 

What are the primary goals and objectives for this development.*

The primary goal for this conditional use request is to provide a respectful resolution to 
the discovery of the child’s remains, which were left behind and forgotten more than 60 
years ago. With this conditional use of the area, we will be able to respect the wishes of 
the child’s loved ones, who selected the Litchford cemetery as her final resting place.  
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Upper Arlington High School                  Litchford Memorial Garden
  reinterment location  
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UAHS Litchford Garden

Conditional Use Application
BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North
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Litchford Garden and Memorial Area
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Authors: Victoria Brubaker, Intern 

Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: August 21, 2024  
    
Subject: 1441 Langston Drive (VAR-44-24) - To allow a swimming pool 

house with an outdoor kitchen to encroach five feet into the 10-
foot minimum side yard setback and 30 feet into the 35-foot 
rear yard setback. 

     
  
Site Description/History 
The subject property, 1441 Langston Drive, is located on the south side of the street, just west 
of Greensview Drive and directly across from Greensview Elementary School. The property 
has 95 feet of frontage with a depth of 140 feet, similar to others in the neighborhood. It is 
zoned R-1b, One-Family Residence District, and is platted as Lot #30 in the Reedbury 
Addition Extension No.3 Subdivision. A two-story, stone and vinyl home sits squarely between 
the 40-foot building setback line and 35-foot rear yard setback.  A nonconforming 40' x 20' 
swimming pool, built in 1971, with a large patio is present in the backyard; the patio stretches 
to the side and rear property lines. [It appears this rear patio area was expanded without a 
permit by a previous property owner; existing development coverage is approximately 55.1 
percent, where 45 percent is the limit, which includes a five percent bonus.]  A six-foot tall 
fence encloses the entire backyard.  There are two mature trees in the front yard, but very little 
landscaping in the rear yard due to the large patio.  There are several mature evergreen trees 
off-site from the property that screen off-site neighboring views of the rear yard area.  The 
home was built in 1970 and purchased by the applicant in 2016. 
 
The Board has approved two previous variances for this property: 

• An increase in development coverage from 25 percent to 35.6 percent (BZ-42-1994); 
and 

• A garage addition that encroached 3.8 feet into the 35-foot rear yard setback (BZ-24-
2000). 

 
Proposal 
The proposal includes the construction of 32' x 14'-6" swimming pool house at the southeast 
corner of the property, five feet from side and rear property lines.  The pool house is 
essentially a 12-foot tall pavilion with an outdoor kitchen and seating area.  The structure 
includes two gables facing the swimming pool with six columns supporting the roof 
structure.  Column lights are shown facing the swimming pool as well.  Building coverage 
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remains below permissible limits, while there is no change in the existing development 
coverage. 
 
Zoning Code Requirements 

• To allow a swimming pool house with an outdoor kitchen to encroach five feet into the 
10-foot minimum side yard setback (Article 5.02); and 

• To allow a swimming pool house with an outdoor kitchen to encroach 30 feet into the 
35-foot rear yard setback (Article 5.02). 

 
Staff would note that if the swimming pool house's height were reduced to 10 feet, then the 
rear yard setback requirement would decrease to 10 feet.  A taller swimming pool house has a 
larger rear yard setback requirement due to its combined activity with a swimming pool.   
 
Staff would also note that if this were a pavilion without a swimming pool, the side and rear 
yard setbacks would only be 10 feet.  Outdoor kitchens require a 10-foot setback from side 
and rear property lines, but are included with the proposed structure since it is not free-
standing by itself. 
  
Alternatives 
The applicant has explored several options over the past few years but believes this to be the 
most practical solution given the existing placement of the swimming pool and patio, which 
has been there for more than 50 years. With the swimming pool and patio being so close to 
the rear property line already, it is difficult to center a pavilion of any size with it that would look 
correct.  A reduction of any size would result in an area that would be less desirable and 
functional. 
 
Requested Action and Findings 
 Staff has reviewed the application and plans, visited the site and met with the 
applicant.  Ordinarily, Staff would push back against any swimming pool house (or pavilion) 
like this due to its height being so close to the property line and excess development 
coverage.  However, the design does blend well with the home, and may not be viewed from 
the street or adjacent property due to existing fencing and off-site mature trees (Finding 
#4).  The location of the swimming pool and large patio have been in place without complaint 
for a substantial period of time, which creates a challenge for any improvement (Finding #6). 
 
Staff does agree that centering any swimming pool house with a swimming pool is important, 
but the submitted plan is not entirely centered.  The proposed structure is also larger than 
most swimming pool houses submitted to the City.  Should the Board choose to support this 
application or recommend a postponement to Work Session, Staff would recommend that the 
above Findings be considered, along with any of the following conditions: 

1. That the width of the swimming pool house be reduced to 30 feet, allowing for it to be 
centered with five feet on each side of the swimming pool.  [This would also create a 
wider opening between the house and structure and is a slight reduction in its size]; 
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2. That the height of the structure be reduced to 10 feet, which reduces a variance request 
and more in line with accessory structures in rear yard corners; 

3. That any outdoor lighting and/or speakers be on the west and/or north elevations only; 
4. That the existing hardscape to the east and south of the proposed structure be 

removed and replaced with landscaping; and 
5. That additional hardscape on the west and south sides of the swimming pool be 

removed and replaced with landscaping. 

 
Attachments 
1. Variance Application - 1441 Langston Drive 
2. BZAP Staff Report Pictures - 1441 Langston Drive 
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City of Upper Arlington, Ohio August 6, 2024

24-3340
Variance Application
Status: Active
Submitted On: 7/23/2024

Primary Location

1441 LANGSTON DR
UPPER ARLINGTON, OH 43220

Owner

SMITH ASHLEY E
LANGSTON 1441 Langston
Drive Columbus, OH 43220

Applicant

Ashley Smith
614-756-7561
boydsmith.ashley@gmail.com
1441

Langston Drive
Upper Arlington, Ohio 43220

Variance Information

Describe Variance Request

Requesting a 5 foot setback from fence/property line instead of 10 foot setback
for Pavilion

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?

There is a pool in the backyard and the pavilion is planned to be centered
fencing the pool. Because the pool was put in 1971, the pool is currently closer to
the southern fence property line. It would look off centered if the pavilion has to
be built 10 feet from the southern property line. It also would not allow for a large
enough structure to be built to cover the outdoor furniture for our family
because of the size of the exisiting pool, if it has to be 10 feet from the east
property line. There will be no change in hardscape, as there is already concrete
in place which the structure will be built on. 

Will granting the variance confer a special privilege that is denied by this regulation to other lands,
structures, or buildings in the same district?

No, it would not encroach on the neighbors or be an extreme exception. There is
an exisiting fence already with existing high privacy trees. It would mainly be
visible for our house only, with the slight exception of only 5 feet from the fence
property lines. There would be no change in hardscape that is already in place.
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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?

It will not. There is already lots of home renovations in our neighborhoods which
is adding to property values. This project would also add property value as the
pool is a main feature of this home. This house was built with the pool in mind,
as the entire back of the house opens up to the backyard/pool. The house was
built in 1970, and the pool was built in 1971. This would only make the backyard
an addtional living space to hang out. The concrete is cracking and I would be
enhancing the neighborhood with this pavilion and variance requested.  As
mentioned previously, there are already high privacy trees and fences where this
pavilion will be built which would not be very visible for the neighbors on the
south and East sides. 

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?

Yes. For any other structure, it would be off centered to the pool and would not
be large enough to provide shade and protection over outdoor furniture and
eating space for our family. 

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

Without the variance, this structure will not be able to be built and would lose
this living space for the backyard. 
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Hello Neighbor, 

 

My name is Ashley Smith and I live at 1441 Langston Drive. I am planning home project which includes 
an outdoor pavilion. I am requesting a variance through the UA Community Development Department, 
and with that process, I am required to send you written notice of my project plans. I am requesting the 
pavilion to have a setback of 5ft from the property lines instead of 10 feet. The hearing will take place 
on the date below should you have any questions. Please feel free to reach out to me directly as well. 

Ashley Smith 

614 756 7561  

 

Community Development Department 

3600 Tremont Road 

Wednesday 8/21/2024 at 6p 
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1441 Langston Drive

BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North 
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Existing Front Elevation
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Proposed Site Plan
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Proposed Elevations
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Authors: Alyssa Kelly, AICP, Planning Officer 
    
BZAP Meeting Date: August 21, 2024  
    
Subject: 2670 Edington Road (VAR-45-24) - To allow the construction of 

a detached habitable structure that is 17'-8" in height, when 10 
feet is the limit. 

     
  
Site Description/History 
The subject property, 2670 Edington Road, is located on the north side of the street, west of 
South Dorchester Road. The 1.3-acre property is irregular in shape, with 163 feet of frontage, 
349 feet of depth along the west side property line, and 412 feet of depth along the east side 
property line. The property is zoned R-1c, One-Family Residence District, and is platted as Lot 
#266, Block #8 of the Canterbury Place Addition. It is developed with a two-story brick, stone, 
and stucco home that was built in 1951 and renovated in 2014. In 1996, a large storage 
building/detached garage was constructed in the rear yard along the east side property line 
and, in 2024, a 160-square foot storage shed was constructed along the west side property 
line. The rear portion of the property is heavily wooded. The applicant purchased the property 
in 2020. 
 
Proposal 
The applicant is proposing the demolition of the existing large storage structure/detached 
garage, which is 24' by 24' (576 square feet) and 14' feet tall. The new structure would be in a 
similar location, but it would be 12' wider (864 square feet), and would be 17'-8" tall. It would 
be a habitable structure that includes space for storage, tools, games, and workout equipment. 
The exterior would include vertical siding and metal roofing with windows on each elevation. 
There would be no garage door on the replacement structure, but two man-doors would be 
located on the front and left elevations. The structure would be located within the buildable 
area of the lot, near the neighbor's shed and screened by a wooded area along the rear of the 
property. 
 
Zoning Code Requirements 

• To allow a habitable structure that is 17'-8" tall, when 10 feet is the limit (Article 6.09). 

 
Recently, the Board approved a swimming pool house of a similar size at 2437 Lane Road 
(VAR-30-24). In this case, the large lot and ample landscaping were noted in support of the 
request, which are similar conditions for this property. 

Page 323 of 355

https://web1.uaoh.net/Zoning_Designations/R-1C.pdf
https://web1.uaoh.net/Subdivision/36A.pdf
https://library.municode.com/oh/upper_arlington/codes/code_of_ordinances?nodeId=PT11UNDEOR_ART6DEST_S6.09ACSTUS
https://library.municode.com/oh/upper_arlington/munidocs/munidocs?nodeId=719f059ecf1fd


 
 

____________________________________________________________________________________ 

 
Page 2 of 2 |  

  
Alternatives 
The applicant could look at options to reduce the height to better align with the 10-foot height 
limit for habitable structures.  However, the applicant desires something more in line with the 
structure that exists today. 
 
Requested Action and Findings 
 Staff has reviewed the application, visited the site, and discussed with the applicant. In this 
case, Staff has found that the replacement of an existing structure in a similar location and 
within the buildable area of the lot will not be negatively impactful on neighboring properties. 
Additionally, the large wooded nature of the lot provides ample space and screening of a 
larger structure. The Board has approved similar-sized accessory structures on other large 
lots in the City. Therefore, Staff recommends approval of this application, with the condition 
that the structure not be used as a separate dwelling, for sleeping, or as an in-law suite.  Staff 
would offer Finding #4 for consideration. 
 
Attachments 
1. Variance Application - 2670 Edington Road 
2. BZAP Staff Report Pictures - 2670 Edington Road 
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City of Upper Arlington, Ohio August 7, 2024

24-3297
Variance Application
Status: Active
Submitted On: 7/19/2024

Primary Location

2670 EDINGTON RD
UPPER ARLINGTON, OH 43221

Owner

Sequoia97 LLC
Edington Road 2670
COLUMBUS, OH 43221

Applicant

Matthew Old
614-204-0312 ext. 00000
matt.o.old@gmail.com
2670 Edington Road

Columbus, OH 43221

Variance Information

Describe Variance Request

We have an old detached garage in the backyard in the woods.   We want to
replace it within the allowable size constraints allowed for detached garages.

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?

This is entirely in the woods and will be of no impact and limited visibility to the
neighbors.

Will granting the variance confer a special privilege that is denied by this regulation to other lands,
structures, or buildings in the same district?

No

Will the essential character of the neighborhood area be substantially altered or will adjoining properties
suffer substantial detriment as a result of the variance?

No
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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?

Yes

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

Structure needs rennovated and will improve property value
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2670 Edington Road

BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North
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Existing Edington Road Elevation
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Existing Shed
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Proposed Site Plan
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Authors: Alyssa Kelly, AICP, Planning Officer 
    
BZAP Meeting Date: August 21, 2024  
    
Subject: 1912 Collingswood Road (VAR-50-24) - To allow a detached 

garage that is 21'-6" in height when 17 feet is the limit and has 
a top wall plate height of 10'-6", when 9'-6" is the limit. The 
Board previously approved a variance (VAR-01-24 on 1/17/24) 
for a detached garage height of 20'-6", but the garage was not 
constructed according to approved plans. 

     
  
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 previously included a detached two-car garage that met zoning requirements. 
The property was purchased by the applicant in 2020, and a two-story addition was completed 
in 2022.  
 
A replacement detached garage, which received BZAP approval in January 2024 for an 
increased height of 20'-6", is currently under construction. During a routine framing inspection 
on July 8th, City inspectors flagged the garage for exceeding the approved height. Upon 
further inspection, it was determined that the garage exceeded the 20'-6" height limit by one 
foot (21'-6") and work has since stopped.  [The detached garage is in the final stages of 
construction including insulation, drywall, etc.]  Subsequently, the applicant has submitted this 
variance application to retain the garage at the current height and finish construction.  Permit 
revisions have not been submitted. 
 
Proposal 
The applicant is proposing the retention of a detached garage that exceeds the height limit 
that was previously approved by the Board via variance at the January 17, 2024 meeting. The 
garage is 24'-4" x 28' (681 square feet) and is 21'-6" tall, when the Board approved a height of 20'-6". 
The top wall plate of the garage is 10'-6", which exceeds the code limitation of 9'-6". The 
second floor space will be used as an office, which is now permissible by the zoning code. The 
garage is 3'-4" from the side property line and five feet from the rear property line. It includes a 
shed dormer on the front elevation and will include windows with shutters on the front and side 
elevations. Two man-doors are located on the east elevation and the garage is finished with 
siding to match the home. The framing of the garage has been inspected (but not passed by 
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the inspector) as well as the installation of exterior siding and roofing materials. 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 21'-6" in height, when 17 feet is the limit (Article 
6.09); and 

• To allow a detached garage with a top wall plate height of 10'-6", when 9'-6" is the limit 
(Article 6.09). 

 
Since the UDO was updated to allow habitable space in detached garages, the following 
increased garage heights have been approved through variances by the Board. 
 
Address Height Footprint 
2425 Kensington Drive 21'-10" 696 SF 
1912 Collingswood (proposed) 21'-6" (proposed) 681 SF (proposed) 
2571 Clarion Court 21'-6" 635 SF 
1489 Berkshire Road 20'-4" 528 SF 
2614 Brandon Road 19'-9" 529 SF 
2517 Brixton Road 19'-0" 490 SF 
  
Alternatives 
The applicant could reconstruct the garage to meet the previously approved height increase of 
20'-6" and reduce the top wall plate to the permitted 9'-6". These height limitations are in place 
to limit potential impacts on neighboring properties and to retain a residential aesthetic within 
neighborhoods, as opposed to a commercial one that results from a taller plate height. The 
applicant has indicated that the contractor made a mistake during framing, and they would like 
to retain the garage as is so they do not have to prolong construction activities. There have 
also been letters of support submitted by neighbors to retain the garage at the current height. 
 
Requested Action and Findings 
 Staff has reviewed the request, discussed it with the applicant, and visited the site. This is an 
unfortunate situation that has delayed and prolonged construction for the homeowner and the 
neighborhood; it has also required additional Staff time to work through the issue.  The new 
height of the detached garage is in line with those recently approved by the Board, but 
exceeds the plate height limit by one-foot.  It is rare for the Board to approve a plate height 
above the 9'-6" limit, with less than five granted over the past two decades. 
 
Although Staff understands the homeowner's desire to complete the garage construction as 
quickly as possible, it is the contractor's (and ultimately the property owner's) responsibility to 
ensure the structure is built according to the approved plans, especially when a variance was 
approved by BZAP. When after-the-fact construction is approved by the Board via variance, it 
can make Staff's enforcement of City ordinances challenging because it potentially sets a 
precedent that informally legitimizes such a path. The City regularly expends significant 
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resources stopping and/or correcting projects started or completed without permits, so 
allowing a path for a quick workaround of the code is not something Staff can support. 
 
Should the Board decide to approve this request, Finding #6 (special conditions as a result of 
the current owner) be considered. 
 
Attachments 
1. Variance Application - 1912 Collingswood Road 
2. BZAP Staff Report Pictures - 1912 Collingswood Road 
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City of Upper Arlington, Ohio July 26, 2024

24-3330
Variance Application

Status: Active
Submitted On: 7/22/2024

Primary Location

1912 COLLINGSWOOD RD
UPPER ARLINGTON, OH 43221

Owner

Brooks Humphrey
COLLINGSWOOD 1912
COLUMBUS, OH 43221

Applicant

Juliet Bullock
+1 614-935-0944
bullock.juliet@gmail.com
4886 Olentangy Blvd

Columbus, OH 43214

Variance Information

Describe Variance Request

The contractor built our detached garage at 21-6" but 20'-6" was approved via
previous variance. 

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?

It was built and roofed prior to city noticing the error.The attached drawings
indicate where the mistake was made (ceiling height in garage and plate height
on second floor.The overall height increased by 1' from 20'-6 to 21'-6: There was
a bit of language barrier/confusion in coordinating with framer and mistakes
were made.The city did give them the approval to insulate and drywall after the
mistake was discovered.

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

structures, or buildings in the same district?

1489 Berkshire garage was approved at 20'-6" and house is 24'-7" (1' shorter
than applicants) 2517 Brixton garage approved at 19' house is 14'-3 1/2" Our
house is 25'-8 3/8" so there is precedent for the requested height relative to the
height of the home. 
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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?

No it is a very small difference

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?

Revision at this point would be costly and precedent has been set for taller
garages in Upper Arlington 

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

variance?

No as modifications would be required, construction time extended as a major
inconvenience to our neighbors.There is also a cost associated with modifying
the built garage. 
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1912 Collingswood 
Road

BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North
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Existing Collingswood Road Elevation
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As-Built Garage
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Proposed Site Plan
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Previously Approved Garage Elevations
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