






































 

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

 
March 27, 2019 
 
National Church Residences  
2335 N Bank Dr 
Columbus, Oh 43220 
 
RE:   Project 0 Ridenour Rd 
  
  
Dear National Church Residences: 
 
The following comments were generated from the review of the submitted plans and documents for the 
referenced project.  For the next submittal, please provide a disposition of comments, revised plans, and/or 
other information as requested for further review. The disposition of comments needs to include both the 
original comment and the appropriate response. If desired, these comments can be emailed.  Re-submitted 
plans that do not include the disposition of comments document will not be reviewed and will be returned to 
you. 
 
Building 
 

1. The project will be required to comply with the 2017 Ohio Building Code.  Building plan review and 
permitting will be required for the project. 

 
 
Public Service & Engineering 
 

2. No Comment. 
 
 
Community Development 
 

3. After a preliminary review of the project, the requested variances seem appropriate.  Please see 
forthcoming staff report for additional comments regarding the variances. 

 
 
Public Safety 
 

4. N Comment Received.  
 
 
Soil & Water Conservation District 
 

5. No Comment Received.  
 
 
Fire District 
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        0 Ridenour Rd 

 
6. No Comment on the Variance Request 

 
 
 
 
If you have any comments or questions, please contact me at michael.blackford@gahanna.gov or (614) 342-
4029. 
 
Sincerely, 
 
 
 
Michael Blackford 
Deputy Director 
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PLANNING AND DEVELOPMENT STAFF REPORT 

Request Summary 
This is a request for final development plan (FDP), design review (DR), 
and variance approval to permit the development of a new nursing and 
personal care facility.  The project recently went through the rezoning 
and conditional use process to allow for the use.  Additionally, the 
applicants conducted a workshop with Planning Commission in January 
to discuss details of the development such as building height, access, 
architecture, and tree preservation.  The proposed development is 
substantially similar to what was previously shown during the 
workshop, rezoning and conditional use requests. 

The application proposes a three and four story building housing 92 
units of senior living.  The four story portion of the building is located 
closer to Olde Ridenour Rd while the three story portion is located to 
the west of the site, closer to single family residential.  The location of 
the building, parking, and topographic conditions has resulted in the 
need for variances.  These variances will be discussed later in the 
report. 

A rezoning to Multifamily Residential (MFRD) was approved on February 4, 2019.  The plan of 
development included in the rezoning application was substantially similar to this proposed plan.  
Details such as number of units, building location, building height, etc are identical or nearly identical to 
what was previously depicted.  MFRD permits nursing and personal care facilities with a conditional use.  
The conditional use has specific requirements for setbacks, buffering, lot coverage, and height.  Height is 
limited to 35 feet unless approved by Planning Commission.  Planning Commission may approve a 
building height over 35 feet if they deem it appropriate.  The proposal is for a building height of 58 feet. 

Final Development Plan 
Planning Commission shall approve an FDP application if the following four conditions are met: 

A. The proposed development meets the applicable development standards of this Zoning 
Ordinance. 

B. The proposed development is in accord with appropriate plans for the area. 
C. The proposed development would not have undesirable effects on the surrounding area. 
D. The proposed development would be in keeping with the existing land use character and 

physical development potential of the area. 
 
Design Review 
The property is zoned MFRD with an overlay and therefore subject to the standards of Design Review 
District 2 (DRD-2).  Relevant standards include the following: 

 

 
PROJECT DETAILS 

FDP, DR, VARIANCE: PERMIT 
4 STORY, 129 BED SENIOR 
LIVING FACILITY 

PROPERTY SIZE: 4.2 ACRES 

STAFF RECOMMENDATION: 
REQUEST CONSISTENT 
WITH RECENTLY APPROVED 
REZONING AND 
CONDITIONAL USE 
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• Parking – General layout of the parking area shall integrate a diverse use of vegetation and 
define patterns of vehicular and pedestrian traffic. 

• Lighting – Shall be metal halide. 
• Landscaping – Preserving and enhancing sensitive areas within the development will be a major 

consideration. 
• Landscaping – Open space and diverse arrangement of landscaping are issues that should be 

explored to maintain the rural residential character of the community. 
• Building Materials – The visual effect of the development should complement the surrounding 

structures.   
• Building Materials – Quality materials that will enhance the development should be used. 

 
Variance  
Five variances have been request to the zoning code which include the following: 

• Chapter 1149.02(e)(1) – Conditional use setbacks for building and parking. 
o The applicant is requesting a 0 foot setback for parking along the southern boundary 

adjacent to the rehabilitation facility.  The building will meet the setback requirement 
but not parking.  Allowing parking to encroach into this setback will allow for the site to 
maintain maximum separation from the single family residential area to the west. 

• Chapter 1163.06(a) – Lighting Standards 
o The code limits the intensity of lighting to an average intensity of ½ foot candle.  This 

standard has been difficult for projects to achieve.  The applicant’s photometric plan 
shows an average intensity of 1 foot candle. 

• Chapter 1167.15(b) – Building Lines Established 
o The applicant is requesting a variance to allow for a 15’ parking setback along Olde 

Ridenour Road.  The code requires a 25’ setback 
• Chapter 1167.20(b)(1) – Property Perimeter Requirements 

o The code requires a 15’ buffer between residential and office zoned properties.  The 
applicant is requesting a 0’ setback adjacent to the Suburban Office zoned property that 
is occupied by a rehabilitation facility.  Parking is proposed in this area in lieu of the 
buffer.  Staff doesn’t object to this variance as both uses (rehab and senior living) are 
substantially similar in scale and intensity.  Additionally, by granting the variance, this 
allows for a greater separation between the development of the site and the single 
family to the west. 

• Chapter 1197.09(b)(1)(A)(4) – Lighting 
o The code requires multifamily projects to provide metal halide lighting.  This 

requirement is unique to multifamily zoned properties.  The applicant is proposing LED 
lighting. 

 
Planning Commission shall not grant a variance unless it finds that all of the following conditions apply: 
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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. 

 
Staff is of the opinion that the request as proposed is meeting the intent of the zoning code.  The 
requested variances appear to be necessary either because of outdated code language (lighting) or to 
maximize development on the east portion of the site.  Allowing development to be concentrated 
towards the east of the site will allow for maximum separation of the project from adjacent single 
family.  It will also allow for a substantial amount of tree preservation. 
 
Location/Zoning Map 

 

Respectfully Submitted By:  
Michael Blackford, AICP 
Deputy Director 

Property 
rezoned to 
MFRD 
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