
 
10/2/2024 | 6:00 PM 

 
Municipal Services Center, Council Chamber 

3600 Tremont Road 
 

City of Upper Arlington  10/2/2024 
 

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. Unfinished Business  
    
  a. 2549 Tremont Road (VAR-52-24) - To allow a circular driveway that results in 

32.3 27.7 percent front yard development coverage, when 25 percent is the limit. 
[Postponed at the September 18, 2024 BZAP hearing.] 

       
  b. 1984 Ridgeview Road (VAR-54-24) - To allow a five-foot tall wooden fence to 

project up to 22 feet into the 40-foot platted front yard setback, which is not 
permitted. [Postponed at the September 18, 2024 BZAP hearing.] 

       
3. New Business  
    
  a. 4000 Horizons Drive (DEV-03-24) - Review of a secondary conditional use and 

variance to allow for the renovation of existing business offices and digital media 
production, and to also include a small, high-end restaurant and private bar. 

       
4. Informal Review  
    
  a. Draft 2024 BZAP calendar 
       
5. Updates & Reports  
    
  a. Update from the Community Development Department 
       
6. Adjournment  
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Authors: Alyssa Kelly, AICP, Planning Officer 
    
BZAP Meeting Date: October 2, 2024  
    
Subject: 2549 Tremont Road (VAR-52-24) - To allow a circular driveway 

that results in 32.3 27.7 percent front yard development 
coverage, when 25 percent is the limit. [Postponed at the 
September 18, 2024 BZAP hearing.] 

     
  
Overview 
At the September 18, 2024 BZAP hearing, the applicant requested postponement so they 
could explore alternative options for the proposed circular driveway. The Board made 
recommendations including: reducing the width of the circular driveway, removing a portion of 
the driveway by the house, and exploring permeable pavement options and additional 
landscaping. The applicant has submitted a revised plan that reduces the front yard coverage 
to 27.7 percent (previously 32.3 percent); the circular drive has been reduced by one-foot in 
width and a portion of the drive was removed near the house (some of which is outside the 50-
foot front yard setback). A revised landscape plan has been submitted that includes additional 
trees and boxwood shrubs in the front yard. The applicant has noted that they plan to work on 
a more detailed landscape plan, if the project is approved.  Should the Board choose to 
support this application, Staff would recommend a condition that any proposed landscaping 
plan be subject to review and approval by the City Forester. 
 
Zoning Code Requirements 

• To allow a circular driveway that results in 27.7 percent front yard coverage, when 25 
percent is the limit. 

  
Attachments 
1. BZAP Staff Report Pics - 2549 Tremont Road 
2. Variance Application - 2549 Tremont Road 
3. BZAP Staff Report - 9.18.24 
4. Updated Site Plan - 9.25.24 
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2549 Tremont Road

BZAP Staff Report Pictures
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Google Maps ® Aerial – Looking North
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Existing Tremont Road Elevation
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Proposed Site Plan
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Existing Driveway
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Existing Roadway Frontage
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City of Upper Arlington, Ohio September 6, 2024

24-3815
Variance Application
Status: Active
Submitted On: 8/21/2024

Primary Location

2549 TREMONT RD
UPPER ARLINGTON, OH 43221

Owner

Wayne B Harer
TREMONT 2549 COLUMBUS, OH
43221

Applicant

Wayne Harer
614-296-5993
wayne.harer@nmrk.com
2549 Tremont Rd

Columbus, ohio 43221

Variance Information

Describe Variance Request

Request to put a half-moon or circular driveway in.

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 address is the second house south of Lane on Tremont.  Cars  speed up and
fly through the intersection as well as the righ turn onto Tremont from Lane.
 Tremont and Lane in all directions is a very busy intersection! It is So Dangerous
to back out.  Have been several close calls of cars hitting cars backing out of the
driveway.

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
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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?

NONE

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?

NO
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Authors: Alyssa Kelly, AICP, Planning Officer 
    
BZAP Meeting Date: September 18, 2024  
    
Subject: 2549 Tremont Road (VAR-52-24) - To allow a circular driveway 

that results in 32.3 percent development coverage, when 25 
percent is the limit. 

     
  
Site Description/History 
The subject property, 2549 Tremont Road, is located on the west side of Tremont Road, just 
south of W. Lane Avenue. It is zoned R-1c, One-Family Residence District, and measures 125' 
x 210' with a 50-foot building setback line. The property is identified as Lots #32-33, Block #97 
in the Upper Arlington subdivision. The 1.5-story, Cape Cod-style home was built in 1920 and 
includes a front driveway with a large parking area. The property currently conforms with front 
yard coverage limits, but the parking area is nonconforming with the code for size, orientation, 
and the property's location in the Historic District. There are four street trees along the 
property frontage as well as a mature tree and landscaping in the front yard. The property is a 
Contributing Structure in the Historic District and was purchased by the applicant in 2018. 
 
Proposal 
The proposal includes the removal of a brick paver driveway and parking area (466 square 
feet) and the construction of a concrete circular driveway that is 15'-6" in width. The apron of 
the driveway would extend to 21 feet in width. Portions of the existing landscaping in the front 
yard would be removed to make space for the driveway; a large, mature tree in the front yard 
would be retained and at least one street tree would likely need to be removed. Boxwoods 
would be planted along the interior of the driveway for screening and the applicant has 
indicated that additional landscaping would be added, but a final plan has not been created. 
The resulting coverage would be 32.3 percent (2,002 square feet) of the platted front yard, 
when 1,550 square feet is permissible. The property would remain compliant with the overall 
development cover limit. 
 
Zoning Code Requirements 

• To allow a circular driveway that results in 32.3 percent development coverage, when 
25 percent is the limit (Article 6.09). 

 
There are several circular driveways along Tremont Road, some of which meet code 
requirements, some of which do not meet code requirements (existing nonconforming), and 
some of which received BZAP approval. The property directly to the south appears to have 
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similar front yard coverage as the proposal, but there is no record of approval by the City. The 
property at 2299 Tremont Road was approved to install a circular driveway of crushed gravel, 
which is not a permitted material by code, but would meet the front yard coverage 
requirements, when concrete/asphalt would not (VAR-08-21). There are multiple other cases 
within the area including the property at 2395 Onandaga Drive which was approved to 
construct a circular driveway with portions of concrete and permeable pavers that resulted in 
front yard coverage of 32 percent, when 25 percent is the limit (VAR-25-21).  When a circular 
driveway is justified due to the roadway traffic, the Board has historically granted up to 30 
percent coverage in the front yard with the use of permeable pavers and extensive 
landscaping. 
  
Alternatives 
The applicant could explore options to reduce the width and extent of the circular driveway to 
better meet the front yard coverage requirement. Additonally, they could look at using different 
materials including crushed gravel or permeable pavers that could reduce stormwater runoff. 
These materials would still require a variance to the code for use; gravel is not a permitted or a 
recommended material for driveways and permeable pavers would still contribute to the 
coverage limits. 
 
Requested Action and Findings 
 Staff has reviewed the application, met with the applicant and visited the site. Staff notes that 
circular driveways are common along this section of Tremont Road, which may be due to the 
busy nature of the roadway. Staff also appreciates that the applicant is proposing to remove 
the nonconforming parking space and adding additional landscaping to help soften views of 
the driveway from the street. However, the proposal is a significant increase in coverage in the 
front yard. To help mitigate this, additional landscaping as part of an approved plan could be 
added as well as the use of a permeable paver material, which could help offset potential 
impacts from the increase in coverage.  
 
Therefore, Staff would be supportive of a modified application which includes substantial 
landscaping in the front yard to screen the driveway from the street, the use of a permeable 
paver application on sections of the new driveway, and a target of 30 percent front yard 
coverage to match those historically approved by the Board. 
 
Attachments 
1. 2549 Tremont Rd Variance App 
2. 2549 Tremont Road Staff Report Photos 
 

Page 14 of 96



Page 15 of 96

Alyssa Kelly_5
Length Measurement
11'-0"

Alyssa Kelly_6
Length Measurement
11'-0"

Alyssa Kelly_7
Length Measurement
50'-0"

Alyssa Kelly_8
Area Measurement
1,718 sf

Alyssa Kelly_9
Length Measurement
50'-0"



 

____________________________________________________________________________________ 

 
 Page 1 of 2 |  

 
Authors: Alyssa Kelly, AICP, Planning Officer 
    
BZAP Meeting Date: September 18, 2024  
    
Subject: 1984 Ridgeview Road (VAR-54-24) - To allow a five-foot tall 

wooden fence to project up to 22 feet into the 40-foot platted 
front yard setback, which is not permitted. 

     
  
Site Description/History 
The subject property, 1984 Ridgeview Road, is located at the northeast corner of Tremont and 
Ridgeview Roads, and is zoned R-1c, One-Family Residence District.  It has 150 feet of 
frontage along Tremont Road with a 40-foot building setback line and 84 feet of frontage on 
Ridgeview Road, also with a 40-foot building setback.  The property narrows to 74 feet wide 
along the north property line.  It is the westernmost property from a minor subdivision/lot split 
of 0.90 acres that occurred last year.  [As part of the reconstruction of Tremont Road, Council 
permitted the original parcel to be subdivided into three to-be-determined lots via 
ordinance.]  The property currently has active construction of a new home; the applicant was 
at the May BZAP hearing with a separate request for a side yard encroachment of the new 
home, but ultimately a redesign resulted in not needing a variance and the application was 
withdrawn; the property meets all zoning requirements. Tremont Elementary School and the 
Upper Arlington Senior Center are located to the south. 
 
The applicant submitted Fence Permit #24-3374 on July 25th for a new six-foot wooden 
privacy fence along the north property line, but it was denied due to height and location 
restrictions for fences in the front yard. 
 
Proposal 
Since the submittal of the permit application, the applicant has revised the plan for fencing 
along the north property line. The fence would transition from a six-foot fence behind the 40-
foot building setback to a five-foot fence that would project 22 feet into the front yard setback. 
The fence would be solid wood, with a cap and trim style. No landscaping plan was provided 
with the application. 
 
Zoning Code Requirements 

• To allow a five-foot wooden fence to project up to 22 feet into the front yard, which is 
not permitted (Article 6.09). 

 
The property directly to the north, 1963 Harwitch Road, was approved (via BZ-70-03) to 
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construct a five-foot privacy fence that would project up to 17.5 feet into the Tremont Road 
front yard setback. This approval included conditions on the location and the requirement to 
screen the fence with landscaping, year-round. In conversations with this property owner, Staff 
understands that the property owner desires to replace this fence with a five-foot, open-style 
aluminum fence in a similar location, which is a more typical style of fencing that is seen in 
front yards around the community. 
  
Alternatives 
The applicant could reduce the height of the fence to 42 inches and limit the projection of the 
fence into the front yard to 15 feet, which would meet the code requirements for front yard 
fences. However, there is already a front yard fence that was permitted for the property to the 
north and the applicant's proposal is similar to this neighboring fence, although it would project 
farther into the front yard. 
 
Requested Action and Findings 
 Staff has reviewed the plans, discussed with the applicant, and visited the site. In this case, 
Staff recognizes that there is an existing condition of a fence along this shared property line 
that has been in place for nearly two decades. However, Staff also notes that it is uncommon 
for a five-foot, opaque style fence to be approved in a front yard because it disrupts the open 
viewshed along the street. The proposed fence would also encroach up to 4.5 feet past the 
existing approved fence. Staff would support this application under the following conditions: 
1) That the fence within the platted Tremont Road front yard setback be an open style; 
2) That a landscape plan be submitted for installation in front of the fence; 
3) That the fence not project more than 17.5 feet into the front yard; and 
4) That the applicant explore a single-shared fence installation along the property line with the 
northern neighbor. 
 
Should the Board offer a motion on the application, Staff would recommend Findings #4 and 
#9 for consideration. 
 
Attachments 
1. 1984 Ridgeview Rd Variance App 
2. BZAP Staff Report Pics - 1984 Ridgeview Rd 
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1984 Ridgeview Road

BZAP Staff Report Pictures

Page 18 of 96



Google Maps ® Aerial – Looking North
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Existing Front Elevations (Ridgeview and 
Tremont Roads)
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Existing North Yard and North Property Line
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Proposed Site Plan
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Proposed Fence
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City of Upper Arlington, Ohio September 6, 2024

24-3817
Variance Application
Status: Active
Submitted On: 8/21/2024

Primary Location

1984 RIDGEVIEW RD
UPPER ARLINGTON, OH 43221

Owner

Mark Besanceney
Ridgeview Road 1984 Upper
Arlington, OH 43221

Applicant

Ace Fence& Deck
740-653-3325
permits@fenceinstall.com
400 S Broad St

Lancaster, Ohio 43130

Variance Information

Describe Variance Request

We are asking for a 5' tall fence to be installed exceeding the buildline 

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?

Neighbors current fence exceeds the buildline, current client would like to create
uniformity and privacy along the property line

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?

No, without the variance the side yard is not usuable unless a 3.5' tall fence is
installed which is not fesible in this situation. Due to the fact that it would not
create uniformity or create privacy from the exisiting properties.
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5' TALL Cedar Cap N Trim Fence 
with Caps
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Certification of Notice 
 

Applicant Name: ____________________________________________________________________________ 
 

Location of property subject to BZAP request: ________________________________________________ 

 

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

Describe activity which requires Board of Zoning and Planning review: 
 
 
 
 
 
 

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

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

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

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

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

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

 
Address of Property 

to be notified: 
Property Owner Name: Property Owner Signature 

or Certified Mail No.: 

Date obtained or 
Mail sent: 

    

    

    

    

    

    

    

    

    

    

    

    

    

Applicant Signature: Date: 

 

Revised: May 2023 

1984 Ridgeview Road

09-18-24

Install a 5' tall fence to exceed the build line along the back property line on the Tremont 
Road side of property.

1963 Harwitch Rd Gregg Janes 9589 0710 5270 2092 1250 40 8-21-24

1972 Ridgeview Rd Bobb Webb 9589 0710 5270 2092 1250 33 8-21-24

2955-2985 Tremont Here Properties LLC 9589 0710 5270 2092 1250 19 8-21-24

2900 Tremont BOE UA 9589 0710 5270 2092 1250 26 8-21-24

1984 Ridgeview Mark Besanceney 9589 0710 5270 2110 0699 81 8-21-24

2014-2020 Ridgeview MCINFRY LLC 9589 0710 5270 2110 0699 98 8-21-24

ACE FENCE & DECK LLC

8-21-24
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August 21, 2024 
 
Subject: Variance Application 
 
Dear Property Owner: 
 
The City of Upper Arlington Board of Zoning Appeals will hold a Public Hearing at 6:00p.m. 
on Wednesday, September 18, 2024, at the Upper Arlington Municipal Service Center 
located at 3600 Tremont Road, Columbus, OH 43221 to consider the following:  
 
An application for variance filed by Ace Fence & Deck LLC c/o Rob Bruno, 400 S Broad 
Street, Lancaster for the property located at 1984 Ridgeview Road, owned by Mark 
Besanceney. This application requests a variance to allow the construction of a fence that 
exceeds the build line and at a height taller than permitted. 
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Authors: Justin Milam, AICP, Senior Planner 
    
BZAP Meeting Date: October 2, 2024  
    
Subject: 4000 Horizons Drive (DEV-03-24) - Review of a secondary 

conditional use and variance to allow for the renovation of 
existing business offices and digital media production, and to 
also include a small, high-end restaurant and private bar. 

     
  
Overview 
This application proposes the renovation of an existing business office and digital media 
production building at 4000 Horizons Drive, and to also include a small, high-end restaurant 
and private bar.  The subject property includes two parcels totaling 2.4 acres. It was annexed 
into Upper Arlington in 1993 and is zoned ORC, Office and Research District; it is located in 
the Horizons TIF District and Dublin City Schools area.  An existing farmhouse-style building, 
built in 1984 and expanded in 2001, is located on the easternmost parcel and includes slightly 
more than 23,000 square feet of space--it was initially thought the building had an additional 
3,000+ square feet.  The building was originally the DeSantis horse barn before being 
converted to an office.  Located mostly on the western parcel are 48 parking spaces which are 
to remain, and a large wooded area that could be developed in the future.  There are several 
business and professional (medical) offices located nearby including to the west (Central Ohio 
Primary Care and Arlington Falls) and south (Central Ohio Medicine and Sequoia Capital). 
The Berkley House apartment complex is located to the northwest.  Two- and four-family 
dwellings are located to the north (City of Columbus) and single-family homes to the east on 
Tarrington Lane.   
 
Existing business offices and digital media production on the west side of the building would 
be converted into a restaurant and private bar space, totaling 5,891 square feet (25 percent of 
the building).  The restaurant portion would be led by award-winning Chef Jon Mathieson, 
creating a high-end and intimate dining experience.  It would be open Wednesday through 
Saturday, 6 PM to 10 PM, and include 43 seats, that would 'flip' twice during the evening.  It 
would only be open if reservations were in place.  The private bar, with 59 seats, would be 
open every day from 3 PM to midnight, and it would be for members-only.  It is possible that 
this private bar area would be used for co-working and meeting spaces as well.  An outdoor 
patio may be added, or the existing one improved, in the future.  Signage will be in line with 
the City's sign code. 
 
The remaining offices and digital media production on the first floor, which includes the 
enclosed stable and arena (10,351 square feet) and producers loft (6,590 square feet) would 
be renovated and used by the applicant's financial planning company, Golden 
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Reserve.  Approximately 12-15 call center and general office jobs ($1.5 million payroll) would 
be added initially, with office hours between 7 AM and 6 PM.  An existing studio in the arena 
would be used for digital media production for the applicant's podcast, radio and television 
shows. 
 
No changes are proposed to site access either from Horizons Drive, Riverside Drive (further to 
the west), or West Henderson Road.  No major changes are proposed to existing landscaping, 
but the exterior of the building would be cleaned and any damaged materials would be 
replaced/repaired nearly like-for-like.  Previous Fire Code violations were resolved after 
citations; both the Police Division and Finance Department have been made aware of this 
application.  To date, no comments have been received from the public; a "Ready for Change" 
sign was posted on the site. 
 
Zoning Code Requirements 
The subject property is zoned ORC, Office and Research District, which, per Article 5.03(A)(6) 
of the City's Unified Development Ordinance (UDO) states: The purpose of this District is to 
allow offices and research facilities that will contribute to the City's physical pattern of planned, 
healthy, safe, and attractive neighborhoods. The ORC District should also provide job 
opportunities and services to residents and contribute to the City's economic stability. 
Permitted uses in the ORC District are: business and professional offices, research and 
development, book and periodical publishing, insurance carriers, corporate data centers, 
survey research firms, bank finance and loan offices, outpatient surgery centers, hospitals, 
and such permitted uses as are set forth or may in the future be set forth in Table 5-C. At least 
eighty-five percent (85%) of the gross floor area of any building located in an ORC District 
shall be exclusively dedicated to one of these permitted uses. The lesser of fifteen percent 
(15%) of the gross floor area or ten thousand (10,000) square feet of any building located in 
an ORC District may be dedicated to secondary conditional uses as listed in Table 5-C. 
Secondary conditional uses shall be subject to the conditional use review process set forth in 
UDO Subsection 4.05(F). 
 
Business and professional offices, as well as digital media production, are permitted uses in 
the ORC District; restaurants are a secondary conditional use and a bar is an accessory use 
to a permitted use (like office).  Staff has indicated that the existing and proposed digital media 
production space is more akin to an office-type use, as opposed to the general radio and TV 
studio use listed as a prohibited use in the code.  While not expressly defined, the existing and 
proposed production spaces do not include large antennas, satellite-type dishes or large 
control rooms, which Staff surmised during a recent tour of the building and a review of the 
broker's photos.  Also, the City has previously provided economic development grants to the 
building's prior tenant, Horizons Companies, for these uses. Per the Ordinance, to allow a 
restaurant, the office and digital media production components must exceed 85 percent of the 
floor area of the building.  The application proposes approximately 75 percent of the square 
footage to be dedicated to these permitted uses.  For parking, the code would require a 
minimum of 110 parking spaces but allows for a reduced calculation based on the percentage 
of uses within the building, as not all of the uses would be active simultaneously.  Using this 
ratio, a minimum of 34 parking spaces are needed.  Parking along the shared driveway or on 
Horizons Drive could also provide additional spaces, as well as off-site parking agreements 
with adjacent property owners. 
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Secondary 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 and granting of conditional 
use approval imposing such conditions as necessary to make the use compatible with other 
uses permitted in the same zone or vicinity. 

• To allow a restaurant in an existing business office and digital media production 
building. 
 

The following standards shall be considered in the review of conditional use applications: 

a. The conditional use is a permitted conditional use in the district for which it is 
proposed;  Restaurants are a permitted secondary conditional use in the ORC District. 

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 proposed restaurant would 
help attract a new corporate citizen to the City as part of a mixed-use concept within the 
building.  This will indirectly help retain existing businesses within the Arlington Falls 
and Horizons Drive areas by providing new investment and amenities. 

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 proposed restaurant will have limited signage, limited hours and a 
limited number of seats.  While the essential character for the area is office, the 
restaurant use, with a private bar, is only one-quarter of the existing structure.  The 
structure's exterior materials will be repaired/replaced like-for-like, thus retaining the 
"look and feel" as exists today. 

d. The conditional use will not be hazardous or reasonably disturbing to existing or future 
neighboring uses;  The proposed restaurant will not serve as a nuisance to any 
neighbors, in part, due to the small size and limited hours.  Trash collection will occur 
during permitted hours. 

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; No changes are proposed to existing access, traffic patterns, waste removal, 
etc. 

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; The proposed restaurant, combined with the other proposed uses, will 
benefit the City in terms of income and property taxes, as well as the Horizons TIF. 

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 excessive traffic, noise, odors, etc. as a result 
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of the proposed private restaurant.  Care will be needed with the coordination of trash 
removal so that noise does not disrupt adjacent residential uses. 

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. No 
changes are proposed to existing access. 

i. The conditional use will not result in the destruction, loss or damage of a natural, 
scenic, or historic feature of major importance. No changes are proposed that would 
impact anything of natural, scenic or historic importance.   

 
The applicant has also responded to each of these items in their application. 
 
Variance: 

• To permit a decrease in the minimum percentage of permitted uses in a building from 
85 percent to 75 percent. 

 
The following factors shall be considered and weighed by BZAP in determining practical 
difficulty or hardship: 

1. Whether special conditions and circumstances exist which are peculiar to the land or 
structure involved and which are not applicable generally to other lands or structures in 
the same zoning districts. Examples of such special conditions or circumstances are: 
exceptional irregularity, narrowness, shallowness, or steepness of the lot, or adjacency 
to nonconforming and inharmonious uses, structures, or conditions;  The applicant is 
working with an existing building, that has a unique setup and floor plan, across multiple 
levels and loft areas.  Touring the site, combined with review of the broker photos, 
clearly show the unique condition of the building. 

2. Whether the property in question will yield a reasonable return or whether there can be 
any beneficial use of the property without the variance;  The proposed restaurant and 
bar areas are primarily driven by the existing floor plan. 

3. Whether the variance is substantial and is the minimum necessary to make possible the 
reasonable use of the land or structures; The requested variance equates to 2,385 
square feet of excess uses that are not otherwise permitted, or roughly 10 percent of 
the building. 

4. Whether the essential character of the neighborhood would be substantially altered or 
whether adjoining properties would suffer substantial detriment as a result of the 
variance; The proposal re-purposes and brings new life to an existing building that 
borders an office park.   

5. Whether the variance would adversely affect the delivery of governmental services 
such as water, sewer, and trash pickup; No changes to existing governmental services. 

6. Whether special conditions or circumstances exist as a result of actions of the current 
or a previous owner;  There are several special conditions that apply to this property, 
ranging from the original conversion from a horse barn to an office, to the riding area 
being enclosed, to the property being used for digital media production. The property 
has also been in some sort of ownership transfer for nearly a decade and has been 
involved in several financial and legal cases. 
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7. Whether the property owner's predicament feasibly can be resolved through some 
method other than a variance; The applicant has explored reducing the amount of 
restaurant and bar space, but the existing floor plan is the primary driver behind the 
breakdown of proposed uses. 

8. Whether the spirit and intent behind the zoning requirement would be observed and 
substantial justice done by granting a variance; Yes, the spirit and intent behind the 
zoning ordinance would be met. 

9. Whether the granting of the variance requested will confer on the applicant any special 
privilege that is denied by this regulation to other lands, structures, or buildings in the 
same district. Staff believes this to be a unique case and would not be readily 
applicable elsewhere in the community. 

 
The applicant has also responded to each of these items in their application. 
 
Alternatives: 
The applicant has been seeking a property that can accommodate all the proposed uses in an 
existing building, taking advantage of the energy created via mixed-use and limited intimate 
spaces.  The sprawling nature of the building would allow for the variety of uses 
proposed.  Over the past decade, the property has experienced various potential sales, 
auctions, lot splits, possible redevelopment, etc., but none have taken hold.  Several real 
estate professionals have noted that a significant investment would be needed to convert the 
entire building to business and professional offices; Staff would agree based on the site visit 
and the broker's photos.  The restaurant component would require review by the Board 
because of the use, while the private bar would be permitted as an accessory to the 
offices.  The applicant has explored increasing the amount of office or production space, but 
the existing floor plan limits its expansion, while providing a workable area for a restaurant and 
bar. 
 
Staff Recommendation: 
Staff is aware of the existing condition of the building, its history, and the required costs to 
renovate it into business and professional offices.  Staff is also aware of the need to diversify 
existing office parks with additional uses to support tenants and provide needed tax revenue to 
the City. Economic data indicates that office parks with additional uses, like retail, restaurant, 
and housing, either within the park or nearby, significantly outperform those that are just 
strictly office.  While Staff historically does not support the reduction of any amount of office 
space in the community, this property presents a unique challenge that isn't readily applicable 
elsewhere in Upper Arlington.  The applicant is bringing new jobs into the community, 
revitalizing a building in need of more attention and activity, and a more targeted, destination-
type use.  Staff is supportive of the application, based on the Findings noted above for the 
Conditional Use and specifically Findings #1 and #8 for the variance.  Staff would offer the 
following conditions for approval: 
1) That at least 5,000 SF of office space be in use prior to the opening of the private restaurant 
and/or bar; 
2) That any proposed changes to the existing landscaping be approved by the City Forester 
prior to the removal of any material; and 
3) That the number of seats inside the building not exceed those listed in this application: 
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restaurant (43) and private bar (59). 
 
Should this application be approved, any substantial change or modification requested beyond 
what was approved by the Board, including changes to the size and seating capacities of the 
bar and restaurant, would have to be reviewed by BZAP. 
  
Attachments 
1. 4000 Horizons Dr CU application 
2. 4000 Horizons Drive broker photos 
3. BZAP Conditional Use & Variance Response 
4. BZAP Staff Report Pics - 4000 Horizons Drive 
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City of Upper Arlington, Ohio September 12, 2024

24-4138
Conditional Use
Status: Active
Submitted On: 9/11/2024

Primary Location

4000 HORIZONS DR
UPPER ARLINGTON, OH 43220

Owner

GOBO LTD
HORIZONS 4000 COLUMBUS,
OH 43220

Applicant

Cindy Gilmore
740-503-6579
cgilmore@archall.com
49 E. 3rd Avenue

Columbus, Ohio 43201

BZAP Information

BZAP Case #

DEV-03-24

BZAP Review Date

10/02/2024

BZAP Conditions

Status

Pending

Vote Tally
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Application Information

Project Description*

The goal is to retrofit a very unique building that was originally built as a barn and renovated to
be a production studio into something that can be vibrant for decades to come.
 
Greg Aler, Owner of Golden Reserve plans to bring 12-15 jobs+ that will bring a $1.5m payroll
that has the potential to grow. These jobs will occupy space that will be used for call center and
general office.  Hours for office would be 7am-6pm. Additionally, Golden Reserve plans to use
the current studio (NE Corner)  that is in the previous riding arena will be utilized for a
production space for their “The Expedition Retirement Show” that is syndicated in many of the
major cities across the country.
 
The newest studio (East studio) located adjacent to the parking lot will be converted to a
private bar use with approximately 50-75 members (Hours: 3pm-12pm) and will also have a
high end dining restaurant with an award winning chef, Jon Mathieson, who has started
numerous restaurants in the Washington DC and NYC metros. This restaurant would be an
intimate dining experience with limited hours and guests. Seating capacity is estimated to be 20
tops with approximately 1-2 turns per night. Hours would are anticipated to be 6pm-10pm
Weds-Saturday (Closed Sun, Mon, Tues).

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

It will bring office jobs, it will utilize an existing studio component that is unique to the City and
will bring an amenity restaurant and private bar to other tenants and residents in and around
Arlington Falls Business Park.  Additionally, it will address many of the deferred maintenance
items on the exterior of the building making it a much more appealing property.

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

This project maintains and preserves the history of the barn and allows for it to continue to
generate income tax revenue to the City.  The redevelopment of this property allows for a
unique combination of uses for a very challenging site that will bring regional attention to the
City with the addition of a new restaurant that can serve as an amenity to the residents and
tenants of Upper Arlington.  We believe that allowing for a mixed-use plan in the 4000 Horizons
property will ensure that other businesses considering Arlington Falls Business Park will find
this to be a great amenity for the area, which we hope makes the office neighbors more stable
for the long-term.  The uses continue to promote the public health, safety, morals, convenience
and general welfare of the community by ensuring that this property is occupied and well taken
care of for decades to come. 
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Briefly explain how potential impacts on the adjoining neighborhood will be mitigated.*

The fact that the building is going to be occupied and deferred maintenance items are taken
care of (siding, parking lot, landscaping) should have an immediate impact on the look and feel
of the building.   The impact to the surrounding properties should be minimal other than there
will be vehicles in the parking lot several nights a week later in the evening.    The dumpster will
remain hidden in the back of the property and there will be no loud noises from any of the uses
coming from the property. 

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

1. For Golden Reserve to be able to able to grow their staff into Upper Arlington
2. For the Expedition Retirement Show to have a permanent studio home and grow its audience

(currently syndicated in XX      markets)
3. To bring a world renowed chef to Columbus to open the first of its kind experience in the City

of Upper Arlington
4. To have a private bar for business executives and entrepreneurs to meet in a private setting.
5. To provide an amenity to the surrounding tenants and residents.
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USE GROUP "B"

USE GROUP "B"

USE GROUP "S-1"

USE GROUP "A2"

USE GROUP "B"

USE GROUP "B"

BUILDING AREA:

ASSEMBLY "A2" (FIRST FLOOR): =  5,891 SF
STORAGE "S-1" (FIRST FLOOR): =  545 SF
BUSINESS "B" (FIRST FLOOR): =  10,351 SF
BUSINESS "B" (SECOND FLOOR): =  6,590 SF

TOTAL BUILDING AREA: =  23,377 SF

USE 
GROUP "B"

40% OF TOTAL BUILDING AREA
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The following standards shall be considered in the review of conditional use applications:

1. The conditional use is a permitted conditional use in the district for which it is proposed;

a. Restaurant establishments are a permitted secondary conditional use within the ORC 
per table 5-C of the Codified Ordinances. Currently the site is zoned ORC / Office 
and Research District 

2. 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;

a. The conditional use is consistent with the goals and objectives of the Master Plan by 
expanding social opportunities while respecting the community’s residential nature.  
We believe that allowing a mixed-use plan in the 4000 Horizons property will ensure 
that other businesses considering Arlington Falls Business Park see an area with 
amenities, leading to long-term stability of office neighbors.  The uses continue to 
promote the public health, safety, morals, convenience and general welfare of the 
community by ensuring that this property is occupied and well taken care of for 
decades to come.

3. 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;

a. Proposed renovations will maintain the character and integrity of the building and 
surrounding landscape.  Any modifications to the exterior will be cosmetic and 
intended only to revive a property that has been under-utilized in recent years. 

4. The conditional use will not be hazardous or reasonably disturbing to existing or future 
neighboring uses;

a. The proposed conditional use will not be hazardous and will not impact surrounding 
neighboring uses due to small seating capacity and limited business hours.

5. 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;

a. The existing facility has good vehicular access from public streets as well as access 
to public utilities and public services such as police and fire.  The proposed 
conditional use should not impact current conditions of the existing facility. 

6. 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;

a. No additional public costs are required for public facilities and services based on the 
proposed conditional use.

7. 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;
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a. Due to the small seating capacity and limited business hours, odors and fumes will 
not be a detriment to the surrounding properties.

8. 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; and

a. Current vehicular access conditions are to remain in place. We do not anticipate 
current conditions will interfere with surrounding public thoroughfares due to small 
seating capacity and limited business hours.

9. The conditional use will not result in the destruction, loss or damage of a natural, scenic, or 
historic feature of major importance.

a. Proposed renovations for the proposed use will maintain the character and integrity 
of the building and surrounding landscape.  Any modifications to the exterior will be 
cosmetic and intended only to revive a property that has been under-utilized in recent 
years.

The following factors shall be considered and weighed by BZAP in determining practical 
difficulty or hardship:

1. Whether special conditions and circumstances exist which are peculiar to the land or 
structure involved and which are not applicable generally to other lands or structures in the 
same zoning districts. Examples of such special conditions or circumstances are: exceptional 
irregularity, narrowness, shallowness, or steepness of the lot, or adjacency to nonconforming 
and inharmonious uses, structures, or conditions; 

a. There are no special conditions regarding the existing facility and topography. The 
proposed conditional use will reduce the existing office use to 75% of the facility and 
increase the secondary use to 25% of the facility.

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

a. Without the increase of the secondary use the proposed concept of the restaurant 
does not meet the objectives and goals of the owner.  The increase in area allows a 
unique private dining experience while maintaining a sophisticated bar experience for 
neighboring properties.  

3. Whether the variance is substantial and is the minimum necessary to make possible the 
reasonable use of the land or structures;

a. The proposed use maintains the existing building area and does not impact the land 
or adjacent structures. 

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

a. The character of the adjacent neighborhoods will not be impacted due to seating 
capacity and business hours.  Additionally, the proposed conditional use will allow 
the existing building to be a contributing amenity to the community and revitalize a 
structure that has suffered from deferred maintenance over several years.  
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5. Whether the variance would adversely affect the delivery of governmental services such as 
water, sewer, and trash pickup;

a. The variance will not affect government services to the facility.  Trash pickup will 
remain in its current location.

6. Whether special conditions or circumstances exist as a result of actions of the current or a 
previous owner;

a. No special conditions exist as a result of the current or a previous owner.

7. Whether the property owner's predicament feasibly can be resolved through some method 
other than a variance;

a. Reducing the restaurant area will not meet the goals of the owner in providing a 
unique dining experience for the community.

8. Whether the spirit and intent behind the zoning requirement would be observed and 
substantial justice done by granting a variance; and/or

a. The spirit of the zoning requirement was to provide an Office and Research facility 
for the community.  The variance does not negate the initial intent of having an Office 
use on the property  Instead the variance enhances the community with an 
alternative use, increasing the attractiveness of the remaining portions of the 
property.  

9. Whether the granting of the variance requested will confer on the applicant any special 
privilege that is denied by this regulation to other lands, structures, or buildings in the same 
district.

a. No special privileges will be granted to the owner with this variance request.  The 
variance pertains to an existing facility and the community’s need to activate an 
under-contributing building.  
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4000 Horizons Drive
BZAP Staff Report Pictures
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Secondary Conditional Use:
Restaurant

Variance:
Decrease from 85% Permitted Uses to 75%
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Google Maps ® Aerial – Looking North
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Existing Site Plan
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Existing Horizons Drive Elevation
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Existing Site Photos
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Existing Site Photos

Page 92 of 96



Proposed First Floor Plan
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Proposed Office/Production Plan
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Updated September 2024 

2025 Meeting Calendar 

 
 

• All formal applications must be submitted by 5 PM on the listed deadline date.  Incomplete 
applications may not be scheduled for the upcoming BZAP hearing.  All informal items for 
a BZAP Work Session must be submitted one week before the meeting.  All applications are 
to be submitted via the Upper Arlington online application system:  tinyurl.com/uapermits 

• Applications that must be submitted one week prior to the listed application deadline date: 
zoning map amendment/rezoning, zoning text amendment, and minor subdivision/lot split. 

• BZAP agendas and staff reports are posted on the City’s public meeting portal:  
https://upperarlingtonoh.portal.civicclerk.com/ 

• All meetings are held at 6 PM in the Council Chamber at the Municipal Services Center, 
3600 Tremont Road unless otherwise noted.  On-site parking is available on the west and 
east sides of the building.  Overflow parking may occur on adjacent residential streets or at 
The Ohio State University Golf Course across Tremont Road. 

• The BZAP meeting can be observed on Zoom: https://zoom.us/j/98181639938 
• BZAP meeting minutes can be viewed via the City’s document management system:  

library.municode.com/oh/upper_arlington/munidocs/munidocs 
• Please feel free to e-mail the City’s Planning Division at planning@uaoh.net if you have any 

questions or comments. 
 

 
Formal Application 
Deadline at 5 PM 

Informal BZAP Work 
Session Wednesday 

at 6 PM 

Formal BZAP 
Hearing Date 

Wednesday at 6 PM 

January 12-18-24 01-08-25 01-22-25 

February 01-22-25 02-05-25 02-19-25 

March 02-19-25 03-05-25 03-26-25 

April 03-19-25 04-09-25 04-23-25 

May 04-16-25 05-07-25 05-21-25 

June 05-21-25 06-04-25 06-25-25 

July 06-18-25 07-02-25 07-16-25 

August 07-23-25 08-06-25 08-20-25 

September 08-20-25 09-03-25 09-17-25 

October 09-17-25 10-01-25 10-15-25 

November 10-22-25 11-05-25 11-19-25 

December Recess Recess Recess 
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	1. Call to Order/Roll Call
	2. Unfinished Business
	a. 2549 Tremont Road (VAR-52-24) - To allow a circula
	BZAP Staff Report - 2549 Tremont Road
	BZAP Staff Report Pics - 2549 Tremont Road
	Variance Application - 2549 Tremont Road
	BZAP Staff Report - 9.18.24
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	b. 1984 Ridgeview Road (VAR-54-24) - To allow a five-
	BZAP Staff Report - 1984 Ridgeview Road
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	Variance Application - 1984 Ridgeview Road


	3. New Business
	a. 4000 Horizons Drive (DEV-03-24) - Review of a secondary conditional use and variance to allow for a small, high-end restaurant and private bar.
	BZAP Staff Report - 4000 Horizons Drive
	4000 Horizons Dr CU application
	4000 Horizons Drive broker photos
	BZAP Conditional Use & Variance Response
	BZAP Staff Report Pics - 4000 Horizons Drive


	4. Informal Review
	a. Draft 2024 BZAP calendar
	Draft 2025 BZAP Calendar


	5. Updates & Reports
	a. Update from the Community Development Department

	6. Adjournment



