




 
October 28, 2015 
 
City of Gahanna / Planning Commission  
200 S. Hamilton road 
Gahanna, OH 43230 
(614) 342 ‐ 4025 
 
RE: Application for Variance ‐ Request for Reduced Setback 
 
Planning Commission, 
 
On behalf of JEA Senior Living/Development, we are Requesting a Variance for a Reduction in Building Setback to the East 
and South of our proposed Alzheimer Special Care Center. Our Site is Zoned SO – Suburban Office, which is allowed for our 
use.  The existing adjacent parcels to the East and South of our Site is Zoned AR.   
 
The Parcel to the East is a narrow 16.5’ Strip of Land zoned AR, which JEA Senior Living/Development will own and not 
develop; leaving the strip as landscape/green space. The Required Building Setback form the AR Parcel to the East is 52’.  
We are proposing a Building Setback of 33.5’ (worst case scenario), with a reduction of 18.5’.  However, with the AR Parcel 
being left as Landscape/Open Space, this leaves an additional 16.5’ buffer, for a total buffer of 50’.  
 
The Parcels to the South are Zoned AR as well, and consist of a Multi‐family Neighborhood.  The Required Building Setback 
form the AR Parcel to the South is 76’.  We are proposing a Building Setback of 69.9’ (worst case scenario), with a reduction 
of 6.1’.  We are requesting this Reduction in Setback to accommodate the Proposed ROW Increase for the 
Improvement/Widening of Morse Road, which also pushes the 36’ Parking Setback forward. In addition, we have aligned 
our proposed parking and building similar to the Existing Building to the West to maintain a consistent and harmonious 
street frontage along Morse Road.  
 

A. There are special circumstances or conditions applying to the land, building or use referred to in the application. 
Do to the Separate Parcel to the East Zoned AR, at which JEA will own, our setbacks must be taken from the AR 
Property Line. This reduces the proposed buffer area by 16.5’; which will still remain buffer/green space. In order 
to accommodate the ROW Increase along Morse Road, we need a variance to reduce the required setback along 
the South Parcels to develop this project.   
 

B. The granting of the variance is necessary for the preservation and enjoyment of substantial property rights.  
In order to accommodate the ROW Increase along Morse Road, we need a variance to reduce the required setback 
along the South Parcels to develop this project.  With that said, we have made a substantial effort on our proposed 
Landscape Plan to provide ample screening for our neighbors to the South.  
 

C. The granting of the application will not materially affect adversely the health or safety of persons residing or 
working in the neighborhood of the proposed use and will not be materially detrimental to the public welfare or 
injurious to the property or improvements in such neighborhood.  
We feel the request for a variance to reduce setbacks to the East and South does not adversely impact the health 
or safety of the existing Surroundings.  The Approval of this Variance will create complimentarily street frontage 
and neighboring developments along Morse Road.    

 
We look forward to meeting you and discussing our proposed Alzheimer Special Care Center with you.  
 
Thank you, 
 
Rachel Rudiger 
Land Use & Design Manager 
JEA Senior Living / Development  
360‐977‐0175 



 
 

September 10, 2015 

 
From: 
 
Colliers International 

Abram M. Schwarz  

Senior Associate 

200 Public Square | Suite 1200 

Cleveland, OH 44114 | United States 

Direct +1 216 239 5072 | Main +1 216 239 5060 

 
RE: JEA ‐ Gahanna, OH – Contiguous Adjacent Property Owners 
 
On September 10th, 2015 Colliers International provided JEA will all Contiguous Property Owners adjacent to and 
across the street from our Proposed Alzheimer Special Care Center Parcel.  Below, please find a list of the Parcel 
IDs, Property Owners, and addresses.  Also included is 2 sets of mailing labels to use as needed.  
 
 

Parcel ID  Name  Address 

025-011233-00 Pizzuti/Stonybrook Medical Center 
LLC 2 Miranova Pl, Suite 800, Columbus, OH 43215 

025-011219-00 Morgan, Monica Morgan 6945 Walnut St., New Albany, OH 43054 

010-282320-00 Kolik, Jan R  3661 Fish Hawk Landing, Columbus, Ohio 43230 

010-274689-00 LC Preserve Crossing LLC  230 West St., Suite 200, Columbus, Ohio 43215 

025-013467-00 Baker, Susan M  1351 Amberlea Dr. W, Columbus, Ohio 43230 

025-013400-00 Jackson, Elizabeth S  1341 Amberlea Dr., Columbus, Ohio 43230 

025-013607-00 Householder, Vicky L and Kenneth L 1318 Amberlea Dr., Columbus, Ohio 43230 
 

 
 

 
 
 
 
Thank you, 
 
Rachel Rudiger 
Land Use & Design Manager 
JEA Senior Living 
360‐977‐0175 







                                         

 
“HERB CAPITAL OF OHIO” 

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

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. 



                                         

 
“HERB CAPITAL OF OHIO” 

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

 

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 
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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 

The applicant seeks approval for two variances for the project: one to vary the side yard 
setback requirement, and the other to vary the rear yard setback requirement.   

(c)   Development Standards.  In addition to the provisions of Chapter 1167, General 
Development Standards, Additional Use, Height and Area Regulations, the following standards 
for arrangement and development of land and buildings are required in the Suburban Office and 
Institutional District. 
      (1)   Intensity of use.  No minimum lot width is required, however, all lots shall abut a street 
and have adequate width to provide the yard space required by these development standards. 
      (2)   Side yard.  A side yard of ten feet shall be required.  However, lots adjacent to a 
residential zoning district shall have a side yard setback of not less than one-fourth of the sum of 
the height and depth of the building, but in no case shall be less than fifteen feet and such yard 
shall be landscaped.  Parking space, drives or service area shall be in addition to such yard 
requirements. 
      (3)   Rear yard.  A rear yard of ten feet shall be required.  However, lots adjacent to a 
residential zoning district shall have a rear yard setback of not less than one-fourth of the sum of 
the height and width of the building, except when adjacent to a dedicated alley having not less 
than twenty feet of right of way. 
         A use to be serviced from the rear shall have a service court, alleyway or combination 
thereof not less than forty feet wide, and shall be enclosed by a solid wall or fence except when 
adjacent to a dedicated alley.  If a structure or a series of structures contains more than one 
facility, the service court, alleyway or combination thereof shall be not less than sixty feet wide. 
 

The site abuts a 16.5’ strip of land on the east that is zoned AR, and served as the construction 
entrance for the Amberlea condos many years ago.  It has since returned to natural vegetation.  
The applicant has explained very well the request for the variance and the specific number of 
feet requested to be reduced.  The request for the variance on the south side is explained in her 
statement as well.  Due to the nature of the use of the property, granting these variances will 
have no adverse impact on the neighboring properties. 

1131.04  PUBLIC HEARING. 
   At such hearing the applicant shall present a statement and adequate evidence, in such form as 
the Planning Commission may require and the Planning Commission shall not grant a variance 
unless it finds that all of the following conditions apply to the case in question: 

http://whdrane.conwaygreene.com/NXT/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=%7bgahanna%7d$jumplink_q=%5bfield%20folio-destination-name:'Ch.%201167'%5d$jumplink_md=target-id=0-0-0-2865


                                         

 
“HERB CAPITAL OF OHIO” 

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

   (a)    There are special circumstances or conditions applying to the land, building or use 
referred to in the application. 
   (b)    The granting of the variance is necessary for the preservation and enjoyment of 
substantial property rights. 
   (c)    The granting of the application will not materially affect adversely the health or safety of 
persons residing or working in the neighborhood of the proposed use and will not be materially 
detrimental to the public welfare or injurious to property or improvements in such 
neighborhood.    
 

 

 

 

 

 

 

 

Respectfully Submitted By: 

  
BONNIE GARD 
Planning & Zoning Administrator 
Department of Planning & Development 
Division of  Building & Zoning 
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