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5.   APPLICATION:  Beulah Park Phase I Roadways | Development Plan  

 
Project Number: 201806150024 
 
Location: Located on the south side of Southwest Blvd, approximately 1,100 feet 

north of Grove City Road and 720 feet west of Broadway 
 
Proposal: A development plan for the Beulah Park Phase I roadway network and 

stormwater detention 
 
Applicant: Donald Plank, Plank Law Firm LPA, 411 East Town Street, Floor 2, 

Columbus, Ohio 43215 
 
Relevant Code Section(s): 
 

 1135.14  Zoning Districts and Regulations – Planned Unit Development District 

 CR-15-14 Beulah Park Conceptual Framework - General Principles 

 CR-49-17 Preliminary Development Plan for Beulah Park 

 C-24-18 Beulah Park Zoning Text 

 GroveCity2050 Community Plan – Transportation Chapter 
 
Project Summary 
 
The applicant is requesting 
approval of a development plan 
for the Beulah Park Phase I 
roadway network. This includes 
the majority of roadways shown 
on the approved subarea map 
and preliminary development plan 
for Beulah Park, aside from 
roadways in the southwest portion 
of the site, and includes 
connections to Southwest 
Boulevard, Demorest Road and a 
connection to the future extension 
of Columbus Street in the Town 
Center. This roadway plan 
establishes the road widths, 
medians, street trees, entrance 
feature landscaping and other 
improvements associated with all 
proposed public streets within the 
Beulah Park (Phase I) development. The remainder of the road network will be reviewed and 
approval under a separate development plan application.  
 
Plan sheets shown conceptual lot layouts for single-family homes in Subareas C and D; however, 
these lots are not being approved as part of this development plan. The specific configuration of 
lots and other details including building elevations will be reviewed and approved with future 
development plans for Subareas C and D. 
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City Council approved the preliminary development plan for Beulah Park in December 2017 under CR-49-
17, and the site was approved for rezoning to PUD-R and PUD-C in May 2018 under C-24-18. The 
proposed layout for Phase I meets the requirements of the approved zoning text and matches the 
roadway network shown on the approved subarea plan and preliminary development plan.  
 
As noted in the GroveCity2050 Community Plan’s transportation chapter, the intent of transportation 
planning in Grove City is a balance of function and character. The proposed roadway network for Beulah 
Park is designed to calm vehicular traffic, with features such as bump-outs to designate on-street parking 
to narrow the roadway and create safer pedestrian crossings. Sidewalks and trails are proposed 
throughout the development in association with the roadway network, with tree lawns and on-street 
parking proposed to create a desirable pedestrian zone separated from vehicles. Multiple connections to 
the existing road network are proposed to deter cut-through traffic on any one thoroughfare by 
disseminating traffic onto a variety of area roadways.  
 
Site Plan / Street Design 
 
The roadway network is proposed to have four (4) connections to existing public roadways. A summary of 
each proposed roadway is noted below: 
 
Street A:  
Street A is the easternmost public street proposed in as part of the roadway network, which will run from 
the southeast corner at the railroad tracks north to Southwest Boulevard. This street is categorized with 
three (3) separate classifications in the approved Beulah Park zoning text and subarea map, with the 
portion south of the roundabout classified as Avenue Type A, the central portion classified as a 
Boulevard, and the portion west of Street D as Northern Gateway B. Each portion of the road meets the 
classification requirements in the approved zoning text.  
 
The southern portion is proposed to have two (2) 12’ drive lanes with parallel parking spaces (8’ x 22’) on 
either side. A five (5) foot sidewalk is proposed on one (1) side of the street and an eight (8) foot leisure 
path is located on the other side. Subarea B, containing small scale commercial uses, will be located 
adjacent to this portion of roadway, and will rely on on-street parking similarly to the businesses in the 
Town Center. A future connection with Columbus Street (through the potential future Columbus Street 
plaza) may connect to this portion of road and provide a fifth connection into the Beulah Park 
development; however, the street is designed in this area to slow traffic and deter cut-through traffic with 
on-street parking and landscaped bump-outs. 
 
The middle portion is proposed to have two (2) 12’ drive lanes with a 12’ landscape median between. Five 
(5) foot sidewalks are proposed on both sides of the street. Subareas H and F will be located adjacent to 
this portion of roadway and are proposed with multi-family and patio-homes, each with its own private 
street network and sidewalks that will connect to Street A’s network.  
 
North Gateway B is the largest portion of this road with an entry/exit point to Southwest Boulevard. At the 
intersection with Southwest Boulevard, this roadway will have three (3) 12’ lanes to accommodate a left 
turn lane as well as the median that is continued through the remainder of the roadway. This portion of 
roadway has a right-of-way of 100’ in width to accommodate entry features and landscaping. The five (5) 
foot sidewalk will be located on a side with the eight (8) foot leisure path is located on the other side that 
will connect to a future bike path along Southwest Boulevard.  
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Street B:  
Street B is located between Streets A and C in the southern portion of the site. It is classified as an 
Avenue Type A in the approved Beulah Park zoning text and subarea map and meets the street design 
requirements in the approved zoning text. The street is proposed to have two (2) 12’ lanes, with parallel 
parking spaces (8’ by 22’ in size each) located on both sides. This street is adjacent to Open Space P2 
and the single-family homes of Subarea C, providing additional on-street parking for both areas. A five (5) 
foot sidewalk is proposed adjacent to the homes and the eight (8) foot leisure path is proposed adjacent 
to open space.  
 

 
 
Street C:  
Street C is centrally located in the site and will frame the northern portion of the central open space (P1). 
This street is also classified as an Avenue Type A in the approved Beulah Park zoning text and subarea 
map and meets the requirements of the text, with two (2) 12’ lanes and on-street parking on both sides for 
park visitors and as additional parking for the nearby residences. A five (5) foot sidewalk is proposed 
along Subarea C, and the eight (8) foot leisure path is proposed along the future park space.  
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Street D:  
Street D connects Streets A and C and is classified as a Local Street in the approved Beulah Park zoning 
text and subarea map. It is proposed to have two (2) 10 foot lanes with on-street parking available on one 
(1) side of the street. A five (5) foot sidewalk is proposed on one (1) side and an eight (8) foot leisure path 
is proposed on the other, both connecting the proposed pathways between Streets A and C, and 
connecting the future park with a future path along Southwest Boulevard. Street D will be between the 
single-family homes of Subarea C, having the street act as both a connecting road to the future park and 
a local residential street. The proposed street layout meets the requirements of the approved zoning text. 
 

 
 
Street E:  
Street E, classified as Northern Gateway A in the approved Beulah Park zoning text and subarea map, is 
the western entry/exit point to Southwest Boulevard. It will have an 80’ right-of-way to accommodate entry 
features and landscaping, as well as traffic lanes. The exit lane will be 24’ in width, to provide two (2) 
different 12’ exit lanes, and the entry lane is proposed to be 16’ in width. A 12’ landscape median is 
proposed between the entry and exit points. This street is located between Subarea A (commercial) and 
Subarea I (assisted living). A five (5) foot sidewalk is proposed one (1) of the sides and an eight (8) foot 
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leisure path is proposed on the other side, both of which will connect to a future path on Southwest 
Boulevard. The proposed street layout meets the requirements of the zoning text. 
 

 
 
Street F:  
Street F will provide the western boundary of the central open space, connecting Street A to Street I. This 
street is classified as an Avenue Type B in the approved Beulah Park zoning text and subarea map. It will 
have two (2) 12’ lanes and one (1) side of on-street parking (8’ by 22’ space each) provided along the 
future park’s side of the road. A five (5) foot sidewalk is proposed on the residential side of the street, with 
an eight (8) foot leisure path proposed on the future park’s side of the street to connect with trails within 
the park space. The proposed street’s layout meets the requirements of the zoning text.  
 

 
 
Street G:  
Street G will be located between Street F and Demorest Road, providing another access point into the 
Beulah Park site. Unlike the other entries, this street is classified as a Local Street in the approved Beulah 
Park zoning text and subarea map, as it will be located between the single-family homes of Subarea E, 
providing a neighborhood access point out of Beulah Park. Street G will have two (2) 10’ lanes with on-
street parking available on one (1) side. Five (5) foot sidewalks are proposed on both sides of the street. 
The proposed street layout meets the requirements of the zoning text.  
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Two (2) roundabouts are proposed as part of Phase I. One (1) of the roundabouts is proposed in the 
southeast portion of the site at the intersection of Street “A” and Street “B”. The second roundabout is 
proposed at the intersection of Street “E”, Street “C”, and Street “F” in the northwest portion of the site. 
Each roundabout will have, a grassed median to divide the lanes, and a landscape area in the center.  
 
Brick crosswalks are proposed to be provided at prominent portions of the development including along 
Street “B”, leading up to the proposed centralized community park (P1), and at the intersection of Street 
“A” and Lincoln Avenue. While staff is supportive of the proposed locations for the brick crosswalks, staff 
recommends brick crosswalks be added to pedestrian crossings at all roundabouts and across Street “E” 
and Street “A” at Southwest Boulevard. All other crosswalks are proposed to be delineated with striping.  
 
A centralized stormwater detention pond (Basin A) is proposed within the future community park area 
(P1). The applicant has indicated that further details regarding the pond will be provided on a future 
development plan as more information is known about the proposed community park. 
 
Landscaping 
 
A landscape plan was provided showing general compliance with the zoning text. Each gateway into the 
site will be landscaped with a combination of trees and other plantings such as perennials, groundcovers, 
and grasses. Street “E” (Northern Gateway A), along Southwest Boulevard, will be landscaped with eight 
(8) Autumn Brilliance Serviceberry trees and Blue Rug Junipers around the corners of the entrance. 
Street “A” (Northern Gateway B), also along Southwest Boulevard, will be landscaped with 14 Autumn 
Brilliance Serviceberry trees, Blue Rug Junipers, Stella Supreme Daylilies and Graziella Maiden Grass 
around the corners of each side of the entrance and within the tree lawn area.  
 
Street trees are proposed throughout the site, evenly spaced approximately 44’ apart within the tree 
lawns for each proposed roadway and, per the zoning text, will be maintained by the Community Authority 
or the Homeowner’s Association / Condominium Association for the subarea adjacent to the street trees. 
Each street will have at least one (1) tree type, with longer streets transitioning and utilizing multiple 
species, including Autumn Blaze Maples, Pin Oaks, Boulevard Lindens, Princeton Sentry Ginkgos, 
Accoldae Elms, and other deciduous tree types. Staff is supportive of each street utilizing multiple species 
of tree to create more diversity and reduce risk of losing all of a street’s trees if disease occurs. However, 
staff is not supportive of the use of Autumn Blaze Maples and Pin Oaks as street trees, and would 
recommend trees that do not have surface roots and can acclimate to the Ohio Clay soils.  
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Each landscape median in the middle of Northern Gateways A and B and Street “A” will contain evenly 
spaced Autumn Brilliance Serviceberry trees, with six (6) provided for Northern Gateway B, eight (8) 
provided for Northern Gateway A, and 29 are provided for the Street “A” median.   
 
Landscaping is proposed in the center of each of the roundabouts. Roundabout A at the intersection of 
Streets “C” and “F” and Northern Gateway A is proposed to have stone walls in the center with Little Spire 
Russian Sage, Blue Rug Junipers, Stella Supreme Daylillies, and Prairie Munchkin Little Bluestem within 
the walled areas. Roundabout B at the intersection of Streets “A” and “B” is proposed to have the same 
plantings as the other roundabout but will have the landscaping around the proposed stone wall. 
 
An irrigation plan has been provided for the Northern Gateway A entry, showing that irrigation will be 
provided along both sides of the proposed roadway, in the tree lawns, and in the medians. In order to 
ensure that all entrance features into the development are properly maintained, all entrance features into 
the site should be irrigated.  
 
Entrance Features 
 
Existing entrance features at existing entrance to the site off Southwest Boulevard will be preserved 
including stone walls and a stone building as part of the entrance feature associated with Street “E”. Each 
entrance from Southwest Boulevard and Street “G” (entrance from Demorest Road) will feature stone 
veneer columns and cross buck white vinyl fencing that will match those existing features, with some 
additional stone veneer walls provided at Street “A” (Northern Gateway A). An archway is proposed on 
the east side of the railroad tracks leading into Street “A” and is proposed to be constructed as part of the 
Columbus Street extension. Staff is not supportive of the arch being located off of the site, and 
recommends this feature be constructed on the Beulah Park site, west of the railroad tracks, with 
supplemental landscaping. 
 
Entrance signs are proposed at the entrances to the site from Southwest Boulevard that will have a stone 
veneer base matching the character of the existing stone walls at the entrance to the site. The four (4) 
proposed sign faces will be cut limestone with black lettering. One (1) of the sign faces featuring the site’s 
name, “Beulah Park”, will site on top of the base and will be 45 square feet in size, with the remaining 
three (3) faces being approximately 21 square feet in size each and being mounted inside of the stone. 
Staff is supportive of the proposed monument sign as it meets the design and style intended for the 
Beulah Park development.   
 
Lighting 
 
Street lighting is proposed along both sides of each street throughout the site spaced at least 100 feet 
apart. Each lighting fixture will be black and decorative and will be the same style as the lighting utilized in 
the Town Center. 
 
 
Analysis 
 
Per Section 1135.14 of the Codified Ordinances of Grove City, Planning Commission is charged with 
reviewing and evaluating Preliminary and Final Development Plan applications by applying the eight (8) 
findings.   
 

(1) The uses proposed will not be detrimental to present and potential surrounding uses, but 
will have a beneficial effect which could not be achieved under any other district. 

 
Finding is Met: The proposed roadway network will provide additional connectivity in the city, 
providing more points of access for western Grove City to the Town Center and other areas of the 
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city. The design of the roadway network is intended to slow traffic to create a pedestrian-oriented 
development with sidewalks and trails in addition to vehicular roadways.   
 
(2) Any exception from Zoning Code (Ordinance C79-74, passed January 20, 1975) 

requirements is warranted by the design and amenities incorporated in the Development 
Plan. 

 
Finding is Met: The proposed roadway network differs from standard roadway widths and design in 
order to slow traffic and create a more pedestrian-oriented development. The intent of the 
transportation network is to promote safe connectivity for motorized and non-motorized 
transportation. 

 
(3) Land surrounding the proposed development can be planned in coordination with the 

proposed development and that it is compatible in use. 
 

Finding is Met: The roadway network will provide additional connectivity to existing and future 
portions of Grove City. 

 
(4) The proposed change to a Planned Unit Development District is in conformance with the 

general use intent of the area. 
 

Finding is Met: The proposed roadway network meets the requirements of the Beulah Park zoning 
text and subarea map and will provide greater vehicular and pedestrian connectivity with existing city 
roadways and existing and future trails. The character of the roadways, with design and landscaping 
meets the intended quality and design of Beulah Park.   

 
(5) Existing and proposed streets are suitable and adequate to carry anticipated traffic within 

the proposed district and in the vicinity of the proposed district. 
 

Finding is Met: The roadway network is providing four (4) different entry/exit points to existing 
roadways, with a fifth connection possible through Columbus Street, allowing traffic to flow into 
different areas around the development. The intent of the design is to deter cut-through traffic and 
provide general traffic calming to create a more pedestrian-oriented development. 

 
(6) Existing and proposed utility services are adequate for the proposed development. 

 
Finding is Met: The existing and proposed utility services are adequate for the proposed 
development. Proposed utilities will be reviewed in more detail with the engineering / site 
improvement plan. 

 
(7) Each phase of the proposed development, as it is proposed to be completed contains 

the required parking spaces, landscape and utility areas necessary for creating and 
sustaining a desirable and stable environment. 

 
Finding is Met: The proposed Phase I network will provide roadways and trails within the Beulah 
Park redevelopment that can be extended in the future as needed for other Phases of Beulah Park 
and for other future development projects. The proposed roadways will also create additional points 
of access for residents of Beulah Park to multiple roads, while connecting the western portions of the 
city to the Town Center area. Staff believes the proposed roadway design, street trees and other 
landscaping will create a desirable environment. 

 
(8) The proposed Planned Unit Development District and all proposed buildings, parking 

spaces and landscape and utility areas can be completely developed within seven 
years of the establishment of the district, unless otherwise provided for by Council. 
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Finding is Met: The proposed project, including building, parking spaces, landscaping and utilities 
can be completely developed within seven years. 

 
GroveCity2050 Guiding Principles Analysis 

 
The City of Grove City adopted the GroveCity2050 Community Plan in January 2018 which contains 
specific goals, objectives and actions to guide growth in the community. Five (5) guiding principles are 
identified that articulate Grove City’s community values and direct the recommendations in the Plan. 
Applications submitted to Planning Commission are reviewed based on these 5 Guiding Principles: 

 
(1)  The City’s small town character is preserved while continuing to bring additional  

employment opportunities, residents and amenities to the community.  
 
Finding is Met:  The Phase I development will preserve the character of Grove City through 
providing a transportation network designed to calm traffic and create a safe environment for 
vehicles and pedestrian. Additionally, the proposed paths on the site will connect with existing 
and future pathways providing additional pedestrian connectivity.   

 
(2) Quality design is emphasized for all uses to create an attractive and distinctive public and  

private realm.  
 

Finding is Met: Staff believes that the usage of street trees, other landscaping, and designated 
pedestrian areas create an attractive and welcoming public realm for the Beulah Park site. 
 

(3) Places will be connected to improve the function of the street network and create safe  
opportunities to walk, bike and access public transportation throughout the community. 
 
Finding is Met: This site will provide four entry/exit points to existing streets, with a potential fifth 
point at Columbus Street, providing multiple areas for vehicular traffic. Additionally, the inclusion 
of sidewalks and the leisure path provides more pedestrian connectivity to the area. The roadway 
network is designed to be pedestrian-oriented with landscaped bump-outs and on-street parking 
to create a desirable pedestrian zone separated from vehicles. Roadways are designed to deter 
cut-through traffic on any one thoroughfare by disseminating traffic onto a variety of area 
roadways. 

 
(4) Future development that will preserve, protect and enhance the City’s natural and built  

character through sustainable practices, prioritizing parks and open space and 
emphasizing historic preservation.  
 
Finding is Met: The Phase I development will utilize entry features from the original Beulah Park 
racetrack site and will incorporate other structures matching the design of those entry features. 
Furthermore, the roadways will provide access to a future community park providing additional 
open space to both Beulah Park residents and the greater community. 

 
(5) Development provides the City with a net fiscal benefit. 
 

Finding is Met: The Phase I roadway network will provide access to future developments as part 
of Subareas A and B, which will provide additional non-residential uses, as well as providing 
additional connectivity to the Town Center area. The increase in property values from the quality 
redevelopment of the Beulah Park site will also be an overall benefit to the community. 
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Recommendation 
 
The Development Department recommends Planning Commission make a recommendation of approval 
to City Council for the Development Plan with the following stipulations. 

 
1. Pavement and right-of-way widths shall be dictated by the approved Beulah Park Zoning Text (C-

24-18). The Standard Drawings on sheet C0.3 (C-GC-61, C-GC-62, C-GC-63 and C-GC-64) shall 
be referenced only in terms of pavement composition for public roadways in the development. 
 

2. Brick crosswalks shall be provided at pedestrian crossings at all roundabouts and across Street “A” 
and Street “E” at Southwest Boulevard.  
 

3. Irrigation shall be provided for all entry features into the Beulah Park site. 
 

4. The proposed archway shall be located on the Beulah Park site and feature supplemental 
landscaping approved by the Urban Forester.  
 

5. Autumn Blaze Maples and Pin Oaks shall not be used as street trees. Replacements for these trees 
shall be subject to approval by the Urban Forester.  
 

 
 
 

 


