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6.   APPLICATION:  Grove City MOB (HPLEX) | Development Plan Amendment 

 
Project Number: 201805020016 
 
Location: East of North Meadows Drive, just south of the Mount Carmel Grove City 

Hospital (040-015730) 
 
Zoning: M-1 (Medical) 
 
Proposal: A development plan amendment to expand the parking lot, relocate the 

oxygen tank, and reconfigure the detention pond. 
 
Applicant: Jeff Bellinski, HPLEX Solutions c/o Grove City MOB, LLC, 65 Hidden 

Ravines Drive, Suite 100, Powell, OH 43065 
 
Relevant Code Section(s): 
 

 1135.12 Zoning Districts and Regulations — Non-residential District Requirements 
 
Project Summary 
 
The applicant is proposing a 
development plan amendment to 
expand the parking lot, relocate the 
oxygen tank, and reconfigure the 
detention pond for the Hplex 
medical office building currently 
under construction on the east side 
of North Meadows Drive, on the 
Mount Carmel Grove City site just 
south of the hospital site and 
relocated Grant Run (parcel 040-
015730). The original development 
plan for the medical office building 
was approved in May 2017 and no 
changes to the building are 
proposed with this application. The 
proposed parking lot expansion 
would infringe onto the Mount 
Carmel property to the southeast, 
therefore the applicant has requested a lot split to reconfigure property boundaries to ensure that 
the proposed improvements will be contained on the Hplex medical office building property.  
 
Site Plan 
 
The 3.4-acre site was originally proposed to be accessed from one (1), 30-foot curb cut off the 
24-foot private shared access drive, which was previously stubbed after the entrance to the Hplex 
development. The plans have been amended to fully extend the shared access drive to the 
southeast to connect from North Meadows Drive to Mount Carmel Lane. A second, 24-foot curb 
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cut from this access drive has been proposed to the site, now giving the site two (2) access 
points.  
 
The proposed parking lot expansion will be in the southeast portion of the site with all drive aisles 
through the parking lot being 24 feet in width, matching the width of drives approved with the 
original development plan. The parking lot expansion will be six (6) feet from the side/south 
property line, which is below the required 10-foot minimum side setback. Staff is supportive of 
granting a deviation to this setback as it will maintain the existing approved parking setback from 
this side property line, which was created when the lot was split after the original development 
plan had been approved.  
 

 
 
Stormwater 
 
The stormwater pond to the southeast of the site is proposed to be reconfigured to accommodate 
the proposed parking lot expansion. The pond will remain in the same general location as was 
previously approved, but will be reshaped and smaller than the previous pond. Staff has concerns 
about the design of the stormwater basin which is to serve as a regional basin for development in 
the area. Due to the impacts of the size of this basin with the layout of the site, the City engineer 
has provided technical comments to ensure the site is engineered to the City’s Stormwater 
Manual and complements the overall aesthetics of the area. A number of specific design 
deficiencies have been noted and will need to be addressed prior to approval of construction 
plans related to the proposed development and the normal pool elevation of the pond and the 
setback between property lines and normal pool elevations.  
 
A number of additional concerns remain related to stormwater management and proposed 
grading on the site, including the need to install a fence or decorative guard rail between the 
future parking lot and the pond, which will be needed at the time the future parking is constructed. 
A fence should also be installed along the bike path to separate pedestrians from the slope 
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associated with the conservation easement and stream to the northeast. Additionally, a six (6) 
foot deep ditch is proposed along the shared access drive that is recommended to be enclosed 
for improved safety and to facilitate future connection(s) of offsite drainage into the regional basin.  
 
Parking 
 
A total of 57 new parking spaces are proposed with the parking lot expansion, with an additional 
51 spaces shown as “future parking.” The original development plan for this medical office 
building granted a deviation to reduce the number of required parking spaces on the site from 335 
to 249. Including the proposed future parking, a total of 353 parking spaces will be provided on 
the site, bringing the development into conformance with parking requirements for the M-1 
district. The original development plan also granted a deviation to reduce the minimum parking 
space size from 180 square feet to 162 square feet. The proposed parking lot expansion will 
comply with the reduced square footage previously granted for this development. 
 
Landscaping 
 
Landscaping is proposed around the perimeter of the proposed parking lot expansion with 
additional landscaping around the stormwater pond and relocated oxygen tank enclosure. 
Landscaping around the site’s perimeter include two (2) October Glory Red Maple trees, two (2) 
Celebration Maple trees, seven (7) Green Vase Zelkova trees, 18 Sea Green Juniper shrubs, and 
28 Compact Burning Bush shrubs. Each new parking island will be landscaped with one (1) tree, 
either an October Glory Red Maple or a Skyline Honeylocust. Additional landscaping around the 
building includes four (4) Columnar English Oak trees and Myrtle planted along the southern side 
of the building; this landscaping is to replace the landscaping previously in this area to screen the 
original location for the oxygen tank enclosure.  
 
Landscaping is proposed around the reconfigured stormwater pond between the parking lot and 
Mount Carmel Lane; however due to the pond’s prominence along the roadway, additional 
decorative landscaping should be installed around the perimeter. The applicant should work with 
the Service Department to determine appropriate plantings and other design elements for the 
proposed reconfigured pond. Additionally, the area impacted by the proposed amendment should 
be grassed with sod in place of seed due to its prominence from Mount Carmel Lane. 

 
Enclosures 
 
The dumpster enclosure has been relocated further southeast on the site from where it was 
approved previously. It is proposed to have brick walls with metal coping along the top and have 
metal gates. Staff is not supportive of the metal gates and believes that the dumpster enclosure 
gates should have stained 100% opaque wood gates as was approved on the original 
development plan for the project. The dumpster enclosure is proposed to be landscaped with 16 
Mission Arborvitae shrubs around its three (3) walled sides. 
 
The oxygen tank was previously approved to be in the grassed area on the south side of the 
building. The proposed amendment relocates the enclosure to a pull-off off the proposed 24-foot 
private shared access drive connecting North Meadows Drive and Mount Carmel Lane, allowing 
vehicles to access the tank, while not blocking the access drive. The oxygen tank enclosure is 
proposed to also have brick walls with metal coping and metal gates. The applicant has indicated 
that having wood gates on the enclosure poses a safety hazard. Because the metal gates 
address a safety issue for the oxygen tank enclosure, staff is supportive of utilizing the metal 
gates for this enclosure; however, the gates shall be a color that matches the metal coping 
utilized on the approved building.  
 
Additionally, the oxygen tank enclosure is proposed to have supplemental landscaping (10 
Mission Arborvitae shrubs) on two (2) of the sides, with no screening on the rear/north side, 
adjacent to the parking lot drive aisle. Staff is not supportive of having no screening on the 
rear/north side and believes that it should be landscaped as the other two sides have been. This 
will likely result in shifting the adjacent drive aisle and potentially reducing the number of parking 
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spaces on the site to accommodate this shift; however, staff believes that the installation of 
landscaping along the enclosure justifies these modifications. 
 
Lighting 
 
The submitted photometric plan shows adequate lighting levels (0.5 footcandle minimum) in all 
vehicular and pedestrian areas, including along the private shared access drive. Downcast LED 
lighting fixtures, silver in color, have been proposed for the parking lot. These proposed lighting 
fixtures are in character with fixtures utilized on the adjacent Mount Carmel development and the 
lighting previously approved for this site. 
 
 
Recommendation 

 
After review and consideration, the Development Department recommends Planning Commission 
make a recommendation of approval to City Council for the Development Plan with the following 
deviation and stipulations: 
 
1. A deviation shall be granted to permit a reduced side parking lot setback of 6 feet along the 

south/side property line to maintain the previously approved parking setback from this 
property line. 

 
2. Supplemental landscaping shall be installed on all sides of the oxygen tank enclosure with 

minimum 36” plantings spaced a maximum of 5’ apart as per Section 1136.08. 
 

3. Areas impacted by this proposed amendment shall be grassed with sod in place of seed. 
 
4. Design deficiencies regarding the stormwater pond shall be addressed prior to approval of 

construction plans. 
 

5. The applicant shall work with the Development Department to determine appropriate 
plantings and other design elements for the proposed reconfigured pond. 

 
6. The dumpster enclosure gates shall be stained wood that is 100% opaque to match the 

enclosure details on the previously approved development plan for the site. 
 

7. The metal gates utilized on the oxygen tank enclosure shall be the same color as the metal 
coping utilized on the building’s exterior.  

 
 
 
 
 

 


