
BZAP Information

Development Information

Application Information

Development Plan Application

20-4555
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Applicant

  Ryan Pearson 
   614.204.3854 
   rpearson@edgela.com

Location

3180 KINGSDALE CENTER RD 
UPPER ARLINGTON, OH 43221

BZAP Case #

DEV-05-20

BZAP Review Date

10/19/2020

Status

Pending

Vote Tally

--

Variances Granted

--

BZAP Conditions

--

Development Name

Kingsdale Mixed-Use

Proposed Tenants (if available)

--

Description of Development

Redevelopment of the defunct Macy's 6.23 Ac. site with Senior Housing, Market Rate Apartments, Structured Parking and Ground
Floor Restaurant

Site Area (in SF)

271223

Total Development Size (in SF)

665000

# of Stories

7

Building Height (from grade)

80

# of Parking Spaces

710

Total Development Coverage (in %)

90

Application Type

Preliminary

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

This is part of the Kingsdale Study Area and follows the PMUD standards as provided in the UDO.   The build-to zone along
Tremont is subject to a divergence due to the angle of Tremont and the proposed building arrangement respecting the N-S
orthogonal grid of Kingsdale Center. Also, the Floor Area Ratio has been exceeded with the introduction of the parking structure
under 'buildable floor area'.  The buildings are less than the max. height allowed in this area and the parking is under the 'maximum'
as established in the UDO.

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

This development will provide modern, high quality lifestyle alternative for the aging population to age in place from empty-nester
through the assisted living while also appealing to young professionals and those in their middle ages looking for a maintenance
free housing option.  This development will add connectivity to the surrounding neighborhood with the Ridgecliff Extension and
promote walking and cycling as part of the streetscapes. This is a much anticipated redevelopment of the vacant Macy's site which
will add activity to the overall Kingsdale Center and eliminate the expanse of asphalt parking in the heart of the study area.



Attachments (8)

Timeline

Briefly explain how potential impacts on the adjoining neighborhood will be mitigated.

This development utilizes two-story townhouses fronting onto Northwest Blvd. to respect the residential neighborhood to the east
whereas the Tremont frontage is 6 story which relates to the existing 5 story condo and 3 story mixed-use as well as the potential
multi-family redevelopment per the River Ridge Study.

What are the primary goals and objectives for this development.

To provide a high quality urban lifestyle choice to the residents of Upper Arlington who do not have school aged children but want to
reside in UA because it is a great place to live.
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Development Plan application & supporting materials
Sep 21, 2020

Engineering/Utility Plan
Sep 21, 2020

Landscape Plan
Sep 21, 2020

Building Elevations
Sep 21, 2020

Neighbor Notification Sheet
Sep 21, 2020

Development Narrative
Sep 21, 2020

2020-09-21 Kingsdale.pdf
Sep 21, 2020

Regional Context
Sep 21, 2020

Application Fees
Status: Paid September 21st 2020, 4:40 pm

Send Plans to COTA & UA Schools
Status: In Progress
Assignee: Chad Gibson

Application Complete & Scheduled for BZAP Review
Status: Pending

Board of Zoning & Planning Review
Status: Pending

BZAP Result
Status: Pending
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Letter of Intent: 

Continental Development, Inc. (Continental) is excited to present this redevelopment opportunity to 

Upper Arlington.  Continental has a vested interest in the success of this development and the Upper 

Arlington community.  This site has remained vacant for far too long and it is in everyone’s best interest 

to maximize the potential of this unique site in the heart of Upper Arlington.   

Given the current economy and the abundant retail square footage in the Kingsdale Study Area, 

Continental proposes high density housing that will provide a lifestyle choice to all ages but generally 

not appeal directly to the families with school‐aged children who live in the surrounding neighborhoods.  

The housing has been arranged in three buildings with a 6‐story Senior Housing in the northwest, a 

primarily large two‐bedroom unit mix in the 9‐story building in the southwest area and the 7‐story 

building in the center of the site which would have two amenity courtyards and a higher mixture of one 

bedroom units. Additionally, there are eight 2‐story townhouse units that front onto Northwest 

Boulevard and screen the two‐level parking behind it.  The various units provide for a lifestyle choice 

within the development. Whereas empty nesters and those wishing to remain in Upper Arlington for 

their latter years might choose the buildings on the western half of the site, young professionals and 

active adults may choose to live in the taller apartment building and townhouses.  While the Senior 

Housing will be constructed to allow for it to be 100% Assisted Living, the intention for the initial lease 

up would be to have a high percentage of Independent Living residents that can take advantage of the 

amenities and services provided in the ground floor and nearby retail.   

This residential development will complement the existing Kingsdale Center by adding life to the streets 

at all times of day and into the night.  Generally, the apartment residents will be more likely to get out of 

their unit and walk to the nearby shops and with the mixed ages, this will be at all times whether 

weekdays or weekends.  While the Senior Housing building will have a kitchen, bistro, pub room and 

other amenity spaces within its common areas, an additional 6,000 square foot restaurant has been 

positioned in the ground floor at the new intersection of Ridgecliff (extended) and Tremont.  With the 

additional density, we envision the demand for restaurants and other convenience retail will increase 

and this space will be successfully filled.  The Senior amenity spaces and the restaurant at the corner will 

have outdoor dining patios in the triangular shaped areas along Tremont to help activate the 

streetscape.  These triangular areas are a residual effect due to the angle of Tremont Road in relation to 

the North‐South orthogonal grid of the Kingsdale Center.  The Kingsdale study area calls for an 

integration of this grid in the arrangement of the streets and buildings.   

Two floors of Office space totaling 50,000 square feet are situated in the 9 story building located in the 

southwest parcel.  This building would be the tallest building at just over 105’ which exceeds the 

maximum building height of 96’ by about 10’.  This office space would likely take advantage of any open 

parking spaces within the garage structures as a certain percentage of apartment residents travel to off‐

site offices during the workday.  Likewise, the office will help activate the streets and surrounding retail 

during the lunch hours. 

This proposal maximizes the use of the site by placing the majority of the parking in a two, structured 

parking arrangements. The primary garage is comprised of two stories underneath the main Market 

Rate Apartment building on the east half of the parcel and the second parking structure is similar in that 

it is two levels office/apartment building in the southwest portion of the site.  The remaining surface 

parking is mostly parallel to add activity to the streetscape while also providing some convenient short‐

term parking for the ground floor restaurant under the senior housing.  Additionally, there are another 



  Kingsdale Mixed-Use 9.25.2020 
  Upper Arlington, Ohio 
  

  2 | P a g e  
 

+/‐15 head‐in parking spaces provided near the front door to the senior housing that are necessary for 

the day‐to‐day functions of visitors picking up a parent or simply dropping in for a short visit.  In addition 

to the new spaces being developed, Continental has worked out an agreement with Giant Eagle to 

utilize up to 150 of the parking spaces on the north end of their existing parking lot as overflow if 

needed. 

Street Connectivity has been improved to the surrounding properties by adding a new signal and 

aligning an entrance into the site with Ridgecliff and extending the North‐South internal drive from 

Kingsdale Center through to the Chase Bank Parking lot.  The existing signal on Northwest Boulevard will 

be relocated to the south to square up the corner and simplify this drive connection.  Each street/drive 

will include six foot sidewalks on either side with the exception of an 8’ wide walk on the south side of 

Ridgecliff that turns south and connects to the walk at Kingsdale near the MCL entrance.  Covered bike 

racks will be provided in the parking structures and an area has been provided to relocate the COGO 

bike rack from Zollinger and Northwest Blvd. to the new intersection at Tremont. 

 

 

Potential Divergences from Code: 

Build‐To Zone along Tremont: The PMUD standards call for a 0’ to 10’ (from R.O.W.) Build‐To zone 

along Tremont Road.  As mentioned in the narrative, the angle of the road vs. the orthogonal 

arrangement of the buildings does not allow for this frontage to be filled to the 45% requirement.  

However, the intent of addressing the public streets with buildings has been met and the fact that the 

buildings are 6‐Stories, the undulations will create nice urban spaces that will allow for some patio 

spaces at the street level adding people spaces to the frontage. 

Building Height: The PMUD standards call for a maximum building height of 96’ and the building in the 

southwest corner exceeds this by about 10’ with a total height of around 105’.   

Floor Area Ratio: The PMUD calls for a F.A.R. between .45 and .75.  With the proposed density and the 

structured parking, we are able to achieve a much higher ratio in the range of 2.6 (665,000 sf of 

developed floor vs. 271,223 sf of site) and this ratio is net of the floor area utilized for parking. 
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2463 East Main Street          Bexley, Ohio 43209          Phone (614) 239-6868          www.wenz-architecture.com

Northwest Boulevard - Upper Arlington OH
Continental  - Kingsdale Mixed Use

View from Northwest Boulevard  
East Elevation
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View from Market District Supermarket
South Elevation
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View from Chase Bank
North Elevation



2463 East Main Street          Bexley, Ohio 43209          Phone (614) 239-6868          www.wenz-architecture.com

Northwest Boulevard - Upper Arlington OH
Continental  - Kingsdale Mixed Use

View from Community Center
West Elevation

mwilhite
Image



2222 2222 182219

1010

20

16

20

22

6

26

277 Total Spaces

WATER 
SERVICE

2463 East Main Street          Bexley, Ohio 43209          Phone (614) 239-6868          www.wenz-architecture.com

Northwest Boulevard - Upper Arlington OH
Continental  - Kingsdale Mixed Use

FIRST FLOOR PLAN
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SECOND FLOOR PLAN
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Kingsdale 

6.23± Acre Property 
City of Columbus, Ohio 

Letter of Utility Availability and Impacts 
 
Advanced Civil Design has provided a utility investigation for approximately 6.23 acres of 
property located along the east side of Tremont Road and north of Zollinger Road in the 
City of Upper Arlington, Franklin County, Ohio.  The site address is 3180 Kingsdale Center.  
Our analysis has involved the feasibility of the construction of a new mixed use development 
that will include: 

 Approximately 438 Apartment Units 
 Approximately 104 Senior Living Units (52 independent & 52 assisted living units) 
 Approximately 6,000 SF of restaurant 
 Approximately 50,000 SF of office space 

 
The following is a brief understanding of the availability, location, and impact of the utility 
systems for this property. 
 
Sanitary Sewer 
The subject development has a sanitary sewer outlet located along the east side of the 
proposed development parcel where the City of Upper Arlington owns and maintains an 
existing 8” sanitary sewer.  The sewer line has sufficient depth to provide sewer service for 
the subject mixed-use development.   
 
Water Service 
The City of Upper Arlington owns and maintains and existing 12” water main located along 
the west side of Tremont Road.  The proposed project will tap into this 12” water main and 
extend private water service lines for domestic and fire protection into a privately metered 
water system.  The existing water main is a public main and ready for connection to provide 
the needed fire and domestic service to the proposed mixed-use development. 
 
Storm Sewer 
The subject tract generally drains from the west to the east.  The subject property will drain 
into an existing storm sewer owned and maintained by the City of Upper Arlington on 
Northwest Boulevard.  The proposed development will construct a private storm sewer 
system that will connect to this storm water system.  The project will adhere to both the City 
of Upper Arlington storm water regulations and the Ohio EPA NPDES permit for storm 
water runoff quantity and quality control.   
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Electric Service 
American Electric Power (AEP) has power facilities located along the east side of Tremont 
Road that have the capacity to provide the needed electric service to the proposed mixed-use 
development. All new electric service lines will be buried. 
 
Gas Service 
Columbia Gas has a gas main located along the east side of Northwest Boulevard that is 
available to provide needed service to the proposed development.  This gas main can be 
tapped to provide any needed gas service for the proposed mixed-use development. 
 
Telephone Service 
AT&T will be the telephone provider for the subject parcel.  AT&T has existing telephone 
facilities located along the east side of Tremont Road that have the capacity to provide the 
needed telephone service to the proposed mixed-use development.  The telephone facilities 
can be utilized for the proposed development. 
 
Cable Service 
Spectrum (formerly Time Warner Cable) has cable facilities in the area of this project 
improvement.  The cable service lines are available for utilization for the proposed 
development. 
 

 
_________________________________             September 25, 2020_______ 
Engineer No. 64513      Date 
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Existing Site Area: 271,223 sf

Building:     63,853 sf (23.5%)

Paved Area: 194,155 sf (71.6%)

Permeable Surface:   13,215* sf (4.9%)
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6612 Singletree Drive, Columbus, Ohio 43229 ▪ 614.656.2424 ▪ www.cmtran.com 

August 17, 2020 
 
Traffic Impact Study Memorandum of Understanding 
Re: Proposed Kingsdale Shopping Center Expansion TIS 
Between: The City of Upper Arlington and Carpenter Marty Transportation 
 
Carpenter Marty Transportation (CM) has been retained to complete a traffic impact study (TIS) for 
a proposed expansion of the Kingsdale Shopping Center in Upper Arlington, OH. The development is 
proposed to be mixed-use and include senior housing, multifamily housing, ground floor 
commercial, a community center and/or office, and a parking garage. The purpose of this 
Memorandum of Understanding (MOU) is to establish a mutually agreeable scope for a TIS of the 
proposed development. The proposed study scope, based on a conference call with the City of 
Upper Arlington, is below.   
 
Proposed TIS Scope 

• There are currently significant traffic volume changes caused by the COVID-19 pandemic.  
Therefore, traffic counts may need adjusted and/or alternative methods must be utilized to 
develop traffic volumes. CM is proposing to obtain AM Peak and PM Peak traffic volumes 
and perform analysis at the below listed intersections.  Some counts are available via online 
resources.  Others will be collected by CM and adjusted based on pre-COVID-19 count data 
obtained at the Fishinger Road/Tremont Road/Northwest Boulevard intersection. 

o Fishinger Road/Tremont Road/Northwest Boulevard (January 2020 data available 
via online resources) 

o Trentwood Road & Northwest Boulevard (to be collected by CM) 
o Tremont Road & Ridgecliff Road/Proposed Site Access (to be collected by CM) 
o Northwest Boulevard & Existing, Signalized Full Access to Kingsdale Shopping 

Center (to be collected by CM) 
o Tremont Road & Milden Road (to be collected by CM) 
o Tremont Road & Zollinger Road (to be collected by CM) 
o Northwest Boulevard & Zollinger Road (to be collected by CM) 

• Trip Generation – Generate trips for the proposed development using ITE Trip Generation 
standards and the OTISS program.  Trips will be assigned to the proposed site access points 
according to a distribution determined from counts, area knowledge/travel patterns, and 
engineering judgment.  ITE recommended pass-by and internal capture trip reductions will 
be applied.  Trip generation is not being provided at this time as the site plan and specific 
uses are still developing.  However, trip generation will be provided for preapproval prior 
to analysis being completed. 

• Volume Development - Develop Opening Year (2022) and Horizon Year (2032) traffic plates 
for Build and No Build, AM and PM Peaks based on the traffic distribution developed above 
and growth rates.  Growth rates will be obtained from MORPC or calculated using historic 
data to develop Background (No Build) traffic for the Opening and Horizon Years. Site traffic 
will be added to the Background traffic to develop Build traffic. 
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