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ITEM 6: 201912310076 – Hidden Chase (Development Plan) 
 
Site Location     
East side of Harrisburg Pike, approximately 975 
feet south of the intersection of Demorest Drive. 
(Parcels 040-016103 & 040-016104) 
 
Proposal 
A Development Plan for an age-targeted 
residential development consisting of 80 two-
story units (40 doubles) on 15.8 acres. 
 
Current Zoning 
SF-1 (Single Family Residential) 
 
Future Zoning 
PUD-R (Planned Unit Development-Residential) 
 
Future Land Use 
Mixed Neighborhood 
 
Property Owner 
Harrisburg Pike Investors, LLC 
 
Applicant/Representative 
Forrest Gibson, OHM Advisors 
 
Applicable Plans, Policies, and Code 
Section(s) 

• Zoning Code Section 1135.14 

• GroveCity2050 Community Plan 
 
Staff Recommendation 
Approval with 1 deviation and 8 stipulations. 
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jhoppel@grovecityohio.gov 
 
 
 
 
 

 
Summary 
The applicant is requesting approval of a 
Development Plan for an age-targeted 
residential development consisting of 80 two-
story units (40 doubles) on 15.8 acres. The 
proposed development will include a retention 
pond, resident gathering spaces and walking 
trails.  
 
Zoning Map 

 
 
Next Steps 
Upon recommendation from Planning 
Commission, the Development Plan can move 
forward to City Council. Rezoning has been 
approved by City Council, and will take effect 
2/5/2020. 
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1. Context Map 
East side of Harrisburg Pike, approximately 975 feet south of the intersection of Demorest Drive. (Parcels 
040-016103 & 040-016104) 
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2. Analysis  
 
Summary 

The applicant is requesting approval of a development plan for residential development. The residential 
community would be comprised of age-targeted, two-story, attached fee-simple single-family housing with 
two-car garages and optional basements. There would be 40 double-unit buildings totaling 80 units.      
 
The GroveCity2050 Community Plan and Future Land Use Map recommends this site be used as Mixed 
Residential, which includes attached single-family residential as a primary use. Staff believes that the 
proposed development meets the suggested Mixed Neighborhood character in regards to building height, 
setbacks, transportation network and open space. The proposed development will provide a unique 
housing option for the area. 
 

Site Plan 
The proposed site is 15.8 acres, including 4.8 acres of open space (only 4.4 acres required), which does 
not include the stormwater retention basin. The site includes 40 buildings of two-story, attached fee-
simple single-family housing with two-car garages and optional basements, resulting in a total of 80 
dwelling units and a density of 5.06 units per acre. 
 
The site is proposed to be accessed by a future private roadway off of Harrisburg Pike that will form a 
continuous roadway that forms a loop through the site. The roadway will be 24 feet in width. The 
preliminary development plan proposed a secondary emergency access towards the northern end of the 
site and the zoning text stated that this secondary access would be “either reinforced turf or a 
combination of asphalt and reinforced turf to meet the requirements of the Jackson Township Fire 
Department.” However, the applicant has since coordinated with the Jackson Township Fire Department 
and it was determined that the main split entry shall adequately serve as a secondary access point. The 
roadway on each side of the front entry landscape median will be 14 feet wide. The proposed pavement 
section does not meet the Grove City standard requirements of C-GC-91 and will need to be addressed 
at the final engineering stage. 
 
Depending on lot placement along the curvilinear looped roadway, lot dimensions will vary, but the 
minimum lot widths will be 68 feet wide and 112.5 feet deep, which will include both dwelling units. Lot 
coverage will be a maximum of 46 percent. 
 
Proposed Site Plan 
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A five-foot pedestrian sidewalk will lead from the main entrance off Harrisburg Pike and will continue 
along the inside of the looped roadway. A note on the plans explains that at the rear of the site there will 
be an eight-foot multi-use path around the stormwater retention pond. This multi-use path will be 
coordinated with the adjacent property owner to the east to a future multi-use path that will connect to the 
larger community system.  
 
Two auxiliary/guest parking areas are provided near each end of the site, with six spaces each. At the 
western side of the interior loop there will be a clustered mailbox station, as well as a community 
gathering area with a gazebo. The zoning text requires that the design of the mailbox station be submitted 
and approved as part of the development plan and no details were submitted. Per the text, the kiosk must 
utilize colors and/or decorative materials in character with other site fixtures or structures in the 
development. 
 
The perimeter of the site will preserve existing tree stands with a ten-foot tree conservation zone. 
Additionally, on the southern property line, there will be an additional 15-foot landscape buffer. Both of 
these are to provide for screening to adjacent single-family properties to the north and south. An 
additional two adjacent single-family properties along Harrisburg Pike will be partially or entirely 
surrounded by the proposed development and will be screened by existing tree stands as well as 
increased landscaping proposed by the applicant. 
 
At the back of the community, the eastern side of the site, there will be a 0.9-acre stormwater retention 
pond designed to meet appropriate setbacks and retention levels per the City’s Stormwater Design 
Manual.  
 

Landscaping  
The submitted plans show the perimeter of the site will preserve existing tree stands with a ten-foot tree 
conservation zone. Additionally, on the southern property line, there will be an additional 15-foot 
landscape buffer. Both of these are to provide for screening to adjacent single-family properties to the 
north and south. Staff has concerns that the tree preservation fencing along the southern property line 
does not go to the drip line, which will damage the root systems of the trees and will be a hazard to the 
new homes. Similarly, staff is concerned about the large oak tree at the rear of the property that is 
planned to be preserved, as the walking path cuts too close to the base of the tree. The retention pond is 
required to have 22 trees around it to meet code standards, which the plans show will be met. The zoning 
text requires that all poor quality or dead trees be removed. The tree survey provided identifies these 
trees and the intention for them to be removed during development. 
 
An additional two adjacent single-family properties along Harrisburg Pike will be partially or entirely 
surrounded by the proposed development and will be screened by existing tree stands as well as 
increased landscaping proposed by the applicant. Staff believes that additional evergreen trees have 
been adequately provided to screen the more northern property, but additional evergreen trees are still 
necessary to screen the more southern adjacent property.  
 
The applicant has provided details for landscaping at the entryway, entry sign, mailbox cluster, walking 
path and gazebo. Most of these details meet code requirements and the requirements of the approved 
zoning text for the site. The vaulted utility box in the entry signage planting bed still requires evergreen 
screening on four sides. Also, the mailbox still requires permanent landscape material, such as shrubs, in 
addition to the ornamental grasses because ornamental grasses are not full year-round. Additionally, 
Note 5 on Page L-1.05, regarding the folded wire cage, does not meet code standards and should be 
removed from the plans.   
 
 
 
 



5 

 

 
Proposed Site Level Landscaping Plan 

 
 
There will be 84 street trees provided, as required by code per the zoning text, comprised of a variety of 
deciduous trees. Each building (40 buildings) will be required to have three trees associated to each of 
them, beyond the required street trees and additional screening trees. Plans show an adequate number 
of trees, per the number of buildings, although some trees have been dispersed throughout the property 
due to the close proximity of some of the buildings, which staff is supportive of. The trees in the plans 
have been numbered to match with the lot they are associated with. Code requires that each building has 
10 shrubs, which the plans show will be met. 
 
The zoning text outlines that the HOA will be responsible for maintaining and replacing all trees on the 
property, including the tree preservation zones and landscape buffer.  
 

Buildings 
Each building will include two, two-story attached units, each unit having a two-car garage and an 
optional basement. Renderings from the street view show that, in general, a modern farmhouse style has 
been adopted for the site, while a variety of front elevations have been proposed by the applicant. All 
include horizontal vinyl siding as the primary siding, while some of the elevations provide a second story 
accent siding that is a vertical board and batten. The proposed color of the siding will be a variety of 
options of low-chroma colors. Brick and stone accents have been proposed around the foundation of the 
buildings. The trim, windows and garage doors will be finished in white, with some slight variation in 
detailing of the features. Some windows will be accented by shutters, while others will not, adding to the 
variety of appearance. Buildings will be accented with required landscaping near their entries while 
allowing residents to have space to add additional landscaping. 
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Proposed Character Elevations 
 

 
 

 
 
 

Signage 
An entry feature sign with landscaping will be located at the main entrance of the property along 
Harrisburg Pike, with a character generally matching that of the Holton Run development to the north on 
Harrisburg Pike as required by the approved zoning text. The Development Plan shows the sign 
placement to the north of the entry. The overall height of the sign is approximately four feet, and the width 
including the support structure is approximately 14.5 feet. The sign will be HDPE mounted routed lettering 
that will be externally lit. The support structure of the sign will be constructed of natural stone, concrete 
caps and black aluminum decorative fencing. The area surrounding the sign will be landscaped, as 
previously mentioned.  
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Proposed Entry Sign 

 
 
 

Lighting 
The site includes 24 street lights, meeting Grove City standard drawings. The style is the Main Street light 
pole with the acorn style luminaire. The street lights will be mounted at a height of 16 feet. Street lights 
are placed at the entryway, at visitor parking lots and generally spaced every one and a half units apart, 
on the outer tree lawn of the street loop. The average roadway lighting is 1.14 footcandles, with a range 
of 0.20 to 5.50 footcandles. Code does not have a minimum footcandle requirement for residential 
developments; however, parking lots in commercial and industrial developments must meet a minimum 
lighting level of 0.5 footcandles.  
 
 

Stormwater 
A stormwater retention pond is proposed on the eastern side of the site. The pond is approximately 0.9 
acres and has not been calculated as a part of the open space on the site. A preliminary review of the 
retention pond shows that the capacity and expected runoff are anticipated to meet City stormwater 
requirements. The retention pond also meets or exceeds the minimum distance required from buildings. 
The retention pond, which is expected to be adequate to service the site will be further reviewed during 
the final engineering plans phase. If any reconfiguration were to be needed and is considered to be 
significant, it may require the approval of a development plan amendment. 
 

Utilities 
The site should be adequately serviced by all utilities, based on submitted plans. Staff does suggest, 
however, that the plans show that the water main coming south from Demorest Drive along US-62 should 
be shown as 16 inches, rather than 12 inches, in order to align with the latest guidance from the City on 
the infrastructure need for the area and the 2012 City of Columbus Water Distribution System Master 
Plan. 

 
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 that could not be achieved under any other district. 
 
Finding is Met: Staff believes that the proposed use is compatible with the surrounding areas. This 
proposed development would not be able to be achieved under any existing zoning district due to D-2 
(zero-lot-line doubles) zoning requirements including minimum building width, front and rear yard 
setbacks and maximum lot coverage. Additional tree preservation, landscape buffers and screening have 
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been provided by the applicant to minimize any perceived visual detriment to adjacent property owners. 
Staff is recommending the applicant provide additional evergreen screening for the property along US-62 
at the southwest corner of the property. 
 
(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: A zoning text was approved during the Rezoning of this property, which deviates from 
standards including lot coverage, roadway widths and setbacks. Staff is supportive of the 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. Staff is also supportive of allowing the more dense development with the 
reduced setbacks, as it will provide a unique housing type that is in demand among the targeted 
population, but currently lacking from Grove City housing stock. The plans shown in the Development 
Plan submission meet the zoning text requirements. 

 
(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 proposed development is generally compatible in use and design to the anticipated 
future development and land use of the area. The applicant has been in coordination with the property 
owner to the east in regards to stormwater and utility infrastructure installation and connection for future 
development of that property. 
 
(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 Neighborhood, with attached single-family residential as a primary use. GroveCity2050 also 
suggests a potential mix of neighborhood-scale office or commercial, institutional uses or open space. 
The current proposal includes open space. The proposed development would not be permitted in one of 
the City’s established zoning districts due to restrictions on minimum building width, front yard and rear 
yard setbacks and maximum lot coverage. 
 
(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: Staff believes that the proposed private street within the development can adequately 
carry the anticipated traffic of the 80 dwelling units proposed. 
 
(6)   Existing and proposed utility services are adequate for the proposed development. 
 
Finding Can Be Met: A utility plan was submitted for review that shows the location of the site’s 
proposed utilities. The utilities appear to be adequate for the proposed development. Although staff 
suggests that the applicant revise plans to show a 16-inch water main along US-62 to align with City of 
Columbus Water Distribution System Master 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: One phase of development is proposed. Staff anticipates full-site roadway circulation 
prior to residential occupancy, and required parking will be provided within the development of each of the 
residential units themselves. 
(8)   The proposed Planned Unit Development District and all proposed buildings, parking spaces  
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        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 
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: This age-targeted community will provide a type and style of housing that is in 
demand, but currently does not exist in Grove City. This is expected to attract new residents 
seeking this type of community and provide a desirable option for current residents seeking to 
stay in the community, but want to downsize and reduce yard maintenance.   

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

private realm.  
 

Finding is Met: Staff is overall supportive of the site’s layout, including accessibility of the 
walking path and guest parking. The open space provided is more than what is required by Code, 
and the landscaping provides functional screening as well as aesthetic appeal. Additional 
landscaping is suggested at the vaulted utility box near the entry as well as at the mailbox cluster. 
 

(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: The site is proposed to be accessed via a proposed private roadway off of 
Harrisburg Pike that will form a continuous roadway looped through the site. A pedestrian 
sidewalk will lead from the main entrance off Harrisburg Pike and continue along the inside of the 
looped roadway to the rear of the site, connecting to a walking path around the stormwater 
detention basin. Plans show that the applicant will coordinate with the property owner to the east 
to connect the walking path in the future, once it is developed, to provide connectivity to Fryer 
Park. 

 
(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 is  Met: The site will utilize open space with walking paths, as well as preserve much of 
the tree stand around the perimeter of the site. The site is not within the Historic Preservation 
Area (HPA) nor is there a historic structure on it, so it will not be held to historic preservation 
requirements.  

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

Finding is Met: The proposed attached single-family dwelling units provide for an in-demand 
housing type. The density of the site provides for a higher number of taxable residences 
compared to typical single-family lots. The private street and open space will be constructed and 
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maintained by the HOA, reducing the demand on City maintenance compared to a public road 
and City-maintained open space. 

 
5. Recommendation 

After review and consideration of the Hidden Chase final development plan, the Development 
Department recommends Planning Commission make a recommendation of approval to City 
Council for the development plan with the following 1 deviation and 8 stipulations: 
 
1) A deviation shall be granted from the approved zoning text to eliminate the secondary 

emergency access point off Harrisburg Pike. 
 

2) Details for the mail center/kiosk shall be submitted to ensure compliance with the approved 
zoning text. The kiosk shall utilize colors and /or decorative materials in character with other 
site fixtures or structures in the development. 
 

3) The protective fencing for tree preservation along the southern border shall extend to the drip 
line of the trees being protected. 
 

4) The walking path near the large oak tree that is adjacent to the pond shall be realigned to 
minimize the negative impact on the preservation of the oak tree. 
 

5) Additional evergreen screening shall be provided to screen the propsoed development from 
the existing single-family home at the southwest corner of the property. 
 

6) Mailbox landscaping shall include shrubs, in addition to ornamental grasses, that will be full 
year-round. 
 

7) The proposed vaulted utility box at the front entry signage shall be screened on all four sides 
with evergreens. 
 

8) The applicant shall revise plans to show a 16-inch water main coming south from Demorest 
Drive along US-62, to reflect the 2012 City of Columbus Water Distribution System Master 
Plan. 
 

9) Site engineering details, such as pavement composition, will be further reviewed and 
addressed with the final engineering / site improvement plans to ensure applicable standards 
are being met. 
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6. Detailed History 

 
2019 
Parcels 040-016103 & 040-016104 annexed into Grove City and assumed zoning of SF-1. 
 
2020 
The site was rezoned to PUD-R from SF-1 under Ordinance C-69-19, effective February 5, 2020. 
 
 
 
 
 
 
  


