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ITEM 3: 2019009040049 – All R Friends (Development Plan) 
 
Site Location     
Northwest of the intersection of Parkway Centre 
Drive & Buckeye Place (PID: 040-015106-00) 
 
Proposal 
A Development Plan to construct an 8,160 
square foot office building to be used for 
vocational training and social services for adults 
with disabilities.  
 
Current Zoning 
PUD-C (Planned Development – Commercial) 
 
Future Land Use 
Commercial Center 
 
Property Owner 
JK&R Property Enterprises LLC 
 
Applicant/Representative 
Darin Ranker, Carney Ranker Architects, Ltd. 
 
Applicable Plans, Policies, and Code 
Section(s) 

• Stringtown West Property Zoning 
Standards Text. 

• GroveCity2050 Community Plan Future 
Land Use and Character Map 

 
Staff Recommendation 
Approval with three deviations  
and ten stipulations 
 
Contents     Page 
1. Context Map ………………………………..  
2. Analysis ..…………………………………… 
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5. Recommendation ………………………….. 
6. Detailed History ……………………………. 
 
Case Manager 
Jimmy Hoppel, Development Planner 
614-277-3021 
jhoppel@grovecityohio.gov  
 
 
 

 
Summary 
The applicant is requesting approval of a 
Development Plan to construct an 8,160-square- 
foot office building to be used for vocational 
training and social services for adults with 
disabilities. The applicant is proposing 41 
parking spaces and associated landscaping and 
stormwater facilities. 
 
Zoning Map 

 
 
Next Steps 
Upon recommendation from Planning 
Commission, the Development Plan can move 
forward to City Council. If the item receives City 
Council approval, the applicant can submit for 
final engineering plans and building permits for 
the site. 
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1. Context Map 
The site is located in the northwest corner of the intersection of Parkway Centre Drive and Buckeye Place 
(PID: 040-015106-00). 
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2. Analysis  
Summary 
The applicant is requesting approval of a development plan for an office/institutional building for All R 
Friends, which provides vocational training and social services to adults with disabilities. The proposed 
development includes an 8,160-square-foot building, parking lot with 41 parking spaces, a stormwater dry 
basin, and site landscaping. The site will coordinate drive aisles, landscaping and fencing with adjacent 
properties to provide a complete and aesthetically pleasing development; however, some outstanding 
issues, including site circulation and stormwater, will need to be resolved with the project. 
 
The GroveCity2050 Community Plan and Future Land Use Map designates this site as Commercial 
Center, characterized by Commercial, Office, and Multifamily Residential as the primary uses, with one to 
three-story buildings, and a variety of building footprint sizes, along primary corridors and access drives.  
 
Site Plan 
The building will be generally centered 
on the site, with parking and circulation 
to the north and the west of the building 
and a dry detention basin on the eastern 
side of the site. A dumpster enclosure 
will also be included on the northwest 
portion of the parking lot. The building 
will have walkways on the north and 
west sides, wrapping around to the 
southern side of the building connecting 
to an outdoor patio space. While staff is 
supportive of the on-site pedestrian 
circulation, no sidewalk has been 
provided to connect with the existing 
sidewalks along Buckeye Place and 
Parkway Centre Drive. Staff believes 
that to further improve pedestrian 
circulation and be consistent with other 
recent developments in the area, the on-
site sidewalk should be connected to the 
existing walks on Buckeye Place and 
Parkway Centre Drive. The building and 
parking areas meet all requirements for 
setbacks. 
 
The site is located at the corner of Buckeye Place and Parkway Centre Drive. Plans currently show one-
way circulation through the parking lot, with entry coming from a shared driveway with the Marriott 
Courtyard off Buckeye Place and exiting the site from a shared drive with the HER Realty office to 
Parkway Centre Drive. A shared access agreement has been recorded with the Marriott Courtyard 
property to the west; however, a similar agreement does not exist for the shared drive to the north on the 
HER Realty property (040-013649) and will need to be submitted prior to construction plan approval. 
 
The drive aisles through the site will vary from 20 to 24 feet wide. Plans indicate that signage will be 
provided to delineate the one-way traffic circulation; however, staff has concerns about the clarity of the 
proposed circulation, given the width of the 24-foot northern drive aisle which is a typical width of a two-
way drive aisle. In order for the site to accommodate two-way traffic, the western drive aisle should be 
widened to be at least 22 feet wide. Staff would be supportive of reducing the width of the western 
sidewalk from 6 feet to 5 feet and the landscape bed along the western side of the building from 3 feet to 
2 feet to accommodate the extra width for the drive. 
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A dry detention basin has been proposed between the building and Parkway Centre Drive. While dry 
basins are not generally permitted in commercial areas, the applicant has indicated that a wet basin 
would be a safety concern for the clients utilizing the site. The applicant further indicated that they have 
had discussions with the OEPA to ensure that the basin will meet applicable requirements. The basin will 
be designed such that the ponding limits will drain completely within 24 hours or less after a storm event 
to eliminate concerns over nuisance plants. Staff is supportive of the use of a dry basin provided that it be 
maintained in an aesthetically pleasing manner given the site’s prominence within the Parkway Centre 
area. 
 
It should be noted that the review of stormwater calculations with the development plan is for general 
conformance with the City’s Stormwater Design Manual but an in-depth review of stormwater 
management is not conducted until construction plan review. If during this review it is found that the site 
layout must be altered significantly to accommodate changes in stormwater management, a development 
plan amendment may be necessary. 
 
 
Landscaping  
A landscape plan was submitted providing various plantings around the site. Portions of the proposed 
landscaping meet the zoning requirements, but some additional plantings will be needed in other areas as 
well as additional information provided. For instance, no plantings have been proposed around the 
dumpster enclosure, and as per Section 1136.08, plantings at least three feet in height spaced no more 
than five feet apart will be required on the north, west and south sides of the enclosure. A note stating 
that all service structures be screened as per Section 1136.08 will need to be added to the landscape 
plan, which includes the landscaping for the dumpster.  
 
Plans show the preservation of the existing hedgerow 
and fencing along Parkway Centre Drive as well as the 
extension of both along the site’s Buckeye Place 
frontage. Details were not submitted for either the fence 
or the shrubs, but plans do state that they will match the 
existing fence and hedge along Parkway Centre Drive. 
 
Per Code, trees are required to be a minimum two-inch 
caliper at the time of installation. The proposed 
small/ornamental trees are proposed to be 1.5-inch 
caliper; however, the City’s Urban Forester is supportive 
of granting a deviation to permit these small class trees 
to be 1.75-inch caliper instead.  
 
The site’s perimeter along the north and east property 
lines is proposed to be landscaped with a combination of 
Wright Brothers Sugar Maple trees and Blue Muffin 
Viburnum shrubs. Each parking island and peninsula is 
proposed to have one Thornless Honey Locust tree, 
meeting the requirement per Code. The building’s 
perimeter is proposed to be landscaped with Eastern 
Redbud and Rainbow Pillar Serviceberry trees, as well 
as a row of different shrubs, grasses and perennials.  
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Building 
The building is an 8,160-square-foot, one-story building, with elevated roofline. The exterior of the 
building is comprised of “Kentucky Blend Limestone” stone veneer (52.5 percent of the exterior), “Gray 
Matters” and “Foggy Day” stucco (23 percent of the exterior), with the remainder being windows, doors 
and roofing. The height of the building measured at the midline of the roof is shown on plans to be 
approximately 28 feet, with the full height of the building measuring approximately 35 feet. Staff believes 
that the proposed structure will be appropriate and in character with other area developments, creating a 
unifying appearance with the surrounding area development, as required in the zoning text for the 
“Stringtown West Property” PUD.  
 
The dumpster enclosure is made of split-faced masonry, pre-finished metal doors, and a cast stone 
coping on the top and is eight feet in height. In order to ensure that the enclosure adds to the 
cohesiveness of the development, the walls of the enclosure will need to be finished in brick or masonry 
which matches that of the building and the metal doors for the enclosure will either need to be replaced 
with a 100 percent opaque stained wood gate or by placing wood panels over the metal doors.  
 
Proposed East Elevation 

 
 
 
 

Proposed South Elevation 
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Parking 
Based on the square footage and use type of the building, 54 parking spaces would typically be required 
by Code. However, the applicant is requesting that 41 spaces be permitted as the clients that utilize the 
facility will be transported to the site via passenger vans and minibuses that pick up and drop off clients 
from their homes, therefore, not requiring their own personal vehicles be parked on-site. The applicant 
has indicated that the proposed parking is in line with their other facilities of the same size. 
 
Each parking space is proposed to be 162-square-feet in size (9’ by 18’), which is below the minimum 
parking space size of 180 square feet. Staff is supportive of this request due to the anticipated low 
parking volume that is expected on-site and the spacing is adequate for most vehicles.  
 
The submitted detail for handicap parking indicates that all handicap parking signs will be mounted on 
concrete bollards. In order to ensure compatibility with area development, the bollards should be painted 
black. Additionally, the handicap signage should be mounted on a black backer plate. 
  
Lighting 
The submitted photometric plan reflects a previous version of the drive aisle and parking lot configuration. 
In order to ensure that all vehicular and pedestrian areas meet the 0.5 footcandle minimum, an updated 
photometric plan will need to be submitted showing the updated parking lot layout. The site’s lighting 
fixtures will be black, downcast LED fixtures that will be similar in character to those utilized on other area 
developments.  
 
Signage 
Signage for the site is not being proposed as a part of this application. Any images or indication of sign 
placement, size, or location are for illustrative purposes only. Based on the illustrative images provided, 
deviations will not be required for the proposed development, and the applicant will request a sign permit 
from the Building Division for signage in compliance with the requirements of Chapter 1145.  
 
 
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 Can Be Met: Staff believes that the proposed use and concept for the site are appropriate; 
however, a number of revisions and clarification items are needed to ensure safe circulation on the 
site and connectivity to area development as well as site lighting, stormwater management and 
landscaping. 

 
(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: The applicant is requesting several deviations from Code including the number 
and size of parking spaces, the size of ornamental trees on the site, and allowing for a dry basin for 
stormwater management. Staff is supportive of the deviations to parking standards and landscaping; 
however, the requested stormwater management design will require further review during the 
construction plan review to ensure that it is designed to properly manage stormwater as well as 
provide an appropriate appearance given the prominence of the site within the Parkway Centre area. 
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(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: No new curb cuts are proposed on the site, as it will be utilizing shared access 
with the properties to the west and north. The site will also be utilizing an existing sidewalk along 
Parkway Centre Drive and Buckeye Place; however, no connection is proposed between the existing 
roadway sidewalks and those around the proposed building. Staff believes that to further pedestrian 
circulation in the area and be consistent with other recent developments, the sidewalk on the site 
should be extended to connect with the existing walks on Buckeye Place and Parkway Centre Drive.  
 

(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 site is zoned as PUD-C to permit a variety of uses in the area. The proposed 
use of a workforce development and social services facility for adults with disabilities is unique to the 
area and meets the intent of a PUD zoning to permit different uses while using a more cohesive 
development style with building design and site layout. 
 

(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: No new curbs cuts onto public roadways are proposed with the development, 
as all access to the site will be from shared drives over existing developments. One-way traffic is 
currently proposed through the site; however, staff is recommending that the site be reconfigured to 
accommodate two-way traffic. Minor site modifications including landscape bed and sidewalk widths 
will be needed to accommodate a wider drive aisle to safely convey two-way traffic on the 
development; however, staff is supportive of these modifications and believes that two-way traffic will 
more safely convey traffic on the site. 

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

Finding is Met: The site can access all needed utilities. 
         
(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: The proposed building and overall site layout will create a desirable and stable 
environment. The provided building elevations show a building constructed mainly of stucco and 
cultured stone, which has been utilized on many recent developments throughout the city and in the 
Parkway Centre area. However, further detail regarding the proposed dry basin for the site is needed 
to demonstrate that it will function properly and create the appropriate aesthetics for the area.  

 
(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. 
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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 
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: The proposed development will maintain a similar character as the 
surrounding Parkway Centre area and the use provides the amenity of vocational training and 
social services for adults with disabilities. The development will provide eight jobs on-site, as well 
as prepare adults with disabilities to enter the workforce. However, additional information, 
including demonstration that the proposed stormwater basin will properly function and result in an 
aesthetically pleasing site, still needs to be provided.  

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

private realm.  
 

Finding is Met: The proposed building will utilize stone/masonry for over half of the exterior 
elevation, as well as a stucco finish. This is similar to other comparable buildings in the area. The 
site is also utilizing site and perimeter landscaping, providing sod for the majority of the grassed 
areas, as well as continuing a split rail fence and hedgerow along the two street-facing property 
lines for enhanced aesthetics that provide an attractive public and private realm.  
 

(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 proposed development will not be adding any new access points, as it 
will be utilizing shared access drives with the adjacent property owners. Staff is supportive of the 
use of the shared access drives if shared access agreements can be created with the 
neighboring properties. Additionally, to further pedestrian access for the area and keep consistent 
with requirements for other recent nearby developments, staff believes that the on-site sidewalk 
should be extended to connect with the existing sidewalk on Buckeye Place or Parkway Centre 
Drive. 

 
(4) Future development 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 Not Applicable: The proposed development is part of an auto-centric commercial area 
of the City and does not have any known historic preservation assets; however the site does 
incorporate landscaped open space on the site for aesthetic value provided that the stormwater 
basin can be designed appropriately.  

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

Finding is Met: The development will provide approximately eight jobs for the city, as well as 
provide a valuable resource and service to the community. 

 
 



9 
 

5. Recommendation 
After review and consideration, the Development Department recommends Planning Commission 
make a recommendation of approval to City Council for the development plan with the following 
deviations and stipulations: 
 
1. A deviation shall be granted to permit the size of the parking spaces to be 162 square feet.  

 
2. A deviation shall be granted to permit the total number of parking spaces be reduced from the 

required 54 to a minimum of 40 spaces.  
 
3. A deviation shall be granted to permit small/ornamental trees to be 1.75” caliper at 

installation. 
 

4. The western drive aisle shall be widened to 22 feet to accommodate two-way traffic on the 
site. To accomplish this, the landscape bed and sidewalk along the west side of the building 
shall be reduced to 2 feet wide and 5 feet wide respectively.  
 

5. All signage and other indications of one-way traffic flow on the site shall be removed from 
plans. 
 

6. Additional sidewalks shall be provided that connect the sidewalk around the building with the 
existing walks along Buckeye Place and Parkway Centre Drive.  
 

7. The dumpster enclosure’s façade shall be finished in brick or masonry matching that of the 
proposed building, and the gates shall be 100 percent opaque stained wood.  

 
8. Landscaping shall be installed on the north, west and south sides of the dumpster enclosure, 

per Section 1136.08. 
 

9. An updated photometric plan reflecting the approved site layout shall be submitted, showing 
all vehicular and pedestrian areas comply with the 0.5 footcandle minimum. 
 

10. An access agreement shall be recorded over the shared drive on the HER Realty property to 
the north (parcel 040-013649). 
 

11. The existing landscaping of adjacent property owners shall remain and be incorporated into 
applicant’s landscaping. Any existing landscaping or split rail fence that is damaged or 
removed during development shall be repaired or replaced by applicant. 
 

12. All parking signs shall be mounted on steel posts painted black. Where concrete safety 
bollards are used at the base of handicapped parking signs, bollards shall be painted black. 
 

13. Parking signs shall be mounted on a black backer plate. 
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6. Detailed History 
 
2017 
C-100-16 amended the area zoning text (C-02-02) to remove the requirement for a 40,000 square foot 
signature office building provided that “Any building west of the Parkway Crossing Condominiums / 
Buckeye Place shall incorporate a level of architectural significance as shown on elevations dated 
11/04/16”. 
 
2013 
Planning Commission approved a lot split to create parcel 040-015106. 
 
A shared access easement was recorded over the entrance drive for the Marriott Courtyard development 
to grant access to the future development on parcel 040-015106. 
 
2002 
City Council approved the 16.49 and 21.17-acre sites for the subject PUD and were rezoned from C-2 
and SF-1 to PUD-C and PUD-R respectively (Ordinance C-02-02). 

 
  


