
































































Conceptual Perspective
Gahanna Alzheimer Special Care Center
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STAFF COMMENTS 

  

Project Name:   Gahanna Alzheimer Special Care Center 
Project Address:   5195-5221 Morse Rd 

Planning and Development 

The applicant is requesting Final Development Plan, Variance, and Design Review approval for a new 66 
bed memory care facility.  The facility is located on 4 acres of property zoned Suburban Office (SO).  
Nursing and personal care facilities are a permitted use within the SO zone district.  Adjacent properties 
are developed with a mix of uses which includes office, multifamily, and vacant/undeveloped.   

The property is located within the North Triangle Concept Plan.  The Plan recommends a 150’ open 
space corridor measured from the centerline of Morse Road.  Permitted uses within the open space 
corridor includes landscaping and signage.  The applicant proposes a setback of approximately 100’.  
This is consistent with the adjacent office development to the west and is similar to other recent 
approvals in the surrounding area.   

The Plan also recommends that direct access to Morse Road be limited to intervals no less than 600’.  
The site has approximately 410’ of frontage with two access points proposed.  The western most access 
is shared with the adjacent office facility.   

It should be noted that the North Triangle Concept Plan is meant to guide decisions.  It does not 
mandate the above mentioned recommendations.  The Plan was adopted in 1997.  Since that time, the 
properties within the north triangle have developed significantly different than what was anticipated.  
Most notably, access roads within this area did not develop as the Plan recommended.  For this reason, 
in part, staff has no objection to the applicant’s request for two access points on Morse Road.  The other 
factor to consider is the use of the properties to the east.  One property is owned by the applicant and 
the other is a several acres tract of undeveloped land.  The location of the proposed access points does 
not appear to cause any traffic related issues.  Additionally, the proposed use, memory care, does not 
generate a significant amount of traffic.  It is estimated that a 66 bed facility would generate 
approximately 281 trips per day. 
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FDP 

A Final Development Plan (FDP) should encourage orderly development and be designed in a manner 
that is keeping with the overall character of the community.  The corridor in which the request is located 
has experienced a substantial amount of development in the past decade.  The corridor is developed 
with a mix of office, multifamily residential, and senior living facilities.  The proposed use is permitted by 
the zoning and is configured in a manner that is reminiscent of other developments in the area. 

Four factors to consider when evaluating an FDP include the following: 

1. The proposed development meets the applicable development standards for the zoning code. 

Staff is of the opinion that the request meets the development standards of the zoning code with 
the exception of the variance requests.  All other standards have been met. 

2. The proposed development is in accord with appropriate plans for the area. 

The development is located within the boundaries of the North Triangle Concept Plan.  The 
request varies from some of the recommendations of the Plan in that a 100’ open space corridor 
has been provided along Morse Road and access is proposed at intervals less than 600’.  It should 
be noted that the Plan dates back to 1997.  Since that time the area has developed in ways 
inconsistent with the recommendations of the Plan.  Staff recommends approval of the request 
as submitted as it meets the intent of the Plan’s recommendations. 

3. The proposed development would not have an undesirable effect on the surrounding area. 

The North Triangle Concept 
Plan proposed a network of 
internal roads that would 
have minimized the need for 
individual access points, 
however, properties did not 
develop as anticipated. 
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It is staff’s opinion that the request would not have an undesirable effect on the surrounding 
area.  The request, if approved, will create new jobs, investment in the area, and is a use which is 
underrepresented in the community.  Studies have shown that central Ohio needs additional 
senior housing, assisted living, and similar facilities in the region.  The region’s population is 
projected to grow by 500,000 people over the next 35 years with the most growth occurring in 
the 65 or older category. 

4. The proposed development would be in keeping with the existing land use character and 
physical development potential of the area. 

The development is of a similar size, scale, and appearance as other recent developments in the 
area.  Because of the nature of the use and height of the building, it will be less intense and 
create less of an impact than other uses in the area. 

Variance 

A variance to the setback requirement to residential zoned property has been requested.  The property 
to the south is developed with multifamily residential, the property to the east is zoned multifamily but 
not developed.  Additionally, the property to the east is also owned by the applicant.  A setback of ???’ 
is proposed along the southern property line.  The existing multifamily units are approximately 20’ from 
the property.  Creating a structure to structure setback of ???’.  A setback of ???’ is provided along the 
eastern property line. 

Conditions for approval of a variance include the following: 

1. There are special circumstances or conditions applying to the land, building, or use. 

Staff believes that a special circumstance exists as the eastern property is zoned residential, 
however, it is owned by the applicant and too narrow to be developed.  If the property were not 
designated residential on the zoning map then a 10’ setback would be required.  The reduced 
setback along the rear property appears justified as the open space corridor along Morse Road 
makes a significant portion of the property unusable.  The proposed use is low intensity and 
similar in nature to multifamily, thus eliminating any possible compatibility issues caused by the 
reduced setback. 

2. Granting the variance is necessary for the preservation and enjoyment of property rights. 

Granting the requested variance will allow for the site to develop at an intensity appropriate for 
the area.  The project could build a two story building, however, this would cause an unsafe 
condition for the residents of the facility.  Additionally, the extra building height could create 
more of a visual impact to neighbors and the drive sequence along Morse Road. 
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3. Granting the application will not adversely affect the health, safety, and welfare of the 
neighborhood. 

The variances, if granted, would not create an unsafe condition.  Approving the request would in 
fact avoid creating potential safety issues for future residents of the facility by allowing the 
facility to remain at a single story. 

Design Review 

The primary purpose of design review is to create a design environment that enhances the community 
through architecture and exterior appearance.  Local concerns, economic feasibility and the existing 
design environment should be a part of the evaluation and approval process. 

Applications for design review shall meet the following criteria: 

1. Stylistically compatible with other new, renovated, and existing structures in the district in order 
to maintain design continuity. 

2. Contribute to the improvement and upgrading of the architectural and design character of the 
District. 

3. Contribute to the continuing economic and community vitality of the District. 

4. Maintain, protect and enhance the physical surroundings of the District. 

In keeping with the residential feel of the surrounding area, the applicant proposes to use brick accents 
and neutral siding (see images below).  Design Review District 3, where the site is located, promotes the 
use of brick as a way of adding visual interest. 

Rendering 

 



                                         

 
“HERB CAPITAL OF OHIO” 

200 SOUTH HAMILTON ROAD, GAHANNA, OH 43230 
614-342-4000 PHONE  614-342-4100 FAX  WWW.GAHANNA.GOV 

Brick Accents (Belcrest 550)       

        

Siding                                                                                  Trim 

 

Aerial Map 
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Zoning Map 

Future Land Use Map 

Respectfully Submitted By:  
Michael Blackford, AICP 
Deputy Director, Planning and Development 
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STAFF COMMENTS 

  

Project Name: Gahanna Alzheimer Special Care Center 
Project Address:  5195-5221 Morse Rd 

Exterior finishes for this one story building include brick, siding, and architectural 
shingles in a natural color palette.  There are a few existing trees scheduled to be 
preserved.  The landscape plan is robust and will provide a beautiful aesthetic for the 
residents.  Site lighting will provide a residential feel to the property.  A photometrics 
plan and cut sheets for the fixtures have been provided. 

The location of the proposed monument sign has be illustrated just inside the proposed 
ROW along Morse Road.  I would like to see this moved 15’ south, as it could become a 
sight hindrance when the ROW is relocated. 

 

 

 

 

 

 

 

 

 

Respectfully Submitted By:  

 
BONNIE GARD 
Planning & Zoning Administrator 
Department of Planning & Development 
Division of  Building & Zoning 
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STAFF COMMENTS (Revised 20151102) 

  

Project Name: Gahanna Alzheimer Special Care Center 
Project Address:  5195-5221 Morse Rd 

General Comments 

 A formal final engineering plan review will be performed following approval of the Final 
Development Plan.   
 

Site Access 

 Information provided by the developer shows that the development will not generate 
more than 100 vehicle trips in the peak hour, or more than 1,000 total trips in a 24 hour 
period, thus will not require a Traffic Impact Study. 

 A right turn lane warrant analysis shall be performed for the existing shared use 
entrance. 

 The proposed site plans shall be coordinated with the Morse Road improvements 
currently under construction. 

 The dedication of the additional right-of-way shall be dedicated to the City of Gahanna 
as part of the Final Engineering Plan review process.  

 

Sanitary Sewer 

 There is an existing 8 inch sanitary sewer manhole located near the southwest corner of 
the site that can be accessed to provide sanitary sewer service for the development. 
 

Water Service 

 There is an existing 8 inch water line located in an easement running along the south 
side of the site. This line can be tapped to provide service to the development for both 
domestic and fire suppression. 

 Check with Jefferson Township Fire Department to verify that the existing hydrant 
located just west of the site and the Columbus hydrants along Morse Road provide 
adequate fire protection. 

 

Stormwater Management 

 It appears storm water detention and water quality requirements will be addressed with 
parking lot detention and a water quality (WQ) unit.   Detention and water quality 
treatment design to be per City of Gahanna standards, Codified Ordinances Chapter 
1193. 
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 We recommend that consideration be given to incorporating green infrastructure best 
management practices (BMP’s) for detention and water quality measures. 

 Erosion Control design and Post Construction Runoff Control to be per City of Gahanna 
(Chapter 1195) and Franklin Soil and Water Conservation District requirements. 

 

 

 

 

 

 

 

 

 

Respectfully Submitted By: Robert S. Priestas 
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STAFF COMMENTS 

  

Project Name: Gahanna Alzheimer Special Care Center 

Project Address:  5195-5221 Morse Rd 

1.  Minimum 26’ wide access road (east entrance) 

2.  Minimum 26’ wide access road in front of building 

3.  West access road heavy duty pavement starting at road  

4.  FDC sign (with arrow) posted on West side of property indicating location of FDC 

5.  Addition fire hydrant required to achieve fire flow (see fire code official for location) 

6.  Turing performance analysis for ladder truck (Northwest corner of parking lot) 

 Specs of Ladder Truck 

 Curb to Curb  39’ 8” 

 Wall to Wall  47’ 4” 

 Inside Turn   24’ 1” 

  

 

Respectfully Submitted By:  

 

Chad Mast 

Fire Prevention Bureau  

Jefferson Township Fire 

614-588-5880 
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