






















LIMITATION TEXT

ADDRESS: 0 Ridenour Road
PARCEL: 025-013236
SIZE: +/- 4.19 acres
CURRENT: L-SO
PROPOSED: L-MFRD
OWNER: Christian Meeting Room, Inc.
APPLICANT: National Church Residences, c/o George Tabit
ATTORNEY: David Hodge, Underhill & Hodge, LLC
DATE: October 30, 2018

This statement is provided in accordance with the provisions of Gahanna City Code Section
1152.02 Limited Overlay District. The purpose of this use limitation is to protect the compatibility
of land uses with the neighborhood.

Only the following use is permitted: Those uses provided by SIC 805, Nursing and
personal care facilities.  The use is a senior congregate care living facility with health care provided
to residents at variant levels depending upon individual resident need. Health care uses to be
provided include:

24-hour response
Homemaking service
Service coordination
Personal care
Hospice
Adult day services
Meals and dining
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                  October 29, 2018 
 
Christopher Fleming, PE, LEED AP 
Civil Engineer / Associate 
Korda Engineering 
1650 Watermark Drive   
Columbus, Ohio 43215           
 
Re:  Gahanna Senior Living Project 
  Certified Trip Generation Letter 
 
Dear Mr. Fleming, 

E.P. Ferris & Associates has prepared a trip generation analysis for the Senior Housing project  located in 
Gahanna, Ohio.  The  development will  consist  of  81  attached  units  in  a  four  story  single  structure.  The 
development will be designed for and marketed to seniors. 

Site generated trip ends were forecast using the methodology in Trip Generation, 10th Edition as published 
by the Institute of Transportation Engineers (ITE). The site was modeled as ITE Land Use 252, Senior Adult 
Housing‐Attached,  consisting of  attached  independent  living  units. AM and PM peak hour  volumes and 
daily  volumes were  estimated  using  the  fitted  curve  equations  provided  for  the  land  use.  As  shown  in 
Table 1 below,  the proposed development  is  expected  to  generate 16 external  trips  in  the AM peak  (6 
entering and 10 exiting) and 22 external trips in the PM peak (12 entering and 10 exiting). Daily volumes 
will total 300 trips (150 entering and 150 exiting). 

Table 1 – Trip Generation 

Land Use 
Independent 
Variable 

ITE 
Code 

Time Period  ITE Formula 
Trips 

Entering 
Trips 
Exiting 

Total 
Trips 

Senior Adult 
Housing‐Attached 

81 
dwelling units 

252 
AM Peak Hour of 
Adjacent Street 

Traffic 
T = 0.20(X) – 0.18  6  10  16 

Senior Adult 
Housing‐Attached 

81 
dwelling units 

252 
PM Peak Hour of 
Adjacent Street 

Traffic 
T = 0.24(X) + 2.26  12  10  22 

Senior Adult 
Housing‐Attached 

81 
dwelling units 

252  Weekday  T = 4.02(X) – 25.37  150  150  300 

 
These total trips fall below the 100 trips/peak hour and 1000 trips/day thresholds. Observations at other 
senior communities have shown that trips usually occur off‐peak, so the projected volumes will have 
minimal impact on the adjacent roadways. 
 

   Very truly yours, 
                         E. P. FERRIS & ASSOCIATES, INC. 
 
 
 
                       
 

   Heather Mackling, PE, PTOE 
                            Traffic Engineer  
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David Hodge
8000 Walton Parkway, Suite 260
New Albany, Ohio 43054

P: 614.335.9320
F: 614.335.9329
david@uhlawfirm.com

October 30, 2018

VIA E-MAIL TO:
michael.blackford@gahanna.gov

Mr. Michael Blackford
City of Gahanna
Deputy Director
Planning & Development Department
200 S. Hamilton Rd.
Gahanna, OH 43230

Re: National Church Residences
Olde Ridenour Rezoning

Dear Michael:

Below are the disposition of comments for the National Church Residences Olde
Ridenour Road Rezoning Application.  Applicant comments are provided in bold.  Every
comment that is not applicable to the Rezoning Application is excluded from this response.

COMMENT:

Any development that may generate more than 100 vehicle trips in the peak hour, or more
than 1,000 total trips in a 24 hour period, will require that a Traffic Impact Study be
completed and submitted to our office for review. If the project is not expected to meet and
exceed that threshold a, letter must be submitted by a registered professional engineer
certifying the site trip generation.

Engineer certification letter attached – trip generation does not warrant Traffic Impact
Study.



COMMENT:

The limitation text only cites 8059 when the zoning code sites 805. You may want to consider
revising it to 805 as it would permit skilled and intermediate care facilities in addition to
nursing and personal care facilities not elsewhere classified.

Revised text attached to clarify use of the property, to provide additional specificity
and clarity.

COMMENT:

The way the overlay text is written it could be interpreted to include traditional multifamily
uses with nursing and personal care facilities or just nursing and personal care facilities. I
believe the intent is to limit the use of the property to only nursing and personal care
facilities. If that is the case, the text may need to be revised to more clearly state the
permitted use.

Revised text attached to clarify use of the property, to provide additional specificity
and clarity.

COMMENT:

Please be aware that a rezoning sign is required to be posted on the property a minimum of
two weeks prior to the planning commission meeting. Please refer to CH 1133 for details
regarding the sign.

Understood, sign will be made and installed upon confirmation of meeting date.

Please let me know if any additional information is required, we will see that you get
it as soon as possible.

Very truly yours,

David Hodge



 

200 S. Hamilton Rd.  Gahanna, Ohio 43230  
614.342.4010 (Phone)  614.342.4100 (Fax) 

 
November 2, 2018 
 
National Church 
2335 North Bank Dr 
Columbus, OH 43220-5499 
 
RE:   Project 0 Ridenour National Church Residences 
 0 Ridenour  
  
Dear National Church: 
 
The following comments were generated from the review of the submitted plans and documents for the 
referenced project.   
 

Public Safety 

 
1. The Division of Police would reflect any concerns or comments that the Division of Fire would have.   

 
 

Parks 

 
2. No Comment Per Julie Hussey 

 
 

Public Service & Engineering 

 
3. Zoning/Rezoning Application 

1. Any development that may generate more than 100 vehicle trips in the peak hour, or more than 
1,000 total trips in a 24 hour period, will require that a Traffic Impact Study be completed and 
submitted to our office for review.  If the project is not expected to meet and exceed that threshold a, 
letter must be submitted by a registered professional engineer certifying the site trip generation. 
2. All proposed access points will be further analyzed during the final development plan process.  They 
must comply with the City of Gahanna Access Management Guidelines. 
3. Sanitary Sewer Service for the development will need to be coordinated with the Engineer’s Office 
as part of the Final Engineering Plan review process. 
4. Water service for the development will need to be coordinated with the Engineer’s Office as part of 
the Final Engineering Plan review process. 
5. Stormwater Management for the site will be required in accordance to City Codes 1193 and 1195.  
The details of those measures will be reviewed as part of the Final Engineering Plan review process. 

 
 

Fire District 
 

4. 1.The fire department access roadway shall be located within 150 feet of all portions of the building in 
accordance with Section 503.1.1 of the 2017 Ohio Fire Code. 
 
503.1.1 Buildings and facilities. Approved fire apparatus access roads shall be provided for every 
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November 2, 2018 

Re:  Project 0 Ridenour National Church Residences 

        0 Ridenour  

 

 

facility, building or portion of a building hereafter constructed or 
moved into or within the jurisdiction which are not readily accessible from a public and/or private 
street. The fire apparatus access road shall comply with the requirements 
of this paragraph and shall extend to within 150 feet (45 720 mm) of all portions of the facility and all 
portions of the exterior walls of the first story of the building as measured 
by an approved route around the exterior of the building or facility. 
 
Exceptions: 
 
1. The fire code official is authorized to increase the dimension of 150 feet (45 720 mm) where any of 
the following conditions occur: 
 
1.1. The building is equipped throughout with an approved automatic sprinkler system installed in 
accordance with paragraph (C)(3)(a)(i) (903.3.1.1), (C)(3)(a)(ii)(903.3.1.2) or 
(C)(3)(a)(iii)(903.3.1.3) of rule 1301:7-7-09 of the Administrative Code. 
 
1.2. Fire apparatus access roads cannot be installed because of location on property, 
topography, waterways, nonnegotiable grades or other similar conditions, and an 
approved alternative means of fire protection is provided. 
 
1.3. There are not more than two Group R-3 or Group U occupancies. 
 

 
 

Soil & Water Conservation District 

 
5. No Comment Received.  

 
 

Community Development 

 
6. Please be aware that a rezoning sign is required to be posted on the property a minimum of two weeks 

prior to the planning commission meeting.  Please refer to CH 1133 for details regarding the sign. 
 
 

Building 

 
7. No Comment Received.  

 
 
 
If you have any comments or questions, please contact me at kelly.wicker@gahanna.gov or (614) 342-4025. 
 
Sincerely, 
 
 
 
Kelly Wicker 
Administrative Assistant 
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PLANNING AND DEVELOPMENT STAFF REPORT 

Request Summary 
This is a request to rezone approximately 4.2 acres from Suburban 
Office and Institutional (SO) with an overlay to Multifamily Residential 
(MFRD) with an overlay.  The overlay proposes to restrict uses to only 
permit nursing and personal care facilities.  A companion request, a 
conditional use, has also been submitted.  The conditional use is 
requested in order to permit nursing and personal care facilities as the 
zoning code only allows the use through a conditional use permit. 

The rezoning and conditional use applications contain a preliminary site 
plan that depicts the general location and size of the facility.  The site 
plan shows a four story, 93 unit building with 116 parking spaces.   It 
should be noted that if the rezoning and conditional use are approved, 
that additional applications will be necessary.  Future applications will 
formalize, setbacks, landscaping, building materials, etc. 

The zoning code was amended in 2017 to move nursing and personal 
care facilities from SO to MFRD.  The reason being is that these uses 
have individuals living onsite 24 hours a day and that they function 
more similarly to apartments than an office.  The combined effects of the proposed overlay and 
conditional use would be to limit the use of the site to only permit nursing and personal care facilities. 

In 2016 the property was rezoned from Restricted Institutional District (RID) to SO with an overlay.  
Discussion at that time focused on the use of nursing and personal care facilities being the most likely 
development of the property.  The overlay did not permit certain uses but rather restricted uses.  
Although the intent of the rezoning was to permit a nursing and personal care facility, the overlay does 
not vest the property to this use since it wasn’t specifically referenced as allowable.  A rezoning is 
required in order to develop the property for the purposes of a nursing and personal care facility. 

Land Use Plans 
The property is not located within any area plans.  It is designated as Single Family Residential in the 
2002 Land Use Plan.  An objective of the residential land use is to promote developments that provide 
quiet and privacy in a safe and attractive manner.  Supporting principles include assuring adequate living 
space for all citizens, sustainable rate of residential growth, and maintaining the integrity of 
neighborhoods by locating inconsistent uses outside of a neighborhood rather than in the interior.   

Area Commission 
The request was discussed at the October 4th Area Commission meeting.  Attached to the report is 
feedback from the area commission meeting.  Please note that Area Commission feedback is non-
binding. 

 

 
PROJECT DETAILS 

REZONING: FROM SO W/AN 
OVERLAY TO MFRD W/AN 
OVERLAY 

PROPERTY SIZE: 4.2 ACRES 

STAFF RECOMMENDATION: 
THE USE IS CONSISTENT 
WITH PREVIOUS 
DISCUSSIONS REGARDING 
DEVELOPMENT OF THE SITE 
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TIF 
The subject property is located within the Johnstown Rd tax increment finance (TIF) district.  As such, 
the new incremental value of the development will be captured by the TIF.  These dollars may be used 
to fund infrastructure improvements in the TIF district.  Previously identified needs include construction 
and reconstruction of roads, utilities, stormwater, and parks.  A preliminary look at the project indicates 
the project will generate an annual TIF revenue of $197,000.  This figure is an approximation based on 
industry standards for construction costs based on the projected size of the facility.  This also assumes 
that the facility is not tax exempt. 
 
Rezoning 
Planning Commission shall consider the following elements, among other criteria, when deciding the 
proposed change: 
 

1. Consistency with the goals, policies and comprehensive land use plan of the City of Gahanna, 
including any corridor plans, or subarea plans. 

The property isn’t located within any subarea plans.  It is designated as single family residential 
on the 2002 land use plan.  The property was zoned SO in 2002 in the land use plan was created.  
It should be noted that the land use plan provides for recommendations, it does not mandate a 
specific use of property.   

2. Compatibility of the site’s physical, geological, hydrological, and other environmental features 
with the potential uses allowed in the proposed zoning district. 

3. Evidence the applicant cannot receive a reasonable return in investment through developing the 
property with one of the uses permitted under the current zoning. 

4. Availability of sites elsewhere in the City that are already zoned for the proposed use. 

Staff is not aware of similarly sized and undeveloped parcels that are zoned MFRD.  The 
requested use, nursing and personal care facility, is an activity that has been explored by several 
potential users within the city.  All of these users have had difficulty finding appropriately zoned 
property. 

5. The compatibility of all the potential uses allowed in the proposed zoning district with the 
surrounding uses and zoning in terms of land suitability, impacts on the environment, density, 
nature of use, traffic impacts, aesthetics, infrastructure, and potential influence in the value of 
existing abutting lands or approved developments. 

The overlay and conditional use would restrict uses to only nursing and personal care.  Having 
the end use identified and limited in the rezoning makes it easier to understand potential 
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impacts to surrounding properties.  The characteristics of nursing and personal care facilities, 
such as minimal noise and low traffic generation, make the use well suited for residential areas. 

6. The capacity of City infrastructure and services to accommodate the uses permitted in the 
requested district without compromising the “health, safety, and welfare” of its citizens. 

7. The apparent demand for the type of uses permitted in the requested zoning district in the City 
in relation to the amount of land in the City currently zoned to accommodate the demand. 

Through conversations with various developers, demand appears to be extremely high for this 
type and similar facilities.  

It is Planning and Development staff’s opinion that the request to rezone to MFRD with an overlay and a 
conditional use to only allow nursing and personal care facilities is an appropriate use of the property.  It 
is important to note that future applications such as a final development plan and design review 
application will be required.   These applications approve specific site details such as building height and 
size, landscaping, building materials, etc. 
 
Conditional Use 
MFRD zoning permits nursing and personal care facilities as a conditional use.  Therefore, in order to 
construct such a facility, a conditional use permit is required.   

Requests for a conditional use shall be approved if the following four conditions are met: 

1. The proposed use is a conditional use of the zoning district and the applicable development 
standards established in this zoning ordinance are met. 

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

3. The proposed development will not have undesirable effects on the surrounding area. 

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

It is staff’s opinion that the request meets the four conditions of approval and therefore recommends 
approval of the request.  
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Location/Zoning Map 

 

Street View 

 

Respectfully Submitted By:  
Michael Blackford, AICP 
Deputy Director 



Area 
Commission 

Feedback 
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