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Grooms Tract 

Statement addressing TND Principles 

Holt Road Development LLC 

 

 

The Grooms Site is approximately 144 acres and is located in Prairie Township and Pleasant 

Township in southwest Franklin County. The site is located near the intersection of Big Run 

South and Johnson Roads, and is actually comprised of 3 parcels; two of which are being zoned 

into the TND classifications. 

 

The “east” parcel is approximately 59 acres, and is bounded by Big Run to the east, Johnson 

Road to the south and Bukey Road to the west. 

 

The “west” site is approximately 46 acres, and is bounded by Bukey Road to the east, Johnson 

Road to the south and vacant farmland to the north and west. 

 

It is intended that this development incorporate the principles of the Traditional Neighborhood 

Development Ordinance into the design and planning effort. 

A. The basic increment of planning is the transit-supportive, mixed-use neighborhood of 

a minimum density of five units per acre. 

 

The plan outlines a mix of residential housing types, with different density ranges to 

achieve an overall residential density of ± 6.1 units per acre. This density is a transit 

supportive density. 

 

B. The neighborhood is defined by an easy walking distance from edge to center, 

ranging from a quarter mile to a half mile. 

 

The neighborhoods are defined by centrally located parks and greens. With this design, 

no homes will be farther than a quarter mile from a green space. 

 

A bike trail will be built along the north side of Johnson Road. The interconnected street 

grid and green space distribution promotes pedestrian flows throughout the development. 

 

C. A variety of housing stock serves a range of incomes and age groups and includes 

backyard apartments, apartments above shops and residential units adjacent to work 

places. 

 

The site is being zoned Neighborhood Center and Neighborhood General to 

accommodate a variety of housing types. 

 

D. A variety of business types are accommodated, from retail and professional offices to 

“live-work” units and outbuildings for start up businesses. The office stock serves a 

range from home occupations to conventional office buildings. The retail stock 

includes a range from the corner store to small supermarkets. 

 

There are no commercial uses planned for this development, however there are neighborhood 
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commercial uses within one mile of the site on Holt Road to the northeast. 

 

E Special sites are reserved for civic buildings to serve as symbols of the community, thus 

enhancing community identity. 

 

Many small neighborhood greens and parks have been planned for these neighborhoods. These 

will serve passive recreational needs and provide community gathering spaces. 

 

F A variety of civic spaces take, the form of parks, greens, squares and plazas. 

 

A variety of civic spaces are dispersed throughout the two neighborhoods and vary in size from 

½ acre to over 2 acres. 

 

G. A variety of thoroughfares are designed to be equitable to the pedestrian, bicycle and 

automobile. Thoroughfares are connected in such a way as to encourage walking and reduce 

the number and length of automobile trips. 

 

Thoroughfare types include collector streets, local streets and lanes as well as bicycle paths and 

sidewalks. All streets and lanes are interconnected with entrances to the neighborhoods from 

adjacent surrounding roads. A bicycle path is proposed to run along the north side of Johnson 

Road and the west side of Big Run, providing for future links east and west. 

 

H. Building frontages spatially delineate thoroughfares and civic spaces and mask parking lots. 

 

The streetscape defines the thoroughfares and is characterized by a variety of house types. In all 

cases, the streets will be defined by the homes, which will generally have tight setbacks to 

promote a pedestrian oriented streetscape. Some of the homes will feature setback attached 

garages; a portion of the homes will be serviced by attached or detached garages accessed from 

lanes, which will mask the parking all together. On street parking will be provided for guests. 

 

I. Smaller block sizes reflecting intensity of use for each district will serve to support the above 

principles. 

 

Block size is consistent with the transect diagrams illustration for neighborhood edge and 

neighborhood general. Most blocks will be about 600’-800’ in length. A few are longer (up to 

1000’ length), and in those situations the house lots are organized to minimize the “visual” 

length of the streets (see plan). 
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STAFF REPORT 
DEVELOPMENT COMMISSION 
ZONING MEETING 
CITY OF COLUMBUS, OHIO 
MAY 12, 2005 
 
 
4.   APPLICATION: Z04-035   
 Location: 5080 BIG RUN ROAD SOUTH (43123), being 139.08± acres 

located at the northwest and southwest corners of Big Run 
Road South and Johnson Road (Westland Area Commission; 
240-000130).  

 Existing Zoning: R, Rural District. 
 Request: L-SR, Limited Suburban Residential, NG, Neighborhood 

General, and NC, Neighborhood Center Districts. 
 Proposed Use: Single-family residential development. 
 Applicant(s): Holt Road Development, LLC; c/o Jeffrey L. Brown, Atty.; Smith 

and Hale; 37 West Broad Street; Columbus, Ohio 43215. 
 Property Owner(s): Evelyn M. Grooms and Jennifer Grooms; c/o Jeffrey L. Brown, 

Atty.; Smith and Hale; 37 West Broad Street; Columbus, Ohio 
43215. 

 Planner: Shannon Pine, 645-2208; spine@columbus.gov 
 
 
BACKGROUND: 
 

o The 139.08± acre site is currently being used agriculturally, and is zoned in the R, Rural 
District.  The applicant requests the L-SR, Limited Suburban Residential, NG, 
Neighborhood General, and NC, Neighborhood Center Districts to develop a maximum 
of 735 single-family dwellings at a net density of 5.28 units per acre with 25.47± acres of 
provided open space.   

 

o The site has frontage on both Big Run South and Johnson Roads.  To the north of the 
site is vacant land in the M, Manufacturing District.  To the east of the site is a church in 
the R, Rural District.  To the south of the site are single-family dwellings and agricultural 
uses in Prairie Township.  To the west of the site is a single-family dwelling and farm in 
the M, Manufacturing District, a single-family dwelling in Prairie Township, and 
undeveloped land in the R, Rural District.  

 
o The site is located within the boundaries of the Westland Area Commission, whose 

recommendation had not been received at the time this report was prepared. 
 

o The site is located within the boundaries of the Westland Area Plan (1994) which 
recommends residential development at a density of 3-5 units per acre.  The Plan is 
recognized as an outdated document, and an attempt to update the Plan was 
unsuccessful.   

 
o As illustrated on the attached plans, the proposed development consists of a total of 

139.08± acres with a maximum of 735 single-family dwellings at a net density of 5.28 
units per acre with 25.47± acres of provided open space.  The Neighborhood Center 
District consists of 67.4± acres and is located at the northwest corner of Big Run South 

mailto:spine@columbus.gov
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and Johnson Roads.  The District will contain 411single-family dwellings with a gross 
density of 6.10 units/acre.  The Neighborhood General District consists of 30.65± acres 
and is located west of the proposed NC District.  The District will contain a maximum of 
188 single-family dwellings with a gross density of 6.14 units/acre.  The L-S-R, Limited 
Suburban Residential District consists of 41.03± acres, and is located on the south side 
of Johnson Road.  The District will consist of a maximum of 136 single-family dwellings 
units with a gross density of 3.31 units/acre.  The limitation text commits to street trees, 
decorative street lighting, two-car garages, and a minimum net floor area of 1,800 
square feet for at least 31 dwellings, and 1,200 square feet for all remaining dwellings. 
One lot in the northwest portion of the district backs onto Johnson Road, and Staff 
opposes this arrangement because it is inconsistent with the overall proposed lot lay-out.  
Staff prefers a relocation or omission of this lot, but is not making it a condition for 
approval.   

 
o A portion of the proposed L-SR District is located within the boundaries of the Hellbranch 

Watershed Protection Overlay and is subject to all applicable requirements and 
conditions.  The delineation of the overlay area reflected on the TND Plan does not 
match the City of Columbus overlay exhibit in Appendix A of Section 3372.710 of the 
City Codes, but a field survey has been completed for the site and the City’s Stormwater 
Management Section agrees with the delineation reflected on the TND Plan, and 
requests that when water exits the site, that it continues to the east and does not turn 
back to the west and into the Hellbranch.  The TND Plan has been designed in 
consideration of the Hellbranch delineation, and as a result, no homes are within the 
overlay area.      

 
o The site is located within close proximity to Bolton Field Airport.  Although the site is 

does not fall within the 65 DNL or higher noise exposure area, the Columbus Airport 
Authority has conveyed information regarding the operating conditions of the airport to 
the Applicant, and suggests that the homes are protected from aviation-related impacts 
by providing air conditioning and windows with a high sound transmission class.  The 
TND Plan reflects a 1.90± acre green to the north and west of the proposed NG District 
to act as a buffer between the airport and the development. 

 
o The Columbus Thoroughfare Plan identifies Big Run South Road as a 4-2 arterial 

requiring a minimum of 50 feet of right-of-way from centerline.   
 

 

CITY DEPARTMENTSRECOMMENDATION:  Approval. 
 
The applicant requests the L-SR, Limited Suburban Residential, NG, Neighborhood    
General, and NC, Neighborhood Center Districts to develop a maximum of 735 single-family 
dwellings at a net density of 5.28 units per acre with 25.47± acres of provided open space.           
The site has been designed in consideration of the Hellbranch Watershed Protection Overlay, 
and buffering has been provided on the north and west boundaries of the site between Bolton 
Field Airport and the proposed NG District.  In addition, the limitation text for the proposed L-SR 
District commits to street trees, decorative street lighting, two-car garages, and minimum net 
floor area. The proposal is consistent with the zoning and development patterns of the area. 
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Z04-035 

L-SR 
41.03 acres 
136 units  

(3.30 DU/AC) 

NC 
67.40 acres 
411 units 

(6.10 DU/AC) 

NG 
30.65 acres 
188 units  

(6.14 DU/AC) 

5080 Big Run Road South 
Approximately 139.08 acres 

R to L-SR, NG, & NC 
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