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JOHNSON PAMELA I  

162 CLARK ST 

COLUMBUS OH         43230 

 

 

   

LND STRAWBERRY PLAZA LTD  

PO BOX 284 

GALENA OH           43021 

 

 

  

RINGS BROTHERS LLC  

171 GRANVILLE ST 

COLUMBUS OH         43230 

 

 
 

ISHIDA KALAYANEE V TR  

26778 TALLY HO LN 

BLACKLICK OH        43004 

 

 

  

186 GRANVILLE STREET LLC  

1851 COLLINGSWOOD RD 

UPPER ARLINGTON OH     43221 

 

 

  

WILLIAMS, WILLIAM D MILLER & 

MICHELLE R 

161 CLARK ST 

COLUMBUS OH         43230 

 
 

LEATHERBUCK LLC  

5 E LONG ST STE 1200 

COLUMBUS OH         43215 

 

 

  

CITY OF GAHANNA OHIO  

200 S HAMILTON RD 

GAHANNA OH        43230 

 

 

  

REES 5 FLOWERS LLC  

249 LINCOLN CIRCLE 

GAHANNA OH    43230 

 

 
 

SEIPEL LILLY ANN  

450 CLARK STATE RD 

COLUMBUS OH         43230 

 

 

  

VILLAGE OF GAHANNA  

200 S HAMILTON RD 

GAHANNA OH, 43230-2996 

 

 

  

CITY OF GAHANNA OHIO  

200 S HAMILTON RD 

GAHANNA OH        43230 

 

 
 

WILLIAMS, WILLIAM D MILLER & 

MICHELLE R 

161 CLARK ST 

COLUMBUS OH         43230 

 

 DURIS FAMILY LLC  

161 165 GRANVILLE ST 

COLUMBUS OH 43230 

 

 

 

  

SEIPEL, WILBUR M SEIPEL &  LILLY A 

450 CLARK STATE RD 

COLUMBUS OH         43230 

 

 
 

191 GRANVILLE STREET LLC  

1851 COLLINGSWOOD RD 

COLUMBUS OH         43221 
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GRANVILLE STREET ~ VARIABLE WIDTH)
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CC(1)

JCP(2)

(3)JCP
(3)VPN

(150)VMD
GRAVEL MULCH

(1)VPN
(3)IGD

(2)JCP
(9)RRx

(15)HSO

DGN(3)

TOA(5)

CC(1)

SBM(3)
JCP(1)

JCP(1)

POK(4)
HPW(2)

(3)HPW
(1)JCP

(4)POK
(2)HPW
(1)JCP

(3)SBM

JCP(1)
HSO(12)

LMB(16)

LAWN
LAWN

LAWN
LAWN

ST

ST

ST ST ST

ST

ST

ST

AC

AC

(4)IGD

(5)POK

TOC(3)

TOA(6)

TOA(5)

TOA(3)
TOD(3)
TOA(3)

TOA(3)
TOC(6)

(1)TOD
(5)TOA

(12)HSO
(1)JCP

(15)HSO
(3)DGN

R.O.W.

AR(1)

LAWN

LAWN

(1)AR
5'Ø MULCH
RING (typ)

(1)AR

AR(1)

3"

XWIDTH OF
ROOTBALLX

3" DEEP SAUCER
FOR WATERING

3" MIN. SHREDDED
HARDWOOD MULCH

REMOVE CONTAINER,
WIRE BASKET & TOP
1

3 OF BURLAP

PLANT MIX,
as per specifications

UNDISTURBED SOIL

SCARIFY BOTTOM OF PIT

FINISH GRADE

NOTES:
1. SET BALL & PLUMB TREE IN CENTER OF PIT WITH TOP OF BALL AT THE SAME

ELEVATION AS ADJACENT FINISHED GRADES.
2. NEVER CUT FLUSH.  ALWAYS PRUNE TO A BRANCH COLLAR.
3. RETAIN NATURAL CHARACTER OF SHRUB.
4. "X" = 12 THE SIZE OF THE ROOTBALL.

TYPICAL SHRUB PLANTING
NTSP2

X

X

"X" = ON CENTER SPACING AS NOTED IN THE PLANT LIST

TYPICAL PLANT SPACING
NTSP3

3"

XX WIDTH OF
ROOTBALL

KEEP ROOT
COLLAR EXPOSED

3" DEEP SAUCER
FOR WATERING

3" MIN. SHREDDED
HARDWOOD MULCH

PLANT MIX, as per
specifications

REMOVE WIRE BASKET
& TOP 1/3 OF BURLAP

UNDISTURBED SOIL

SCARIFY BOTTOM OF PIT

2 PLY RUBBER HOSE @ FIRST CROTCH

FINISH
GRADE

(3) 2" x 2" x 8' HARDWOOD STAKES,
MIN. 5'-0" EXPOSED HEIGHT

3 GUYS OF 10 GAUGE, 2
STRAND TWISTED WIRE

NOTES:
1. SET BALL & PLUMB TREE IN

CENTER OF PIT WITH TOP OF
BALL AT THE SAME
ELEVATION AS ADJACENT
FINISHED GRADES.

2. NEVER CUT LEADER.
3. NEVER CUT FLUSH.  ALWAYS

PRUNE TO A BRANCH COLLAR.
4. RETAIN NATURAL CHARACTER

OF TREE.
5. REMOVE GUY WIRES &

STAKES AFTER 2 YEARS.
6. "X" = 1/2 THE SIZE OF THE

ROOTBALL.

TYPICAL DECIDUOUS TREE PLANTING
NTSP1

WALL/
FOUNDATION

/BASE

WEED FABRIC

MOUND UP MIN. 4",
3" MIN. DIA. DECORATIVE ROCK.

(provide samples for approvals).

4"

CONTINUE
SUBBASE

ADJ. WALK

ROCK MULCH
NTSP4

T
R

U

E

1 1"=20'
LANDSCAPE PLAN

LANDSCAPE NOTES:
1. PLANTING SHALL BE IN ACCORDANCE WITH THE RECOMMENDED PRACTICE OF THE

AMERICAN SOCIETY OF NURSERYMEN.
2. PLANTS SHALL MAINTAINED AND GUARANTEED FOR ONE CONTINUOUS PLANTING SEASON,

FROM THE TIME OF INSTALLATION.
3. FOR ANY LANDSCAPE AREA DESIGNATED TO REMAIN, WHETHER ON OR OFF-SITE, REMOVE

WEEDS, ROCKS, CONSTRUCTION MATERIALS, ETC.
4. CLEAN UP OF DEBRIS AND RESTORATION SHALL INCLUDE AREAS WITHIN AND BEYOND THE

PROPERTY LINES, INCLUDING BUT NOT LIMITED TO RIGHT-OF-WAYS, CURBS AND GUTTERS,
ETC.

5. SCARIFY ALL AREAS PRIOR TO TOPSOIL PLACEMENT.
6. TOPSOIL SHALL NOT BE PLACED OR WORKED WHILE FROZEN OR WET.
7. PLACE TOPSOIL UNIFORMLY TO PREVENT UNEVEN SETTLEMENT.
8. DEPTH OF TOPSOIL IS TO BE:

8.1. A MINIMUM OF TEN (10) INCHES IN PLANTING BEDS
8.2. A MINIMUM OF FOUR (4) INCHES IN LAWN AREAS.

9. FINISHED GRADES SHALL BE INSTALLED AS FOLLOWS:
9.1. ISLANDS:   SHALL BE INSTALLED ONE (1) INCH LOWER THAN THE TOP OF THE

SURROUNDING CURBS AND SIDEWALKS.
9.2. SLAB ON GRADE STRUCTURES:  SHALL BE FOUR (4) INCHES BELOW FINISHED

FLOOR (1" TO TOP OF MULCH)

10. PLANTING BEDS ARE DEFINED AS ANY AREA WITHIN THE PROJECT THAT IS NOT A HARD
SURFACE, STRUCTURE, OR GRAPHICALLY SHOWN TO BE LAWN.

11. PROVIDE A WEED MAT FOR ALL PLANTING AREAS.
12. COORDINATE INSTALLATION OF TREES AND SHRUBS WITH UNDERGROUND UTILITIES, LOT

LIGHTS, UNDERGROUND STORM SYSTEM, ETC.
13. ALL TREES SHALL BE PLANTED AND MAINTAINED TO GROW UPRIGHT AND PLUMB.
14. FREE STANDING CANOPY TREES (as shown) SHALL HAVE A MULCH RING OF FIVE (5) FEET IN

DIAMETER (MAX.).
15. MULCH PLANTING BEDS A MINIMUM OF THREE (3) INCHES DEEP WITH ORGANIC MULCH FREE

OF DELETERIOUS MATERIALS AND SUITABLE FOR TOP DRESSING OF TREES, SHRUBS, AND
OTHER PLANT MATERIALS.  MULCH MATERIAL SHALL BE AGED SHREDDED HARDWOOD OR
GROUND SHREDDED BARK.

16. ALL LAWNS ARE TO BE SODDED.  ALL REMAINING AREAS ARE TO BE SEEDED AS PER THE
SPECIFICATIONS.

17. SEE EROSION & SEDIMENTATION CONTROL DETAILS FOR TEMPORARY SEEDING
REQUIREMENTS.

18. SEE EROSION & SEDIMENTATION CONTROL PLANS FOR TYPE AND LOCATION OF EROSION
CONTROL BLANKETS AND OTHER EROSION CONTROL MEASURES.

2025�             All RiJhts Reserved Larson Karle Architects

ARCHITECTURE     •     INTERIOR DESIGN
LANDSCAPE ARCHITECTURE     •     SPACE PLANNING
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No. Date Name
ADDENDUMS

191 GRANVILLE ST.
GAHANNA, OH 43230

2025.05.19

24092

DXS

0 20
SCALE: 1"=20' 

LANDSCAPE PLAN

L101

PLANT LIST:

IMPERVIOUS SURFACE AREAS:

MUNICIPAL DATA:
SEE SHEET #1

PERVIOUS SURFACE AREAS: (area within Limit of Disturbance)
EXISTING: 3,979.68 square feet

PROPOSED: 5,145.90 square feet
NET INCREASE: 1,166.22 square feet

NUMBER OF EXISTING TREES: REAR OF LOT WOODED [species vary]

NUMBER OF PROPOSED TREES: SIX (6)  [see plant list]
THREE (3) LIVE TREES REMOVED (see sht #2)
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STATE OF OHIO
0.026 AC. - PARCEL NO. 74WV

O.R. 32297, PG. I 01

27" Sanitary Sewer

SY
CA

MO
RE

 R
UM

San. MH
TC 793.95
27" N 779.30
27" S 779.19
Possible 6" E (Offset)

San. MH
TC 793.92
Inv. NSE Flowline 780.17

C&G Inlet
TC 794.00
Window 793.46
12" RCP W 790.56
12" RCP E 790.51

C&G Inlet
TC 795.89

Window 795.31
8" PVC E 792.86

11' C&G Inlet
TC 795.60 (MH Lid)

12" CPP E 790.40
(Outets under bridge)
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TC 795.56 (MH Lid)
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PROP.
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EX. SIGN PAD TO
BE REMOVED

5'
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'

PROP. DO NOT
ENTER SIGN PROP.

DETECTABLE
WARNING AND
RAMP
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SITE DEVELOPMENT INFORMATION

ZONING:
PROPERTY OWNER:
PROPERTY USE:

EXISTING SITE ACREAGES:
EXISTING LOT COVERAGE:
PROPOSED LOT COVERAGE:

EXISTING ZONING:
ADJACENT ZONING NORTH:
ADJACENT ZONING SOUTH:
ADJACENT ZONING EAST:
ADJACENT ZONING WEST:

PARKING CALCULATIONS

AREA SQUARE
FOOTAGE

MIN. PARKING
REQ'D

TOTAL PARKING
PROVIDED PARKING RATIO

BUILDING 2,406 S.F. 7 16 6.65/1000 S.F.
1/150 S.F.

191 GRANVILLE STREET , LLC
BANK

0.79 AC
0.38 AC.
0.35 AC.

CREEKSIDE MIXED USE (CMU)
CREEKSIDE MIXED USE (CMU)
CONSERVATION (CON)
CREEKSIDE MIXED USE (CMU)
CREEKSIDE MIXED USE (CMU)

GRAPHIC SCALE

SCALE: 1" = 20'
6040200

PER CHAPTER 1109 OF THE GAHANNA ZONING CODE, 1 PARKING SPACE IS REQUIRED FOR EVERY 300 S.F. OF COMMERCIAL USE.

SITE

GRANVILLE STREET

ENGINEER
V3 COMPANIES
550 POLARIS PARKWAY, SUITE 250
WESTERVILLE, OHIO 43082
PHONE:       614-761-1661
FAX:             614-761-1328
CONTACT:  ANDREW GARDNER
E-MAIL:        AGARDNER@V3CO.COM

OWNER/DEVELOPER
NORTHWEST BANK
100 LIBERTY STREET
WARREN, PA 16365
PHONE:       814-598-5869
CONTACT:  STEVE BELL
E-MAIL:        STEPHEN.BELL@NORTHWEST.COM

ARCHITECT
LARSON KARLE ARCHITECTS
1601 MARYS AVE. SUTE 2G-8
PITTSBURGH, PA 15215
PHONE:       412-904-1553
CONTACT:  CODY CHAMBERS
E-MAIL:        CCHAMBERS@LARSONKARLE.COM

RI
DE

NO
UR

 R
D

CARPENTER RD

LEGEND

PROP. CONCRETE WALK

PROP. BRICK WALK PER CITY OF COLUMBUS
STANDARD DRAWING 2301.
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CALCULATED LIGHTING LEVELS (FOOT CANDLES)

AVERAGE AVG/MINMAX MIN MAX/MIN

4.8 0.52.07 4.14 9.60PARKING LOT

SITE LIGHTING FIXTURE SCHEDULE

DESCRIPTION QUANTITY LLFSYMBOL

0.90

CATALOG NO. & NOTESCOLOR

4000KSL-1

CONFIG.MOUNTING

20'-0" MOUNTING HEIGHT 1 FIXTURE

4 1 FIXTURE0.90 4000KSL-2

5

WALL MOUNTED
11'-4" MOUNTING HEIGHT

VLX1-T3-96LC-3-4K-ULNV-CLSVISIONAIRE LIGHTING, AREA/SITE, LUMINAIRE POWER,
96LC, 103W, TYPE III

AXIS LIGHTING, WALL MOUNT, LUMINAIRE POWER 300,
11.5W

EX2S-300-80-35-BW-4
0 20 40 60

SCALE: 1" = 20'

GRAPHIC SCALE

GRANVILLE STREET
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MATERIALS LIST (As applicable) – Gahanna Code Chapter 1107 

Item Material Type Color Name Color Number 

    

    

    

    

    

    

    

    

    

    

    

    

 
Note: Item refers to building material, awning, lighting, roofing, trim, or other similar building item.  
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Staff Review 

History 

The site was zoned Olde Gahanna Mixed Use Neighborhood District (OG-2) under the former zoning 

code. At that time, the zoning code did not explicitly call out drive thrus as an accessory use, and 

therefore they were permitted at the site and considered incidental to the primary bank use. 

Now, under the current zoning code, drive thrus are considered an accessory use, and are not permitted 

in the Creekside Mixed Use District (CMU). Since the applicant is significantly redeveloping the site and 

moving the existing drive thru, a use variance is required to continue to permit a drive thru on the site. 

Overview 

The applicant is requesting approval of Major Development Plan and Variance applications to renovate 

the former PNC Bank building on Granville Street. The existing building has been vacant for five years. 

The renovations include new exterior materials and building design, moving the drive thru area to the 

rear, shifting the parking further from the right-of-way (ROW), installing new landscaping, and adding 

sidewalks that provide access to the building from the sidewalk along the street. 

The building is currently brick with a blue metal roof. The drive thru area is attached to the west side of 

the building and is very visible from the ROW. The parking area is primarily to the front of the building 

and is setback 0 ft from the edge of the ROW. 

Building Design 

The new materials for the building include stone veneer, metal siding, pre-cast concrete, and brick 

veneer. On the primary façade, there are aluminum accent materials as well. Metal panels are a 

permitted material when they make up less than 20% per elevation. All the other listed materials are 

permitted without any restrictions. 

The design guidelines for the Creekside area state that main building entrances should be emphasized 

and visible to pedestrians and customers. The redesigned front façade has a distinct entrance that is 

highlighted by a canopy. 

The design guidelines also state that the primary façade of the building must be at least 40% transparent 

glass. The window area on the primary façade is being increased to bring the total to 32%. The applicant 

states that they are unable to meet the 40% requirement due to constraints of renovating an existing 

building. 

The applicant also proposes removing the existing drive thru area and moving it to the rear of the 

building so that it is no longer visible from the ROW. This is to reduce the visual impact of the drive thru 

area since it is no longer a permitted use for this site. 

Parking 

As mentioned, the existing parking lot extends to the edge of the ROW and does not meet current code 

requirements. It has 17 total parking spaces. The applicant is reworking the current layout to move the 
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parking further from the ROW and install landscaping to help screen the parking area from the ROW. 

There will be 16 parking spaces, which exceeds the 7 spaces required by code. 

The current zoning code states that parking cannot extend past the front exterior wall. While the new 

parking lot will be further from the ROW than the current parking, there will still be 6 spaces past the 

front of the building. The applicant states that these spaces are necessary to meet the bank’s needs, and 

they will be screened from the ROW by landscaping. 

The parking area is also only 5 ft from the west property line, and the zoning code requires a parking 

setback of 10 ft from the side property lines. The existing parking lot has a 0 ft setback from the west 

property line, so the new parking lot more closely aligns with code requirements. 

Landscaping 

The parking area will be screened from the ROW and adjacent property by 3 ft high shrubs. The 

landscape plan also shows four new trees and assorted shrubbery and ground cover in the parking area 

and to the front of the building. All landscaping requirements are met. 

 

Review Criteria 

Major Development Plan (MDP) 

Planning Commission shall approve an application for a Major Development Plan if the following four 

conditions are met: 

1) The proposed development meets the applicable development standards of this Zoning 

Ordinance. 

2) The proposed development is in accord with appropriate plans for the area. 

3) The proposed development would not have undesirable effects on the surrounding area. 

4) The proposed development would be in keeping with the existing land use character and 

physical development potential of the area. 

 

Variance (V) 

The following variances have been requested: 

1. 1105.01(b) – Comprehensive Use Table 

a. Drive thrus are not a permitted accessory use in CMU. 

b. The site is zoned CMU and the applicant proposes removing the existing drive thru and 

installing a new one behind the main building. 

2. 1107.02(c)(4) – Creekside Mixed-Use Design Standards 

a. The ground floor of the primary façade must be at least 40% transparent glass. 

b. The primary façade is 32% transparent glass. 

3. 1109.01(a)(1) – Parking, Access, and Circulation 

a. Parking cannot extend past the front façade of the primary building. 

b. There are 6 parking spaces to the front of the primary building. 

4. 1109.01(a)(4) – Parking, Access, and Circulation 

a. Parking areas must be at least 10 ft from the side and rear property lines. 



Page 4 of 4 

 

b. The parking area is only 5 ft from the west property line. 

 

Before granting a variance, Planning Commission shall find that: 

a) The variance is not likely to result in substantial change to the essential character of the 

neighborhood; 

b) The variance is not likely to result in damage to adjoining properties; 

c) The variance is not likely to affect the delivery of governmental services (e.g., water, sewer, 

garbage); 

d) The variance is not likely to result in environmental impacts greater than what is typical for 

other lots in the neighborhood; 

e) The variance is necessary for the economical use of the property, and such economical use of 

the property is not easily achieved through some method other than a variance;  

f) The variance is not likely to undermine the objectives of the land use plan; 

g) Whether the variance is substantial and is the minimum necessary to make possible the 

reasonable use of land or structures; and, 

h) The practical difficulty could be eliminated by some other method, even if the solution is less 

convenient or more costly to achieve. 

 

Recommendation 

Staff recommends approval of both the Major Development Plan and all four variance requests. The site 

has been vacant for five years and the redevelopment aligns the site more closely with current zoning 

code regulations. 

The drive thru is being moved to the rear of the building instead of the side, so it will no longer be visible 

from the ROW. There is mature foliage to the east and south of the drive thru and a landscaping screen 

to the west. The total window area on the building will be higher than it is now, and a deviation of 8% is 

minor. The required percentage of transparent glass is much higher in the CMU district than the rest of 

the City, where only 25% is required. 

The parking area will more closely align with code requirements after the redesign. The parking lot is 

currently set back 0 ft from Granville St and 0 ft from the west property line. The proposed parking lot 

will be 10 ft from Granville St and 5 ft from the west property line. The applicant states that the bank 

needs the 6 parking spots to the front of the building to meet their parking needs. 
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