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ITEM 3: 201810310051 – Bluegrass Park (Preliminary Development 
Plan) 
 
Site Location     
West side of Hoover Road, approximately 1,400 
feet north of SR 665 (Parcels 040-008056, 040-
016112 and, 040-016111) 
 
Proposal 
A Preliminary Development Plan for a mixed use 
development with four subareas. 
 
Current Zoning 
SD-1 (Educational) 
 
Proposed Zoning 
PUD-R (Planned Unit Development – 
Residential) and PUD-C (Planned Unit 
Development – Commercial)  
 
Future Land Use 
Mixed Use Employment Center 
 
Property Owner 
Buckeye Ranch Foundation, Inc. 
 
Applicant/Representative 
Donald T. Plank, Plank Law Firm, LPA 
 
Applicable Plans, Policies, and Code 
Section(s) 

 Zoning Code Section 1135.14 

 GroveCity2050 Community Plan Future 
Land Use and Character Map 

 
Staff Recommendation 
Approval with Two Stipulations 
 
Contents     Page 
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Case Manager 
Kendra Spergel, Development Planner 
614-277-3019 
kspergel@grovecityohio.gov  
 

 
Summary 
The applicant is requesting approval of a 
Preliminary Development plan for four subareas 
on the former Buckeye Ranch Equestrian Center 
site. Proposed uses for the site include multi-
family housing, assisted living, office and 
medical office and daycare. Two public streets 
are also proposed with potential future 
extension.  
 
Zoning Map 

 
 
Next Steps 
Upon recommendation from Planning 
Commission, the Preliminary Development Plan 
can move forward to City Council. After City 
Council, the Rezoning and Final Development 
plan can be reviewed.  
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1. Context Map 
This property is located on the west side of Hoover Road, approximately 1,400 feet north of SR 665 (040-
008056, 040-016112, and 040-016111). 

 



3 

 

2. Analysis  
 
Summary 

The applicant is requesting approval of a preliminary development plan for a mixed use development, 
Bluegrass Park, comprised of four different subareas on the former Buckeye Ranch Equestrian Center 
site. A number of uses are proposed on the site with office space, medical office, eating places and a 
daycare in the front portion along Hoover Road in Sub-Areas 1 and 4, multi-family residential in the center 
in Sub-Area 2, and assisted living or multi-family proposed in the rear in Sub-Area 3. Details for Sub-Area 
2, including site layout and elevations, have been provided for review; however, Sub-Areas 1 and 4 only 
have a site layout shown on the plan. No details have been provided for Sub-Area 3.    
 
The GroveCity2050 Community Plan and Future Land Use Map recommends this site be used as Mixed 
Use Employment Center which includes office and commercial as primary uses, with multi-family housing 
as a secondary suggested land use. The idea around the Mixed Use Employment Center classification is 
to create mixed-use developments that allow people to work, shop and live in a walkable area. Given its 
proximity to existing major employers such as Mount Carmel and existing entertainment areas, including 
the Buckeye Grove Shopping Center, staff believes the development would support this opportunity. 
Additionally, staff believes that the development meets specific objectives of the GroveCity2050 Plan. 
These include Objective LU2 for placing priority on developing underutilized land or land adjacent to 
existing development and Objective LU4 which ensures that areas will exhibit strong neighborhood 
qualities including walkable blocks, integrated open space and a variety of housing options. The proposed 
development will be an infill project that will provide more housing diversity to the area that currently has a 
variety of types including single-family condos, and apartments.  
 
A total of 10.75 acres of open space are required on the site for Sub-Area 2, and a total of eight acres 
were calculated between what is provided for Sub-Area 2 and for Sub-Area 3, for which the amount of 
proposed units has not yet been provided. Staff could be supportive of providing less open space than 
required in Section 1101.09(b) provided that the development be incorporated into the area for safe 
connectivity to amenities. Additional discussion will be needed prior to determining the amount of fees in 
lieu of providing space that will be required. Also, more details for Sub-Area 3 will be needed to determine 
how much space would be needed there.  
 

Site Plan 
The site is proposed to be accessed from two new public roadways off Hoover Road, with one along the 
north property line (Road #1) connecting with Hoover Road at its intersection with Birch Bark Trail and the 
second near the south property line (Road #2). Staff has been examining the location of these roadways 
for future expansion to the Mount Carmel campus to the west. Staff is supportive of the site having two 
public roadways, but believes that more discussion is needed to determine their final configuration with 
other roadways in the city. The applicant and staff have been discussing the role of this site in regards to 
regional connectivity, as well. Staff have preliminarily drafted a Southwest Area Plan that includes 
roadway improvements on the west side of I-71 and another overpass over I-71 to create another 
east/west connection point from Hoover Road.  
 
Sub-Area 1 is proposed in the northernmost portion of the site and will be 2.5 acres in size. Plans show a 
potential 28,000 square foot office building with its own parking area for Sub-Area 1 with access from 
Road #1 (the northern public road). Sub-Area 4 is proposed in the east central portion of the site and will 
be 1.68 acres in size. Preliminary plans show a 15,000 square foot office building with its own parking 
area around the building, as well as access onto Road #2 and a second right-in/right-out access point off 
Hoover Road. Staff is not supportive of this second access point as there are concerns it will create too 
many curb cuts onto the roadway that are too close in proximity.  
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Sub-Area 2 is the largest proposed portion of the site and is located mostly in the center. It is proposed to 
be 18.04 acres in size and contain a maximum of 240 multi-family units, either apartments or senior 
independent living. The preliminary plans show 10 proposed apartment buildings, as well as a clubhouse 
with a pool and an event venue. While staff is supportive of the clubhouse, pool and event center, as they 
are added amenities to the site, staff believes that the location of these structures should be placed more 
internally to allow space for another office sub-area along Hoover Road. Parking is proposed throughout, 
with some spaces to be used for garages or carports. Two green spaces are also proposed with one 
located to the north by Road #1 and a second located along the southern property line, south of Road #2, 
which is proposed to contain a dog park, community gardens, existing city bike path and a stormwater 
pond. A Fire Apparatus Maneuverability Plan for all currently proposed roads in the sub-areas has been 
submitted for review. A couple of areas in Sub-Area 2, particularly in the northwestern portion of the sub-
area, show the apparatus going over a curb or partially into a parking space/garage, which will be 
problematic for access around the site. Further review of site access will occur with the final development 
plan. 
 
No details were included on the plans for Sub-Area 3, which is proposed in the rear/west 9.79 acres on 
the site. The applicant has indicated that this area will have a 2.5-acre nature preserve to utilize some of 
the existing tree stand in the area and the remainder be used for an assisted living facility, nursing home 
or multi-family residential (either as senior independent living or market rate apartments). The preliminary 
zoning text states that a maximum of 160 market rate apartments or 240 senior independent apartments 
could be proposed for the sub-area. Roads #1 and #2 currently stub into Sub-Area 3, with the possibility 
that they could be continued onto this site. Details for this sub-area will be reviewed during the rezoning 
and final development plan phases. 
 
As stated before, a stormwater management basin has been proposed in the southeastern corner of the 
site (in Sub-Area 2). Concerns have been raised that the pond may be too narrow for the City’s 
stormwater standards and possible reconfiguration will likely be needed on the Final Development Plan, 
along with details to ensure the pond functions properly to manage stormwater on the site. Additionally, 
due to its prominent location along Hoover Road, the aesthetics of this pond will also be evaluated with 
the final development plan.   
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Landscaping  
A preliminary landscape plan was submitted showing the location of trees along Hoover Road, around the 
proposed basin, and along each of the proposed roadways and parking lots within the site. Further 
landscaping including the locations around buildings, service structures and entry features/signage will 
need to be shown on the final development plan. There are also a few notes on the plan that indicate 
trees and other plantings will be preserved or relocated if possible, but there is no indications of what will 
occur if those plantings do not survive. These plantings will need to be replaced if they do not.  
 
The landscape plan indicates that three different deciduous tree types, Autumn Blaze Maple, Swamp 
White Oak, and Central Park Splendor Elm, are to be used on the site but there is no indication of their 
exact location on the site. Staff is supportive of the tree types as long as there is variation in where they 
are located to prevent a monoculture.  
 
Landscaping around the proposed stormwater basin will include 12 deciduous trees and 12 evergreen 
trees. This pond is located in a very visible portion of the site, at the intersection of two public roadways 
(Hoover Road and Road #2), as well as being visible from the nearby bike paths. Due to its prominent 
location, the ponds will need to include additional landscaping and features such as perennials and 
shrubs, deciduous trees, ornamental trees, benches and shoreline protection that requires stone slabs, 
stone outcroppings and wetland shelf. 
 
The landscape plan shows a row of trees and two landscaping beds on the Buckeye Ranch’s site along 
the north side of the proposed Road #1. Plantings can be installed on another property if documentation 
of an agreement and easement have been provided. This will need to occur or the plantings will need to 
be removed.  
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Buildings 
Details regarding the proposed buildings have not yet been completed and have not been included as 
part of the preliminary development plan review. Some information has been provided in the preliminary 
zoning text regarding potential materials including smart wood, brick, stone, fibrous cement siding and 
stucco, as well as required design elements such as balconies, porticos and dormers to provide additional 
architectural interest to the structures. Further discussion of the proposed buildings and detailed 
elevations will be reviewed as part of the final development plan to ensure that buildings exhibit the 
intended character of the area and are compatible with existing and future area developments.  
 

Signage 
No information regarding proposed signage has been submitted; however, staff has informed the 
applicant that a decorative entrance feature with landscaping will be needed for the site. The preliminary 
zoning text states that entry signs for each sub-area will be in landscaped areas with locations as 
approved on the Final Development Plan. Signage will be reviewed during the Final Development Plan for 
each phase/sub-area of the development. 
 

 
3. PUD 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 for Planned Unit 
Development districts 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: Staff believes that the proposed uses will blend well into the surrounding areas. The area 
currently has a mixture of retail, restaurants, medical office, multi-family residences and single-family 
residences. The proposed site will incorporate many of these uses, acting as a transitional area between 
the Mount Carmel campus to the north and nearby shopping areas, offices and residences.  
 
(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 Can Be Met: A preliminary zoning text was submitted with the preliminary development plan, 
which deviates from standards including density, roadway widths (between 22 to 30 feet), setbacks and 
building height. Staff could be supportive of the proposed deviations, as the intent of a PUD zoning is to 
allow for some differences from the zoning code, given the context of the area and development trends. 
This site is in close proximity to the Mount Carmel Grove City Hospital, which is seven stories in height 
and allows for a transition between the hospital and single-family residences to the east. Other deviations, 
including density and roadway widths, are similar to those on nearby properties, including Grove City 
Summit Apartments, which is slightly lower in density. Staff is also supportive of allowing the more dense 
development with the reduced setbacks, as it will provide potential employee housing for Mount Carmel 
and other area employers and more of a transitional area between the hospital site and nearby single and 
multi-family housing. Further review of the standards of the site will occur with the review of the zoning 
text during the rezoning process.  

 
(3)   Land surrounding the proposed development can be planned in coordination with the  
       proposed development and that it is compatible in use. 
 
Finding Can Be Met: Staff is currently drafting a Southwest Area Study which includes potential future 
roadways on the west side of I-71. The draft shows a roadway extending from Hoover Road, to become 
an overpass over I-71, opening land for development on the west side of I-71. This will provide additional 
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access points to this growing area of the city and another east/west roadway to further direct traffic 
through the city. The applicant is working with staff to examine the most appropriate way for the proposed 
development to integrate into these future roadway configurations. 
 
(4)   The proposed change to a Planned Unit Development District is in conformance with the  
       general use intent of the area. 
 
Finding is Met: GroveCity2050’s Future Land Use and Character Map recommends this site be used as 
Mixed Use Employment Center, which includes offices as the main primary use and commercial, 
institutional uses, and multi-family residential as secondary recommended uses. The proposed 
development would not be permitted in one of the City’s established zoning districts due to the variety of 
uses proposed that would not all fit into one district. To be able to establish the proposed mixed uses that 
are recommended in GroveCity2050, a PUD zoning is needed.  
 
(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 Can Be Met: Staff is overall supportive of the proposed street network; however, more 
discussions are needed regarding any signalization and final location of the proposed street network. As 
previously discussed, this is being examined as part of the Southwest Area Plan. Additionally, staff is not 
supportive of the proposed right-in/right-out access point from Hoover Road proposed in Sub-Area 4 due 
to the proximity of the other curb cuts on the site and on the east side of Hoover Road.  
 
(6)   Existing and proposed utility services are adequate for the proposed development. 
 
Finding Can Be Met: A preliminary utility plan was submitted for review that shows the general location 
of the site’s proposed utilities. A further and more detailed review of the proposed utilities for the site will 
occur with the final development 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 Can Be Met: At this point, proposed site design has been provided for, three of the four sub-
areas including parking, roadways, sidewalks/paths, and building placement. Staff is generally supportive 
of the layout, as the site provides continual circulation for both vehicles and pedestrians, and the 
transition between the proposed uses, with the daycare and office spaces along Hoover Road (similar to 
other nearby commercial/office areas) and residential located further away (more so adjacent to existing 
multi-family residential including Grove City Summit Apartments).  
 
(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. 
 
Finding is Met: The proposed project, including building, parking spaces, landscaping and utilities can be 
completely developed within seven years. 

 
 
 
4. 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 
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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 Can Be Met: A number of uses are proposed as part of this development including 
medical office, office, a daycare center, senior assisted living and multi-family residential. Staff 
believes that this mix will bring more needed uses to the community, particularly to continue 
meeting the demands for housing and increased professional employment opportunities in the 
city. Staff overall is supportive of the site’s layout; however, details for how the buildings will look 
and how they fit into the current and future character of the area, as well as roadway 
configuration and integration into the future roadway network, still needs to be reviewed. 
Furthermore, details for Sub-Area 3 have not been provided for review and additional details for 
this sub-area will be required for the rezoning and final development plan phases.  

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

private realm.  
 

Finding Can Be Met: Staff is overall supportive of the site’s layout, including accessibility of 
amenities such as the event venue, clubhouse, dog park and community garden. The transitions 
between the sub-areas will allow them to be separate but also be connected to each other 
through the proposed roadways and sidewalk network. More discussions and review are needed 
on the proposed roadway network for the site, including the final location of the roadways. The 
design of Sub-Area 3 and elevations for the site will be needed to be reviewed to determine how 
the buildings will be designed.  
 

(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 Can Be Met: The site is proposed to include two public roadways one of which may 
create another east/west connection over I-71. Traffic has been a growing concern of the city’s 
residents and additional connections can alleviate potential congestion on the community’s 
existing roadways. The final location and layout of these two public roadways is still under review 
and will be finalized during the final development plan phase. Additionally, a number of sidewalks 
are proposed throughout the site that will connect with the existing bike path between this site 
and the Buckeye Grove Shopping Center, as well as to the bike path that runs along Hoover 
Road. This development is near a variety of uses including the Buckeye Grove Shopping Center, 
Meijer grocery store, medical offices and Mt. Carmel campus, making it an easily accessible 
location through multiple modes of transportation, including biking and walking.  

 
(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 site will utilize different greenspaces and amenities throughout, including a 
dog park, community garden, clubhouse and event venue, as well as preserving some of the tree 
stand in Sub-Area 3. Additionally, a number of sidewalks will be installed throughout the site that 
will not only connect to the sub-areas, but will also connect them to the existing bike paths along 
Hoover Road and between this site and the Buckeye Grove Shopping Center. This will allow 
residents and people who work at the site to access nearby areas without needing to drive. The 
site is not within the Historic Preservation Area (HPA) nor is there an historic structure on it, so 
the site will not be held to historic preservation requirements.  

 



9 

 

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

Finding is Met: All of the proposed uses, including multi-family residential, assisted living, office, 
medical office and daycare, are taxed at a higher rate than standard single-family homes bringing 
additional revenue into the community. Two of the sub-areas (1 and 4) are proposed to have 
medical office, office and a daycare. Each of these uses will bring in added professional 
employment opportunities to the community allowing additional residents to potentially live and 
work in the city. Furthermore, with the addition of the Mount Carmel medical campus, a demand 
has been growing for medical office space in the city, but there has been limited space to develop 
the facilities. The proposed medical office space will continue to provide space for this growing 
demand.  

 
 
5. Recommendation 

After review and consideration, the Development Department recommends Planning Commission 
make a recommendation of approval to City Council for the preliminary development with the 
following stipulations. 
 
1. Roadways shall be designed to integrate into the future roadway network as generally shown 
on the approved Thoroughfare Map and within the GroveCity2050 Community Plan. 
 
2. An additional office building shall be added on Hoover Road in place of the multi-family event 
center and clubhouse. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
6. Detailed History 

 
1975 
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The portion of the site part of Parcel 040-004974) was annexed into Grove City in March 1975 
under Ordinance C-14-75 as part of a comprehensive annexation including areas along the west 
side of Hoover Road and east of I-71, and then zoned to its current SD-1 district in May 1975 
under Ordinance C-17-75. 
 
1993 
The main portion of the site (Parcel 040-008056) was annexed into Grove City in March 1993 
under Ordinance C-10-93, and the site was zoned to R-1. 
 
1997 
The main site was rezoned from R-1 to SD-1 to accommodate the construction of the Buckeye 
Ranch Equestrian Center. The Development Plan for construction on the site was approved with 
Resolution CR-47-97. 
 
2018 
The Buckeye Ranch ceased operation of the Equestrian Center, and the site became available 
for sale and redevelopment. 
 
2019 
Planning Commission approved two lot splits at the March 5 meeting for the site, including the 
creation of two lots (22 acres and 7.3 acres) from the main site (former equestrian site) and 2.5 
acres from the Buckeye Ranch site to be added to the proposed development. 
 
 
  


