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STATEMENT OF HARDSHIP 
Applicant:     Bryden Management LLC 
      c/o Laura MacGregor Comek 
      501 S High St. 
      Columbus, Ohio 43215 
Address:    1551 Bryden Rd.  
Parcel Nos.:    010‐066912 
      010‐006620 
      010‐028305 
      010‐030262 
      010‐031734 
      010‐043330 
      010‐291119 
      010‐043797 
      010‐013807 
 
Zoning Districts:  I, Institutional, P1 Parking 
Date:      November 5, 2019 

 
  This Statement is provided in support of the Applicant’s request for a council variance to 
update  the  former  (circa  1990)  council  variance  (CV90‐1063, Ord.  2901‐90)  to  eliminate  the 
requirement for the apartment units to be restricted to senior living (ie., 55+ years of age). 
 
  The 1990  council variance permitted  the use of  the  former St. Ann’s hospital  for  the 
multi‐family  residential use and ancillary  commercial uses on  this parcel. The  former  council 
variance also included variances for the existing non‐conforming development standards. 
 
  At some point prior to 2014 when the current owner acquired the property (dated cannot 
be  verified  by  current  owner),  the  use/rental  of  the  apartments  as  senior  (55+)  had  been 
discontinued.  Since  then,  the  owner  has  operated  the  buildings  as multi‐family  residential, 
without the required senior component.   
 

While  the  current  council  variance  seeks only  to  legitimize  the existing use  as multi‐
family (already permitted as varied to CCC Section 3349.03), without requirement for 55+ senior 
housing,  and  to  allow  the  buildings/site  as  currently  constructed  at  55  feet.  City  staff  has 
indicated that this council variance will replace the initial 1990 CV (to be repealed), and as such 
full  list  of  variances  (previously  approved  and  now  removal  of  senior  requirement) must  be 
included here. 

 
Note  –  the  federal  restrictions  on  the  senior  55+  use  have  been  removed  through 

separate regulatory process with the Department of Housing and Urban Development (HUD). 
 
The following variances are hereby requested (renewed): 
 
3349.03 Use – to legitimize the current use of up to 165 units as multi‐family use without 

senior living restrictions. 
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3349.03 Use ‐ To permit commercial uses and storage use for on‐site units. Commercial 
uses limited to office uses unrelated to the apartment units and not otherwise permitted, storage 
area  as  principal  use  for  an  aggregate  area  of  25,000  sq.ft.  with  commercial  and  storage 
permitted  on  first  floor  only  and  being  specifically  a  barber  shop,  beauty  salon,  financial 
institution office or automatic teller machine, pharmacy, dry cleaner (depot only) storage space 
for hospital, medical clinic and office uses. 
 
  3371.01 (f)(1) and (2) Landscape buffer ‐ To eliminate landscape buffer between site lots, 
eliminate  required  landscaping  for  internal and external property  lines. Existing conditions  to 
remain, including fencing. 
 
  3371.02 To reduce building lines for internal lots to zero. 
 
  3371.02 (c)(2) Building Lines ‐ To allow 10‐foot building and parking setback for 226 feet 
of Rich Street frontage. To reduce front yard setbacks from 50 feet to 35 feet for Bryden Road 
frontage and reduced parking and building setback to 10 feet for the Kelton Avenue frontage. 
This variance also eliminates side and rear yard setbacks as between lots. 
   

3349.04 ‐ to eliminate the required 50‐foot rear yard requirement (existing conditions). 
 
  3349.04 ‐ to reduce the side yard requirements to reflect existing conditions from 20 feet 
to 10 feet along Bryden Road, zero (0) feet for the east setback (vacated alley) and Tiffin St. and 
to 20 feet along the Kelton Avenue frontages. 
 
  In additional to the variances (from those already provided in the 1990 council action) are 
requested  only  to  reconcile  current  code  requirements  to  the  existing  legal  non‐conforming 
building/site as developed: CCC 3349.04  (a)  to allow  the existing building height  to  remain at 
approximately 55 ft which exceeds the 35 ft height limit; (b) to increase lot coverage from 60% 
required by code to the approximate 80% that exists; (c) to reduce the front yard setbacks from 
50 ft to 37 ft for Bryden Road and 10 feet for Kelton Avenue, and to eliminate side and rear yard 
setbacks (all conditions as is). 
 
  The  prior  Council  Variance  approved  a  parking  space  variance  (now  in  CCC  Section 
3312.49) of 8  spaces  for  the main  site, with an aggregate not  less  than 137  from off premise 
parking  lots  (from 224  required  at  that  time).   Because  variances  run with  the  land, no new 
variance is needed. Rather, this application seeks to affirms the existing variance, now codified 
by CCC Section 3312.49. Currently there are 8 on site spaces and not less than 137 parking spaces 
aggregated  among  the  parcels  subject  of  this  request  (248  required  by  current  code  for 
residential units and up to 100 spaces for commercial). 
  
  There  is no  “actual”  change  to  the  look or  character of  the building or  the area. The 
variances on standards actually reflect conditions that exist throughout the area currently. The 
essential character of this area was (and remains) a mix of residential uses and densities. Adjacent 
properties are mostly zoned R3 Residential, plus this site’s adjacent areas zoned P1 and I, and all 
of which have historically defined this block/2‐3 block area of Bryden Road and Kelton Avenue. 
 
The request is in keeping with the general character of the area, has no effect on the delivery of 
governmental services. Seeing as how this request is a preservation of the status quo, there do 

ORD # 2751-2019; CV19-074; Page 3 of 10



not  appear  to  be  any  negative  effects  to  the  adjacent  neighbors  or  the  area  generally.  The 
request is small and concise – no new development is planned to occur with this request. 
 
 
  For these reasons, the Applicants respectfully request approval of these variances. 
 
 
          Respectfully submitted, 
                                                                                      
          ___/s/ Laura MacGregor Comek ___ 
          Laura MacGregor Comek, Esq. 
          501 S High Street 
          Columbus, Ohio 43215 
          Phone: 614.560.1488 
          Laura@comeklaw.com      
          Counsel for Owner/Applicant 
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SITE 

CV19-074 
1551 Bryden Rd. 

Approximately 2.56 acres 
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111 N. Front Street, 3rd Floor | Columbus OH 43215 | columbus.gov 

HISTORIC DISTRICT COMMISSION  

RECOMMENDATION 
 

HISTORIC RESOURCES COMMISSION 
 

This is a recommendation to the appropriate regulatory body as identified per City Code.  It is not a zoning clearance or a building permit.  This 

document does not relieve the applicant from the responsibility of filing for and obtaining any required zoning clearance  and/or building permit  

from the City of Columbus Department of Building & Zoning Services (645-6090 / 757 Carolyn Avenue) and following all other applicable codes and 

ordinances of the City of Columbus. 
 

PROPERTY ADDRESS:  1551 Bryden Road    Bryden Road Historic District  

APPLICANT'S NAME:  Bryden Management c/o Laura MacGregor Comek (Applicant)    Bryden Management(Owner) 
 

APPLICATION NO.:  HR-19-12-003  STAFF APPROVED: 12-12-2019  

         
The German Village Commission hereby certifies that the application for the above referenced property and a copy of this Recommendation are on file 

with the city's Historic Preservation Office.  The Commission has reviewed the application and taken the following action(s) in accordance with 

Columbus City Code 3116 & 3119. 

  

 Variance or Zoning Change Request     
 

  Rezoning  

  Parking Variance  

  Change of Use 

  Lot Split 

  Special permit  

  Setbacks 

  Other  

 

TYPE(S) OF ACTION(S) REQUESTED: 
 

Upon review of Application # HR-19-12-003, 1551 Bryden Road, Bryden Road Historic District, the Historic 

Resources Commission recommends approval of the proposed variances, as submitted: 

Request for Variance Recommendation 

1. 3349.03 Use – to legitimize the current use of up to 165 units as multi-family use without senior living restrictions. 

 

2. 3349.03 Use - To permit commercial uses and storage use for on-site units. Commercial uses limited to office uses 

unrelated to the apartment units and not otherwise permitted, storage area as principal use for an aggregate area of 

25,000 sq.ft. with commercial and storage permitted on first floor only and being specifically a barber shop, beauty 

salon, financial institution office or automatic teller machine, pharmacy, dry cleaner (depot only) storage space for 

hospital, medical clinic and office uses. 

 

3. 3371.01 (f)(1) and (2) Landscape buffer - To eliminate landscape buffer between site lots, eliminate required 

landscaping for internal and external property lines. Existing conditions to remain, including fencing. 

 

4. 3371.02 To reduce building lines for internal lots to zero. 

 

5. 3371.03 (c)(2) Building Lines - To allow 10-foot building and parking setback for 226 feet of Rich Street frontage. 

To reduce front yard setbacks from 50 feet to 35 feet for Bryden Road frontage and reduced parking and building  

setback to 10 feet for the Kelton Avenue frontage. This variance also eliminates side and rear yard setbacks as 

between lots. 

3349.04 - to eliminate the required 50-foot rear yard requirement (existing conditions). 
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6.  3349.04 - to reduce the side yard requirements to reflect existing conditions from 20 feet to 10 feet along Bryden 

Road, zero (0) feet for the east setback (vacated alley) and Tiffin St. and to 20 feet along the Kelton Avenue 

frontages. 

 

 7. In addition to the variances (from those already provided in the 1990 council action) are requested only to reconcile 

current code requirements to the existing legal non-conforming building/site as developed:  

 CCC 3349.04 (a) to allow the existing building height to remain at approximately 55 ft which exceeds the 35 ft 

height limit;  

 (b) to increase lot coverage from 60% required by code to the approximate 80% that exists;  

 (c) to reduce the front yard setbacks from 50 ft to 37 ft for Bryden Road and 10 feet for Kelton Avenue, and to 

eliminate side and rear yard setbacks (all conditions as is). 

 

8.The prior Council Variance approved a parking space variance (now in CCC Section 3312.49) of 8 spaces for the 

main site, with an aggregate not less than 137 from off premise parking lots (from 224 required at that time).  

Because variances run with the land, no new variance is needed. Rather, this application seeks to affirm the existing 

variance, now codified by  

 CCC Section 3312.49. Currently there are 8 on site spaces and not less than 137 parking spaces aggregated 

among the parcels subject of this request (248 required by current code for residential units and up to 100 spaces 

for commercial). 

 

RECOMMENDATION:   
 

   RECOMMEND APPROVAL    RECOMMEND DENIAL   NO ACTION TAKEN 
  

THIS RECOMMENDATION IS FOR CONSIDERATION BY THE DESIGNATED REGULATORY AUTHORITY 

FOR THE ACTION(S) REQUESTED AS INDICATED.   
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1

Dietrich, Timothy E.

From: Kathleen Bailey <kathleendbailey@hotmail.com>
Sent: Saturday, November 30, 2019 10:10 PM
To: Laura MacGregor Comek; Annie J
Cc: Dietrich, Timothy E.
Subject: Re: 1551 Bryden

Importance: High

Hello Laura ‐ 
 
Yes the Near East Area Commission (NEAC) voted to support removal of the seniors only restriction. There is 
normally an approval form we sign at the meeting, but I did not have one for you. The vote was unanimous. 
 

From: Laura MacGregor Comek <laura@comeklaw.com> 
Sent: Friday, November 29, 2019 11:11 AM 
To: Kathleen Bailey <kathleendbailey@hotmail.com>; Annie J <awd44@aol.com> 
Cc: Timothy E. Dietrich <TEDietrich@columbus.gov> 
Subject: Re: 1551 Bryden  
  
Good morning.  
 
Sorry to bug you, ... I thought you might be getting 1000 shopping emails like me, ... didn’t want mine to get 
missed. 
 
Just wondered if you can reply here to Tim, just to let him know if the NEAC approval. 
 
Thank you ! 
Regards, 
 
Laura MacGregor Comek, Esq.  
 
p. 614.560.1488 
laura@comeklaw.com 
 
 
 
 
 

On Nov 26, 2019, at 10:33 AM, Laura Comek <laura@comeklaw.com> wrote: 

Good morning Ms. Bailey and Ms. Womack.  
 
I apologize for the repeat emails. 
 
City staff needs the NEAC approval for 1551 Bryden. 
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