
13GroveCity2050

 

2 
LAND USE

Over the past two decades, Grove City has been among the fastest 
growing cities in the central Ohio region and is expected to continue 
to grow in this manner. This land use plan guides growth in a way that 
maintains and enhances the qualities residents treasure, while keeping the 
City fiscally strong.

GOAL

Deliberate use of land resources that strengthens the 
quality and character of development while balancing 
redevelopment and strategic expansion with open 
space preservation.

OBJECTIVES

1. Ensure future development reflects desired patterns and 
character

2. Place priority on developing under-utilized land and land 
adjacent to existing development served by infrastructure over 
undeveloped land on the City’s edge

3. Focus on the Town Center and gateways for revitalization efforts 
and development aesthetics

4. Ensure that residential development will exhibit strong 
neighborhood qualities including walkability, integrated open 
space (parks) and a variety of housing options

5. Expand parks and recreational opportunities throughout the City

6. Be a regional leader in sustainable development

7. Expand efforts to plan collaboratively with area jurisdictions and 
organizations

CHAPTER ORGANIZATION

Key Findings and Opportunities       14  

Development and Conservation 
Strategy       21

Future Land Use and Character         22  

Actions 32

The land use chapter’s objectives would 
positively impact all of the insight2050 
metrics.
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KEY FINDINGS AND OPPORTUNITIES

Growth is expected to occur differently than in 
the past.
In alignment with national trends, the central Ohio region 
will experience significant demographic changes in the 
coming decades. According to insight2050, nearly 80 
percent of the region’s growth in the last two decades 
(1990 to 2010) was among 35 to 64-year-olds. But, over the 
next two decades, this same group will account for only 31 
percent of growth, while 80 percent of future growth will 
be among Baby Boomers (over age 65) and young adults 
(those under age 35). Households with children will account 
for less than 20 percent of projected growth. 

Grove City’s population change has shown similar trends. 
While all age groups have increased in number since 2000, 
the two fastest-growing sectors have been the groups 
under age 35 and over age 55. The 55-64 year old group 
was  by far the fastest growing group (increasing by 116 
percent while the total population grew by 37 percent). 
An aging population has many implications for city policy 
including the type of housing available, transportation 
access and safety, healthcare facilities, retail, service and 
recreational needs.

The region is growing.
The central Ohio region, made up of Franklin County and the 
six adjacent counties: Delaware, Fairfield, Licking, Madison, 
Pickaway and Union, is the fastest growing region in the 
State of Ohio. This area has roughly 1.9 million people and 
grew by nearly 350,000 since the year 2000. According to 
the State of Ohio and MORPC, by the year 2050, central 
Ohio’s population is expected to be 25 percent greater than 
in 2010, adding more than 500,000 people for a regional 
population of 2.4 million and adding over 300,000 jobs. 
However, if the growth rate experienced between 2010 and 
2015 continues, the region’s growth could be closer to one 
million.

Preferences are Changing
The anticipated demographic shifts 
have implications for the kinds of places 
that people will prefer to live and work.  
The Baby Boomer generation fueled 
the growth of single family housing 
development in central Ohio over the 
past 20 years. As this group ages, it is 
anticipated that housing demand will 
shift. 

Recent studies by the National 
Association of Realtors, the 
Urban Land Institute and other 
organizations are pointing towards 
increasing preferences for walkable 
communities where daily needs 
are close to homes and jobs. Many 
communities in central Ohio are already 
seeing growing demand for homes on 
smaller lots and attached housing styles 
(existing and new development) as 
well as housing that supports a low-
maintenance lifestyle. 

As the Baby Boomer generation 
continues into retirement and 
is replaced by younger workers, 
businesses are also seeing these 
preferences. In response, many growing 
businesses are choosing to locate in 
environments that integrate places to 
live, work, play and access daily needs.

Source: MORPC
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Grove City is projected to grow.
Located adjacent to Columbus, access to regional 
transportation networks (Interstate highways and 
Rickenbacker Intermodal), ample development 
capacity and significant recent public and private 
investments, Grove City is strongly positioned to 
accommodate a significant share of the region’s 
growth. One benefit of central Ohio’s prosperity 
is that it affords Grove City the opportunity to be 
selective about where and how it grows.

Grove City has been among the fastest growing 
cities in central Ohio over the past 15 years. Since 
the year 2000, the City’s population has increased 
by approximately 12,000 people (based on the 2015 
Census estimate) and is projected to grow by at least 
another 10,500 people by 2050. 

MORPC’s population projections in the 2016-2040 
Metropolitan Transportation Plan provide an 
assumption about future growth in Grove City. That 
model projected population for 2025, 2040 and 
2050 using a 2015 estimate as a baseline. That 2015 
baseline is lower than the most recent estimate by 
the US Census, released later in 2015.

The blue dashed line in the chart below corresponds 
roughly to the projected population within the 
City’s current area, while the gray dashed line above 
represents the projected population within the 
study area. Grove City’s boundary is likely to expand 
over this time period, so the City’s future population 
may fall between the blue and gray projection lines. 
An average of the two 2050 projections (54,000) 
yields a 38 percent increase in population (15,000) 
and a 51 percent increase in households (7,700).  

* MORPC Projections used in the 2040 Metropolitan Transportation Plan (rounded)

** Assumes a 2050 population of 54,000 and a 2015 population of 39,000.

POPULATION TREND AND PROJECTION
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Approved and developing residential 
areas can accommodate some of the 
projected growth.
One of the main priorities of the GroveCity2050 
plan is to ensure that the City is properly positioned 
to accommodate the projected growth for the area. 

The Development Pipeline Map below shows 
that there are many areas currently approved for 
new residential construction in Grove City that 
are not fully developed or that have previously 
been approved for residential construction but 
plans have expired. These areas show a capacity 
to develop over 1,000 new residential units 
throughout Grove City. 

Although plans have expired in some of the areas 
shown on the map below, the number of units 
previously approved on these sites shows the 
capacity for this land for future development. 

There are also multiple significant non-residential 
or mixed-use developments occurring in the City 
which are anticipated to bring more jobs and 
encourage residential growth. Mount Carmel 
Health’s Grove City campus is currently developing 
at the intersection of North Meadows Drive and 
Hoover Road, and OhioHealth is building its 
medical campus on Stringtown Road. Both of 
these developments will add jobs and encourage 
new residential growth. Beulah Park is expected 
to redevelop in the near future and is anticipated 
to include a mix of housing, civic, commercial and 
employment uses.

  Study Area

  

 

Residential pipeline

Non-residential pipeline 

Mixed use pipeline

 

DEVELOPMENT PIPELINE MAP
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MORPC projects 7,700 
new housing units to 
be built in Grove City 
by 2050, requiring an 
average of 220 units 
constructed annually. 
Between 2012 and 2016 
the city averaged 135 
new housing units per 
year. Prior to the 2008 
national recession, Grove 
City was exceeding 230 
new units per year. 
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There is a significant amount of 
developable land in the planning 
area, but much of that land is 
outside of the current city limits 
and beyond the City’s contract 
utility service area.
As the City looks to accommodate 
future growth, it is necessary to 
determine what land is appropriate for 
future development. The amount of 
developable land in the planning area 
was calculated by adding agricultural 
land and vacant land, then subtracting 
the environmentally constrained lands. 
The planning area contains 9,388 acres 
of potentially developable land, which is 
approximately 40 percent of the planning 
area. Nearly all of the developable land 
is located south and west of the current 
city boundary. The map to the right 
identifies land within the planning area 
that is deemed appropriate for future 
development.  

Feasibility of providing utility 
service limits development 
potential.
The likelihood that a site will develop 
and how it may develop is dependent 
upon the availability of public water 
and sewer infrastructure. While a 
parcel of land may be identified in the 
Developable Land map, the ability 
to provide sanitary service to a site 
places more of a limit on development 
potential for land. The Existing Sewer 
Tributary Area map shows the area 
that can be served with sanitary sewer 
infrastructure based on the existing 
system. Urban development beyond this 
area, particularly south of SR 665, would 
require significant investment to expand 
the system. 

Character Types
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DEVELOPABLE LAND

  Study Area

  Grove City

Developable Land

Environmentally Sensitive Areas

EXISTING SEWER TRIBUTARY AREA

  Study Area

  Grove City

 

Tributary Area (served by existing  
sanitary sewer infrastructure)

SWACO Water Service Area

Combining these maps shows the areas most suitable for growth on undeveloped land. On page 21, 
the Development and Conservation Strategy focuses on expansion within this area and also identifies 
locations appropriate for future infill and redevelopment.

The map above is based on land use information obtained from Franklin County in August 2016. 
Only sites classified by the County as vacant or agricultural are shown as developable. Some larger 
sites that are partially developed may not be shown as developable. This map also does not show 
sites with redevelopment potential.
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Town Center Core: Historic and civic core, 
features a mix of commercial, office and 
residential uses. 

Commercial Center: Community- and 
regional-scale commercial development 
situated near and along major roadways.

Commerce / Flex Office: Light industrial 
development, warehousing and 
supporting office uses.

Office Campus: Office or institutional 
campuses. May include a cluster of 
buildings with related use and purpose.

Town Center Neighborhood: Residential 
neighborhoods defined by their walkable 
proximity to the Town Center Core and grid 
street pattern.

Town Center Neighborhood Edge: Mixed 
use area that has a similar pattern to the 
Town Center Neighborhood but occurs 
along primary corridors.

Suburban Transition: Residential 
neighborhoods generally located a half-
mile from the Town Center that exhibit 
more suburban characteristics such as 
longer blocks and more consistent housing 
types.

Suburban Living (low intensity): 
Primarily single-family residential 
neighborhoods set within a curvilinear 
street network.

Suburban Living (medium-high 
intensity): Primarily multi-family 
residential areas in various forms.

Edge: Primarily residential, with some rural 
commercial or civic uses, and typically 
located in township areas not served by 
municipal water and sewer.

Special District: Includes SWACO sanitary 
landfill, the former Beulah Park racetrack 
and large auto auction sites. 

Park / Open Space: Large areas of 
recreational open space or protected 
natural areas.

Undeveloped / Agriculture: Mostly 
undeveloped or agricultural land at the 
edge of the City or in the townships. 

Existing Public School Sites

EXISTING LAND USE
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Note: Private schools, 
parks and recreational 
areas may exist 
within other land use 
categories.

Grove City’s early settlement occurred around the Town Center and progressed along 
major corridors as they developed.
The original plat for the Village of Grove City was approved in 1852 and growth occurred primarily in a 
concentric pattern around the historic Town Center as compact, walkable neighborhoods with a mix of uses 
and housing types. With the construction of I-71, and later I-270, development progressed along major road 
corridors in a southeast direction. Since that time, development has tended to separate uses and exhibit a 
more automobile-oriented pattern. The existing land use patterns are illustrated in the map below.

Approximately 60 percent 
of Grove City’s current land 
area is residential; however, 
residential land uses make 
up only 30 percent of the 
overall planning area. 
Between 80-90 percent 
of all residential uses are 
single-family. Agriculture 
has the largest footprint in 
the planning area, covering 
38 percent of the land. 
This agricultural land exists 
almost entirely outside of 
the Grove City municipal 
boundary. The City 
includes several nodes of 
office/industrial and retail/
commercial uses, with little 
mixing of land uses within 
these districts. 

These patterns are similar 
to development patterns 
in other Central Ohio 
Communities.
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LAND USE AND FISCAL HEALTH
Land use policies and practices should 
be considered in light of their fiscal 
impacts on local governments. Local 
government entities in Ohio have very 
different tax structures and therefore 
the types of land uses that provide a 
fiscal benefit vary. Cities in Ohio receive 
most of their revenue from income 
taxes from workers employed in their 
jurisdiction. They benefit most from 
land uses that have a concentration 
of high paying jobs (office, industrial 
and research and development). Cities 
receive minimal property taxes from 
development. Townships receive most 
of their revenue from property taxes. 
Uses that generate higher property 
values (such as industrial and research 
and development) are fiscally beneficial 
to both cities and townships. School 
districts receive revenue from property 
taxes, while counties benefit from both 
sales taxes and property tax. 

For additional information on this topic, 
a detailed study on the Fiscal Impacts of 
Land Use in Ohio, completed for MORPC 
in 2004, is included as Appendix A to 
this plan.

Park land unevenly distributed. 
Grove City currently provides 8.4 acres of public parkland 
for every 1,000 residents, which aligns with national trends 
for cities of similar scale, but falls below Grove City’s goal of 
20 acres per 1,000 residents as identified in City Code. The 
majority of public parkland was located west of I-71 until 
the 620-acre Scioto Grove Metro Park opened in May 2016.  
Including the Metro Park, which falls within Grove City’s 
corporation boundaries, 24.7 acres of parkland is provided for 
every 1,000 residents. 

Grove City’s Parks and Recreation Department maintains a 
Parks, Recreation and Open Space Comprehensive Plan. This 
plan outlines goals, objectives and actions specific to parks, 
recreation and open space as part of its accreditation through 
the Commission of Accreditation of Parks and Recreation 
Agencies (CAPRA).

Land use impacts school facility planning. 
The identity of any community is somewhat shaped by its schools. Unlike many peer suburbs in central 
Ohio, such as Dublin, Hilliard and Westerville, Grove City is not serviced by a school district with boundaries 
associated with the rest of the community, rather it is part of the South-Western City Schools district (SWCS), 
the 6th largest district in the State. Land development in Grove City benefits the district through rising 
property tax revenue, but residential growth that yields a large number of school-age children also impacts 
the district. Based on recent enrollment projections, over the next 5-10 years the district’s elementary schools 
and high schools are sufficient to absorb growth. Middle schools, however, may be reaching capacity and are 
a priority for future capital investments. Significant residential growth south of SR 665 and west of US 62 may 
require additional schools. 

Development trends, in terms of the type of residential units being developed and the projected change in 
demographics as the region grows, will have a variety of impacts on the local schools. Lower priced homes 
have been shown to add more students per household than higher priced homes. Additionally, trends show 
that the demand for housing units geared towards households without children (singles living alone, couples 
without children, empty-nesters) will be greater than the demand for housing units with children.  MORPC 
projects in insight2050 that households without children will grow by 72% by the year 2040 while housholds 
with children will grow by only 28%.

Grove City is committed to growing sustainably. 
Although there is room to accommodate the growing 
population by developing more traditional, single-family lot 
subdivisions, there are a number of indicators showing that 
this is not the most sustainable way to grow. Considering the 
substantial cost to extend and maintain utilities and roadways 
and the change in market demand for more dense, walkable 
environments, Grove City intends to focus growth as the area 
develops. 

This strategy of focused growth is shown in more detail in 
the following pages, on the Development and Conservation 
Strategy map and Future Land Use And Character map.
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Sustainability in Grove City
Growing sustainably is a significant theme of GroveCity2050. This is evident in the plan’s focus on infill 
and redevelopment, mixed-use, creating more opportunities for residents to walk and bike as modes 
of transportation, the introduction of conservation neighborhoods to preserve open space and 
valuable natural resources, discussions on alternative transportation options to reduce vehicle miles 
traveled and harmful emissions, among others. The City has a strong base of existing sustainability 
and environmentally focused actions to build upon including:

BOARDS AND ORGANIZATIONS

Grove City has been a Tree City USA for 24 years and has multiple boards and 
organizations related to environmental sustainability. These include:

 > Tree Commission - responsible for keeping the community educated on 
proper planting, watering and mulching techniques and helping prune street 
trees

 > Keep Grove City Beautiful - dedicated to promoting positive and sustainable 
environmental practices through individual and community involvement, 
recycling and beautification 

EXISTING PROGRAMS
Other Sustainability-Oriented Activities in Grove City include:

 > Grove City EcoFest - an annual community festival showcasing green 
exhibitors, healthy food and interactive family activities that inspire the 
community to live healthier and protect the environment

 > Classes through Parks & Recreation - many classes including rain barrel 
workshops, tree care and starting a garden
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MORPC'S REGIONAL SUSTAINABILITY AGENDA (2017-2020)

To improve sustainability efforts in the region, MORPC provided a Regional 
Sustainability Agenda for area members and regional partners to work toward 
common goals. These goals include reducing energy consumption, protecting 
natural resources, creating sustainable neighborhoods and increasing regional 
collaboration to advance sustainable solutions. Many sustainability goals contained 
in GroveCity2050 directly relate to the regional goals identified in MORPC's 
Regional Agenda.

SUSTAINABLE2050

Grove City is excited to be a part of MORPC’s new initiative, 
sustainable2050, a program that supports local government 
members to improve their sustainability and acknowledges 
members’ successes in doing so. By progressing towards 
goals in sustainability, communities can achieve recognition 
as a Bronze, Silver, Gold or Platinum community.
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DEVELOPMENT AND CONSERVATION STRATEGY
The Development and Conservation Strategy Map (below) is a graphic representation of the 
intended future change throughout the area based on growth trends, community input and 
existing and proposed infrastructure. 

Similar to the Land Use Strategy Alternatives in the 1999 Land Use Analysis, the map depicts 
areas where development is encouraged and where development should be limited based on 
environmental constraints.
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Development and Conservation Strategy
 Corridor Enhancement

 Infill, Redevelopment

 Economic Expansion
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 Single-Family Residential

 Higher Density Residential

 Historical Town Center

 Large Lot, Rural Residential

 Protected Open Space, Parks

 SWACO
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FUTURE LAND USE AND CHARACTER
The Future Land Use and Character Map expresses the City’s intent for how Grove 
City should grow. This map identifies character areas, which are types of places that 
share attributes of urban form and function including the size and type of buildings 
and their relationship to the street, block pattern, parking and access as well as land 
uses or types of development. The 16 Character Types are listed below and attributes 
of each type are defined on the following pages.

ACTIVITY CENTERS

Town Center Core

Mixed Use Employment 
Center

Tech Flex

Commercial Center 

Flex Employment Center

Low Intensity Development

Edge Commercial

NEIGHBORHOODS

Town Center Core Neighborhood

Suburban Living, Low Intensity

Suburban Living Medium to High 
Intensity

Mixed Neighborhood

Conservation Neighborhood

Edge Living

SPECIAL DISTRICTS

Utility / Special District

Park / Open Space

Undeveloped / Agriculture

Areas of Change
One of the primary intents of GroveCity2050 is 
to direct growth to certain areas; keeping true 
to the existing character of Grove City, while 
ensuring that the City is prepared to meet 
changing market preferences. 

The Future Land Use Map shows the intended 
character of land in Grove City; however the 
use or character of the majority of land in the 
Planning Area is intended to remain consistent 
with the current land use or character. 

Areas shown in yellow on the map to the right 
are areas where development is expected to 
remain consistent with the existing character of 
area development. Orange areas are those where 
future development is expected to be different 
from the existing character.

Area of Consistency

Area of Change

Proposed Future Roadway

Area Plans/Studies
Many of the design aspects and recommended 
uses outlined in the Character Type attributes 
would not be permitted or easily regulated

London Groveport  Rd

with Grove City’s current zoning code. These developments would likely be handled through a Planned Unit 
Development (PUD) zoning to allow for the necessary design flexibility; however it is recommended that 
area plans be produced to set the suggested tone for new development or redevelopment in an area. An 
example of this is the Southeast Area Study, found on page 31, showing the intended character of future 
development in the area.
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Future Land Use and Character
Town Center Core

Mixed Use Employment Center

Tech Flex

Commercial Center 

Flex Employment Center

Low Intensity Development

Edge Commercial

Town Center Core Neighborhood

Suburban Living, Low Intensity

Suburban Living Medium to High 
Intensity

Mixed Neighborhood

Conservation Neighborhood

Edge Living

Utility / Special District

Undeveloped / Agriculture 

Parks / Open Space / Preservation

Planning Area
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* A larger version 
of this map can be 
found in Appendix B.
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TOWN CENTER CORE MIXED USE EMPLOYMENT CENTER

Grove City’s Town Center is its historic, civic and 
cultural core. Buildings are located very close to one 
another and in some cases are adjoined. Streets 
accommodate moderate traffic at slow speeds, 
include on-street parking and feature amenities for 
pedestrians such as wide sidewalks, street trees and 
benches. Street pattern is a grid with short blocks 
and frequent intersections. 

Mixed Use Employment Centers are large-scale 
activity centers that integrate places to work, shop 
and live in a walkable pattern. These centers should 
emphasize employment uses with secondary 
residential and commercial. Multi-story mixed-use 
buildings are located close together and near the 
street. Large floorplate buildings may support uses 
that serve the broader community and region. 

PRIMARY USES
• Office
• Commercial
• Multi-family residential 
• Vertical mixed-use (com-

mercial first floor, office 
or residential above)

PRIMARY USES
• Office (and Medical)
• Research & development

SECONDARY USES
• Civic
• Institutional
• Parks and open space

SECONDARY USES
• Commercial
• Institutional
• Live/work units
• Multi-family residential 
• Civic 
• Parks and open space

Height Range 2-5 stories

Building Form Variety of building types and sizes clustered and 
grouped.

Building Setback 0-10 feet (generally consistent within a block)

Streets Small, grid-like blocks with a streetscape designed 
to encourage pedestrian activity

Transportation Walking, biking, transit, automobile

Parking Shared parking areas located behind buildings. 
Structured parking incorporated into infill mixed-
use projects, on-street parking.

Open Space Plazas, pocket parks, public realm acts as public 
space. Wide sidewalks, street trees, benches.

BUILDING BLOCKS

Height Range 2-7 stories

Building Form Large floorplate buildings with commercial/office 
on first floor; office/residential above.

Building Setback Minimal setback, 0-20 feet

Streets Small, grid-like blocks, may include alleys.

Transportation Access to transit, walkways, bike paths and 
automobiles. Sidewalks connect various aspects 
of the development.

Parking Shared parking areas located behind buildings. 
Structured parking incorporated into infill mixed-
use projects, on-street parking.

Open Space Plazas, “green infrastructure” and shared parks 
act as highlights of area and amenities for 
employees, patrons and residents.

BUILDING BLOCKS

EXAMPLE PATTERN EXAMPLE PATTERNEXAMPLE CHARACTER EXAMPLE CHARACTER
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COMMERCIAL CENTER  

These centers include community- and regional-scale 
commercial development situated near and along 
major roadway corridors. Existing development is 
characterized by buildings set back from streets 
behind surface parking. As properties become 
available for redevelopment, the existing pattern 
should evolve to become more walkable with shorter 
blocks, buildings closer to streets, shared parking and 
connections to surrounding development.

PRIMARY USES
• Commercial
• Office
• Multi-family residential

SECONDARY USES
• Civic
• Institutional
• Parks and open space

Height Range 1-3 stories

Building Form Mix of large footprint buildings and smaller 
buildings that may be occupied by a single 
commercial tenant or multiple tenants.

Building Setback 20-50 feet 

Streets Located along primary corridors with 
shared access drives connecting individual 
developments and shared access points off 
streets.

Transportation Transit connections, sidewalks, bikeway 
connectivity

Parking Off street surface lots are shared between 
buildings in the same area.

Open Space “Green infrastructure” and landscaping on 
individual sites, plazas and pocket parks

BUILDING BLOCKS

EXAMPLE PATTERN EXAMPLE CHARACTER

FLEX EMPLOYMENT CENTER

Flex employment centers are characterized by light 
industrial-style development. Includes mostly large 
footprint buildings that can be adapted to support 
different uses such as light manufacturing, high-
tech industries, research and development and 
maker-space. 

PRIMARY USES
• Industrial
• Office
• Commercial

SECONDARY USES
• Civic
• Institutional
• Parks and open space

Height Range 1-2 stories (primarily one story)

Building Form Large to very large footprint structures, offering 
flexible space to accommodate  market demand 
for various users. Buildings oriented to the street.

Building Setback Varies, 100-200 feet, respectful of streetscape. 
Heavy/more intense industrial uses are setback 
further and screened from adjacent uses.

Streets Curvilinear, long blocks with few connections. 
Street design accommodates truck traffic while 
maintaining safe environment for pedestrians 
and automobiles. Easy access to major corridors.

Transportation Access to transit, bicycles and automobiles.

Parking Off street surface lots

Open Space Plazas and pocket parks as amenities for 
employees. “Green infrastructure” incorporated 
into site design.

BUILDING BLOCKS

EXAMPLE PATTERN EXAMPLE CHARACTER
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TECH FLEX

This category comprises a range of research, office, 
clean manufacturing and light industrial uses in an 
environment designed to foster growth. Spaces are 
flexible to accommodate a variety of users.

Low Intensity Development is an area where 
commercial development is designed to preserve 
open space and the natural features in the area. 
Primarily located adjacent to the area included in 
the Big Darby Accord and at the western edge of 
the City’s utility service area, development in this 
area must be mindful of potential environmental 
impacts and require minimal utility services.

PRIMARY USES

• Research & Development

• Light Industrial 

• Office

PRIMARY USES

• Industrial

• Office

• Commercial

SECONDARY USES

• Commercial 

• Institutional 

• Parks and open space

SECONDARY USES

• Institutional 

• Parks and open space

Height Range 1-4 stories

Building Form Variety of building types and sizes clustered 
and grouped but linked by a connected street 
network.

Building Setback Varies, 50-100 feet depending on scale of 
building

Streets Smaller blocks to create a cohesive 
development

Transportation Automobile access to transit, sidewalks 
connect through developments and into the 
area sidewalk and trail networks.

Parking Off street surface lots. Lots are shared between 
buildings in the same area.

Open Space Plazas and pocket parks are incorporated into 
developments and green infrastructure is 
used whenever feasible.

BUILDING BLOCKS

Height Range 1-2 stories (primarily one story)

Building Form Medium to large footprint structures, offering 
flexible space to accommodate market 
demand for various users.

Building Setback Varies. Setbacks may be affected by adjacent 
land uses including environmentally sensitive 
areas.

Streets Long blocks with few connections. Streets 
should be designed to accommodate trucks 
while keeping a rural character.

Transportation Automobile; sidewalks within development 
connect to outside sidewalk and trail 
network.

Parking Off street surface lots

Open Space Open space is preserved whenever possible 
to protect environmentally sensitive areas, 
particularly associated with the Big Darby 
Accord. Green infrastructure utilized on site.

BUILDING BLOCKS

EXAMPLE PATTERNEXAMPLE PATTERN EXAMPLE CHARACTEREXAMPLE CHARACTER

LOW INTENSITY DEVELOPMENT
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TOWN CENTER  
CORE NEIGHBORHOOD

EDGE COMMERCIAL

These neighborhoods are defined by walkable 
proximity to the Town Center Core and grid street 
pattern. Homes are integrated with neighborhood 
amenities (parks, schools, etc.) Generally this area 
has some of the smallest lot sizes, and homes 
are located closer to the street than in any of 
the neighborhood types. Housing type varies 
considerably. 

This type of commercial development is located in 
township areas that are not served by municipal 
water and sewer infrastructure. Scale and intensity 
is determined by township regulations and limited 
by the requirement of on-site well and septic 
systems.

PRIMARY USES

• Single family residential 

• Multi-family residential 

PRIMARY USES

• Commercial

• Office 

SECONDARY USES
• Civic
• Institutional
• Office
• Parks and open space

SECONDARY USES

• Civic

• Institutional

• Residential

Height Range 1-3 stories

Building Form Variety of building types and sizes. Typically 
pedestrian-focused with detached garages 
located off rear alleys.

Building Setback 10-20 feet (generally consistent within a block)

Streets Small, grid-like blocks with a high degree of 
street connectivity. May include alleys.

Transportation Pedestrian and bikeway connections to area 
amenities. Automobile access.

Parking On-street and private off-street (both alley-
loaded and front-loaded driveways/garages)

Open Space Pocket parks within neighborhoods. Connections 
to school yards and community parks.

BUILDING BLOCKS

Height Range 1-3 stories

Building Form Variety of building types and sizes

Building Setback Varies

Streets Rural roadways with limited pedestrian 
provisions and low connectivity

Transportation Primarily automobile

Parking Off-street surface lots

BUILDING BLOCKS

EXAMPLE PATTERNEXAMPLE PATTERN EXAMPLE CHARACTEREXAMPLE CHARACTER
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SUBURBAN LIVING, 
LOW INTENSITY 
Suburban Living, Low Intensity areas are primarily 
single-family neighborhoods. This area includes a 
mix of lot sizes, housing size and styles, but styles 
are typically segregated and grouped within the 
subdivision. Neighborhoods are well-connected 
by street and trail network and integrate parks and 
civic uses. 

PRIMARY USES

• Single family residential
SECONDARY USES
• Civic
• Institutional
• Parks and open space

Height Range 1-3 stories

Building Form A range of housing sizes and styles with single-
family scale and appearance

Building Setback 20-30 feet (generally consistent within a block)

Streets Longer blocks with a curvilinear pattern 
are common, though connectivity and the 
pedestrian experience is important.

Transportation Automobile access with sidewalk network.

Parking On-street and private off-street, individual 
driveways from street.

Open Space Neighborhood parks are given high priority 
and are located in prominent, easily-accessible 
locations. Schools also supplement public parks.

BUILDING BLOCKS

EXAMPLE PATTERN EXAMPLE CHARACTER

SUBURBAN LIVING, 
MEDIUM TO HIGH INTENSITY 
Suburban Living, Medium to High Intensity areas 
are composed primarily of multi-family housing 
in various forms. Building size and style tend to be 
consistent within a development, with large blocks 
and limited connectivity between different building 
types and uses. Future development should 
take a more traditional neighborhood pattern 
where different residential types are connected 
in a walkable pattern. High density residential is 
typically appropriate near activity centers and 
corridors.

PRIMARY USES
• Single family residential
• Single family residential 

attached (townhomes) 

• Multi-family residential

SECONDARY USES
• Institutional 
• Parks and open space

Height Range 1.5-3 stories

Building Form Variety of multi-family housing types including 
apartment buildings, townhomes, patio 
homes etc.

Building Setback 20-30 feet 

Streets A higher degree of street connectivity with 
short walkable blocks.

Transportation Automobile; sidewalks within development 
connect to outside sidewalk and trail 
network.

Parking On-street and private off-street in shared parking 
lots or private driveways.

Open Space Smaller, private pocket parks serve residents 
with access to larger public parks via 
sidewalks and bike paths.

BUILDING BLOCKS

EXAMPLE PATTERN EXAMPLE CHARACTER
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MIXED NEIGHBORHOOD

Mixed Neighborhoods are residential areas that 
feature a mix of housing types ranging from multi-
family, townhomes and small-lot single family 
detached with the potential to incorporate small-
scale, neighborhood-oriented retail or office uses. 
They are typically located within a walkable distance 
to a neighborhood activity center. Traditional 
neighborhoods should have a street network of small 
blocks, a defined center and edges and connections 
to surrounding development. 

PRIMARY USES
• Single family residential
• Single family residential 

attached (townhomes) 
• Multi-family residential

SECONDARY USES
• Commercial  

(neighborhood scale)
• Office  

(neighborhood scale)
• Institutional 
• Parks and open space

Height Range 2-3 stories

Building Form Variety of building types and sizes clustered 
and grouped but linked by a connected street 
network.

Building Setback 10-30 feet (generally consistent within a block)

Streets Linear and grid-like with a high degree of 
connectivity.

Transportation Automobile; sidewalks within development 
connect to outside sidewalk and trail 
network.

Parking On-street & private off-street

Open Space Public parks of varying sizes are integrated 
into developments.

BUILDING BLOCKS

EXAMPLE PATTERN EXAMPLE CHARACTER

CONSERVATION NEIGHBORHOOD

Conservation Neighborhoods are designed to 
preserve large natural areas by clustering single 
family homes on lots that are less than one acre 
in size. Most homes will either front or back onto 
shared natural areas. Non-residential uses are 
also acceptable in this area if developed at an 
appropriate intensity.

PRIMARY USES
• Single family residential

SECONDARY USES
• Office
• Commercial
• Civic
• Institutional

Height Range 1-2 stories

Building Form A range of housing sizes and styles with 
single-family scale and appearance

Building Setback Varies

Streets Curvilinear pattern is common, though 
neighborhoods should have multiple 
connections to surrounding development.

Transportation Automobile, connection to trail system primarily 
via wide shoulders

Parking Private off-street, individual driveways and 
garages

BUILDING BLOCKS

EXAMPLE PATTERN EXAMPLE CHARACTER
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EDGE LIVING
Edge Living areas are comprised of large lot 
residential properties along rural corridors (1- to 5- 
acre lots typical). 

PRIMARY USES
• Single family residential

SECONDARY USES
• Civic
• Institutional

Height Range 1-2 stories

Building Form Individual residential structures and accessory 
buildings

Building Setback Varies

Streets Rural roadways with limited pedestrian 
provisions

Transportation Automobile, connection to trail system primarily 
via wide shoulders

Parking Private off-street, individual driveways and 
garages

BUILDING BLOCKS

EXAMPLE PATTERN EXAMPLE CHARACTER

PARK / OPEN SPACE 

 UTILITY /  
SPECIAL DISTRICT 

UNDEVELOPED / 
AGRICULTURE 

Large areas of recreational open 
space or undeveloped natural 
areas that are protected from 
development by the city, county, 
metro parks system or another 
authority.

Includes SWACO sanitary landfill, 
large electric substations and 
mining/quarry activities along the 
river.

Mostly undeveloped areas 
at the edge of the city or in 
unincorporated areas of the 
Township that are primarily 
undeveloped or in agricultural use. 
These areas may include some rural 
residential and agriculture-related 
buildings.

GROVE CITY TOWN CENTER
Grove City’s Town Center is the cultural and civic heart of the community and has been the focus of multiple 
recent plans and studies to ensure that it remains a vibrant district. 

The careful and detailed planning of the area has resulted in significant public and private investment in 
recent years, including the new Grove City Library, Broadway Station Apartments, Pedestrian Promenade and 
Gold Star Families Memorial. 

In the years 2015 and 2016, more than $34 million was invested in the Town Center.

 > Town Center Plan (2008, Lincoln Street Studio)

 > Town Center Parking Study (2009, Desman Associates)

 > Town Center Plan Supplement (2011, Lincoln Street Studio)

 > Town Center Parking Summary (2015, Braun & Steidl)

 > Town Center Public Realm Vision (2016, EDGE)
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SOUTHEAST AREA STUDY
The Southeast Area Study was created to formally convey and define the desired character of future 
development east of Buckeye Parkway and south of Pinnacle Club Drive. This area transitions from 
existing, traditional suburban housing patterns along Buckeye Parkway to the Scioto Grove Metro Park 
east of Jackson Pike. The intent of the Study is to preserve the rural character and natural features of the 
area through both Land Use and Transportation recommendations.

NORTH
(N.T.S.)

LAND USE

The Southeast Area Study sets 
forth a “step-down” in density of 
development from west to east. 
New residential developments 
should preserve the character 
of their rural roadway frontage, 
especially along Jackson Pike given 
its adjacency to the Scioto Grove 
Metro Park and natural features of 
the area such as large tree stands.

TRANSPORTATION

Roadways shown on the Southeast 
Area Plan are designed to increase 
connectivity between existing 
neighborhoods and potential future 
developments.  Trail extensions 
and connectivity are also shown 
on the plan including the future 
continuation of the Grant Run Trail, 
which will carry pedestrians and 
cyclists from Hoover Road safely to 
the Scioto Grove Metro Park.

The character of roadways are 
meant to mimic the rural character 
of area development. While many 
roadways in the area will need to 
be improved, curb cuts should be 
limited on main thoroughfares and 
most roads should remain two-
lane streets with turn lanes added 
only when necessary to access a 
development.
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LAND USE ACTIONS

In addition to the Future Land Use and Character Map, the following 
projects, policies and programs support the land use goal: Deliberate 
use of land resources that strengthens the quality and character of 
development while balancing redevelopment and strategic expansion 
with open space preservation.

Objective LU1. Ensure that future development 
reflects desired patterns and character.
LU 1.1 Update the City’s zoning and land development 

codes. City codes are the primary means of 
implementing the Future Land Use recommendations 
illustrated on the Future Land Use and Character Map. 
An update to the zoning code and land development 
regulations should include standards that prescribe 
the form of development as well as allowable uses.  

LU 1.2 Work with Beulah Park property owner/developers. 
The redevelopment of Beulah Park offers tremendous 
opportunity. By being proactive, Grove City has the 
opportunity to guide the project to ensure that its 
redevelopment spurs additional investment and 
redevelopment in the surrounding area and maximizes 
the community benefit of the historic site. 

LU 1.3 Continually examine development patterns to 
ensure Grove City is meeting community needs. As 
demographics and preferences change, the City should 
assess whether its mix of developments offers desired 
housing, amenities and designs of neighborhoods, 
workplaces and commercial environments to attract 
and retain residents and businesses. These needs could 
be assessed through the City’s community surveys, 
business surveys or by conducting market studies.

Objective LU2. Place priority on developing 
underutilized land or land adjacent to existing 
development served by infrastructure ahead of 
undeveloped land on the City’s edge.
LU 2.1 Provide incentives to encourage redevelopment in 

designated areas. Incentives could include density 
bonuses, reduced parking requirements for mixed 
use projects or fiscal incentives such as Community 
Reinvestment Areas, Enterprise Zones and Tax 
Increment Financing.

Best Practices in Zoning Codes

A common shortcoming of traditional 
zoning codes is that they emphasize 
separation of land uses and prescribe 
little direction for the appearance of 
development. Contemporary zoning 
codes that are intended to implement 
a character-based land use plan will 
place a high emphasis on the form of 
development such as building design 
characteristics and placement on a site. 
In these codes, regulating specific land 
uses is often secondary. Such “form-
based” codes have been adopted in 
various degrees by communities of all 
sizes as a way to carry out their visions 
for a vibrantly built environment while 
fostering predictable results for both 
developers and residents.

Form-based codes address the 
relationship between building fronts 
and public areas, the size and mass of 
buildings and their relationship to one 
another and the scale and type of streets 
and blocks. The regulations are presented 
with clear diagrams and graphics.
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Objective LU3. Focus on the Town Center and the 
gateways to the City for priority in revitalization and 
efforts to improve development aesthetics.
LU 3.1 Continually examine Town Center planning efforts. 

Review Town Center plans and initiatives such as the 
district parking strategy, business mix and needs and 
visitor experience on a biennial basis as redevelopment 
in the area continues to progress. This effort could 
include parking utilization studies and interviews with 
businesses.

LU 3.2  Implement the Town Center public realm design 
guidelines. The guidelines, prepared in 2016, are 
intended to create a more consistent treatment of public 
realm elements including street furniture, lighting and 
landscaping in the Town Center. The implementation 
of these guidelines will aid in creating a safe and 
comfortable environment for pedestrians in the Town 
Center.

LU 3.3 Pursue National Historic Landmark status of Beulah 
Park neighborhood and Town Center. National Historic 
Landmark (NHL) status is a federal designation that helps 
recognize, preserve and protect important locations in 
American history. Designating a property or area as an 
NHL may also make the properties in the area eligible for 
preservation grants and technical preservation assistance.

LU 3.4 Provide a prospectus on available incentives to 
property owners at the City’s gateways. A brochure 
or simple packet of information can be compiled with a 
message about the City’s desire to improve development 
character within gateways. It would list opportunities 
for property owners to partner with the City to achieve 
improvements to public and private property.

LU 3.5  Coordinate with other entities to improve aesthetics 
of the I-71 corridor between Berliner Park and I-270.  A 
number of “visually detracting” uses exist along Interstate 
71 between Berliner Park and Grove City that contribute 
to a negative image of the community. Grove City 
should continue to work with the Ohio Department of 
Transportation (ODOT), the City of Columbus and other 
entities to mitigate these visual impacts thus creating a 
more aesthetically appealing entrance to our community 
from the north from I-71.

Town Center Public Realm Vision

The Town Center Public Realm Vision 
identifies opportunities to strengthen 
the public realm and identify standard 
elements of the Town Center. 

Some opportunities identified include:

 > Additional pedestrian connections

 > Streetscape improvements including 
medians, planter beds and shade 
trees

Standard elements identified include:

 > Lighting fixtures

 > Bollards

 > Furnishings

The Public Realm Vision also contained a 
number of Action Items which include:

 > Create a Street Tree Master Plan with 
standards

 > Update standards on outdoor dining 
in the Town Center

 > Conduct detailed reviews and the 
design of existing and proposed 
connection between Broadway and 
public parking

“Concentrate on Broadway 
towards Urbancrest, making 

sure businesses and houses are 
kept up to City Code.”

Public Workshop Comment 
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Objective LU4. Ensure that areas will exhibit 
strong neighborhood qualities including walkable 
blocks, integrated open space (parks) and a 
variety of housing options.
LU 4.1 Ensure that the zoning code defines and permits a 

wide range of housing types. An update to the City’s 
zoning code should include definitions for a range 
of housing and other building types, their design 
characteristics and appropriate land use context.

LU 4.2 Create a housing upkeep community education 
program. This program would be designed to 
encourage the maintenance and upkeep of current 
housing stock by spreading awareness of available 
tools and programs (such as, Federal Housing 
Administration (FHA) 203K renovation loans; Housing 
and Urban Development (HUD) energy efficiency 
tools; HUD renovation for seniors; etc.).

LU 4.3 Create a property maintenance assistance program. 
This incentive program could be modeled after the 
Town Center Commercial Revitalization (TCCR) Grant 
Program but focus on providing financial assistance 
to property owners maintaining residential buildings 
near the Town Center and other older subdivisions.

LU 4.4 Evaluate open space provisions in proposals for new 
neighborhoods. Open space is a critical component 
of complete neighborhoods. Development proposals 
should be examined based on the context of the area 
to ensure that appropriate open space is integrated 
into the design of new neighborhoods, noting that not 
all types of development warrant the same style and 
quantity of open space.

LU 4.5 Require that neighborhoods connect to each other. 
The City’s land development regulations should 
be updated to require street and trail connectivity 
between adjacent neighborhoods. Neighborhoods 
adjacent to other jurisdictions should also be 
expected to connect to one another.

“Missing Middle” Housing Types

Demographic shifts are altering the 
demand for housing nationwide. Housing 
types that are seeing growing demand are 
missing from many communities. “Missing 
Middle” is a term for a range of multi-unit 
or clustered housing types compatible in 
scale with single-family homes that help 
meet the growing demand for walkable 
urban living. Missing Middle housing 
types include duplexes, fourplexes, 
bungalow courts, mansion apartments 
and live-work units and are most 
successful when built within an existing 
or newly created walkable urban context. 
Examples and case studies can be found at  
www.missingmiddlehousing.com.

Source: Daniel Parolek 

Existing Housing Retrofit

Some of Grove City’s current housing stock 
will require cosmetic and energy efficiency 
updates to remain competitive in the future. 
Exterior home improvements add value to 
individual homes and can help to encourage 
revitalization throughout a neighborhood.

Also, the needs of older adults must be 
taken into consideration in major residential 
improvements. While some older adults will 
downsize, many prefer to stay in their homes 
as long as possible. To facilitate that choice, 
modifications are often needed to make 
homes more accessible.  

Before and after images showing facade 
transformations of older single family 
homes. (Source: Huffington Post)

“More disbursement of 
shopping so that all areas of the 
city are near interesting things - 
some areas have no way to get 
to shopping, etc. without a car.”

Public Workshop Comment

“We need to keep a certain 
amount of green space for 

healthy benefits.”

Public Workshop Comment
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Objective LU5. Expand parks and recreational 
opportunities throughout the City.
LU 5.1 Evaluate opportunities and feasibility of establishing 

a community recreation facility or sports complex. The 
2016 Parks and Recreation Comprehensive Plan included 
a priority for creating a community recreation facility. The 
City should be proactive in identifying potential sites for 
major recreation areas, especially in underserved areas of 
the city. Sites could be undeveloped areas or could reuse 
existing facilities. 

LU 5.2 Require park, trail and open space dedication through 
new development. All development, particularly 
residential, will accommodate parks, trails and open 
space within the site and provide trail/pedestrian 
connections to nearby parks or recreational areas.  Where 
not feasible to do so, or where doing so adds no value 
to the development or community, a payment in lieu of 
dedication should be collected.

LU 5.3 Continually evaluate recreational opportunities 
available in the City to ensure Grove City is meeting 
market demand and resident desires. Similar to the 
changing housing demand and demographic shift 
described in MORPC’s insight2050, the demand for 
various recreational amenities is changing. Grove City 
should continue to expand its recreational offerings, 
both active and passive.

Objective LU6. Be a regional leader in sustainable 
development.
LU 6.1  Incorporate sustainability best practices into the zoning 

code. Some “sustainability” characteristics are achieved 
through subdivision and site design to create a connected, 
walkable street network and locate buildings closer to 
streets and transit. Other sustainability attributes such 
as green infrastructure and building materials should 
be defined and encouraged in the zoning code. Green 
infrastructure may include on-site energy generation 
(solar and wind) or stormwater management through 
green roofs, rain gardens and permeable pavement. 

LU 6.2 Continue to promote City programs on sustainable 
practices. The City offers a number of programs on 
sustainable practices, including classes on rain barrels 
and gardens and EcoFest—an entire festival dedicated 
to celebrating Grove City as a healthy, environmentally-
friendly community. EcoFest could include a feature on 
urban agriculture or personal sustainability programs.

Low Impact Development and Green 
Infrastructure

Low Impact Development (LID) is a 
stormwater management approach 
modeled after nature. LID’s goal is to 
mimic a site’s predevelopment hydrology 
by using design techniques that infiltrate, 
filter, store, evaporate and detain 
runoff close to its source. LID addresses 
stormwater through small, cost-effective 
landscape features located at the lot level. 
This includes not only open space, but 
also rooftops, streetscapes, parking lots, 
sidewalks and medians. LID is a versatile 
approach that can be applied equally well 
to new development, urban retrofits and 
redevelopment/revitalization projects.

Examples of LID stormwater 
management installations

Example of residential solar power 
generation

“An indoor sports 
complex would 

be great”

Website Comment

“Expand / create community 
center(s) in areas that can 
cater to all ages - youth, 

family and senior activities.”

Public Workshop Comment
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LU 6.3 Allow for small-scale urban agriculture. Review and update the 
zoning code to ensure that there are appropriate regulations for 
home gardens and edible landscaping on residential properties 
including roof-tops and to allow for backyard chickens and bee-
keeping under appropriate conditions.

LU 6.4 Pursue STAR Certification or a similar citywide sustainability 
framework program. The STAR certification program (www.
starcommunities.org), based on a rating system created in 2013, 
allows communities to benchmark their sustainability progress 
against national standards and its peers. MORPC also recently 
introduced the sustainable2050 program, where communities 
can be recognized for their sustainable actions.

LU 6.5  Develop a sustainability recognition program for residences 
and businesses. Similar to the City of Columbus’ Green Spot 
initiative, this program would recognize private property owners 
for meeting certain energy conservation, waste reduction or 
other “green” practices.  

LU 6.6 Identify opportunities and locations for sustainability-
themed developments. One example is a farm-to-table housing 
community where the farm serves a similar focus as that of a golf 
course in a golf-course centered community. Residents would 
have an opportunity to ‘buy’ a portion of the harvest from the 
community garden.

LU 6.7 Meet with targeted developers. The City should identify 
developers within central Ohio and beyond who may be 
interested in creating unique places that target specific 
lifestyles. The City should meet with these targeted developers 
to discuss opportunities to establish sustainability-themed 
neighborhoods.

Objective LU7. Expand efforts to plan collaboratively with 
area jurisdictions and organizations.
LU 7.1 Formalize a protocol for coordination with townships. Develop 

an agreement to share development proposals with reasonable 
opportunity for each jurisdiction to comment on those proposals. 
Share key development milestones during the review process.   

LU 7.2 Conduct annual joint meetings. On an annual basis, the 
City should convene a meeting or conference that involves 
legislative bodies of the City and townships, as well as 
the Chamber, Visitor’s Bureau, Community Improvement 
Corporation, South-Western City Schools and other interested 
organizations. The purpose of the event would be to share 
development progress and opportunities of mutual interest. 

Sustainability Recognition

Columbus GreenSpot is a 
program that teaches the 
community about how to 
live greener at home, work 
or school. It recognizes 
individuals, households and 
businesses for taking steps to 
reduce energy consumption 
and protect the environment. 
GreenSpot members are 
eligible for giveaways, 
discounts and free items. 

“Work with townships to plan 
together - all the GC Planning will 

not realize its fullest potential if 
surrounded by an entity that is not 

engaged or has the same vision.” 
SO IMPORTANT.”

Public Workshop Comment 


