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MAP # PARCEL # OWNER PROPERTY ADDRESS MAILING ADDRESS CITY STATE ZIP CODE

1360000028000 1700240090000 BOARD OF PARK COMMISSIONERS 0 MITCHELL DEWITT RD 1069 WEST MAIN STREET WESTERVILLE OH 43081

1360000085000 1700240230010 NUTTING JEREMY A & AMY L 7787 MITCHELL DEWITT RD 7787 MITCHELL DEWITT RD PLAIN CITY OH 43064
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1360000105603 1700240211000 CITY OF DUBLIN 0 HYLAND CROY RD 5200 EMERALD PARKWAT DUBLIN OH 43017

1360000106000 1700240550000 BOARD OF PARK COMMISSIONERS 0 HYLAND CROY RD 1069 WEST MAIN STREET WESTERVILLE OH 43081
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DUBLIN CITY SCHOOL DISTRICT 
BOARD OF EDUCATION
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1370000046613 3900290011010 CITY OF DUBLIN 0 MITCHELL DEWITT RD 5200 EMERALD PARKWAT DUBLIN OH 43017

1460000002000 1700280120000 BLYTH FAMILY LLC 7765 MITCHELL DEWITT RD 7765 MITCHELL DEWITT RD PLAIN CITY OH 43064
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I. Location and Size 
 

• The site is located completely within the City of Dublin and Union 
County. 

 
• The site is located approximately 1,030’ north of the intersection of 

Brand and Hyland-Croy Roads, immediately west of Hyland-Croy 
Road and Dublin Jerome High School Stadium and practice field. 
 

• The site is ±28.110 acres in area, measuring ±758’ in the north/south 
direction and ±1,682 in the east west direction. 

 
 
 

II. Existing Conditions and Character 
 

• The site is rectangular in shape. 
 

• The site is located in the North Fork Indian Run Watershed.  The site 
generally drains from north to south. Highpoints are located at the 
northwest corner (elevation 942) and northeast corner (elevation 936). 
A low point (elevation 930) is located where an existing stream flows 
off the property along the southern boundary. 

 
• A stream bisects the property north to south, with 1/3 of the site east 

of the stream and 2/3 of the site west of the stream. A stream corridor 
protection zone with a buffer of 63’ on both sides has been designated 
for this stream.    

 
• The site is located entirely out of the 100 year floodplain. 

 
• Tree rows and brush line the perimeter of the property and the stream  

 
• 380 trees exist on the site, 13 of those are landmark trees.  Of the 380 

trees, 121 (32%) are dead or in poor condition, 2 are landmark trees in 
poor condition.   

 
• The site is generally flat; there are no steep slopes on the site. 

 
• No buildings exist on the site. 

 
 
 

III. Existing and Proposed Land Uses 
 

• The Dublin Community Plan - Existing Land Use Map designates the 
site as “Rural Residential/Agricultural” and “Vacant/Undeveloped.” 
  

• Surrounding land uses include: Residential Low Density 
(unincorporated properties south of the site), Parks/Open Space 

(Glacier Ridge Metro Park) and Public Institutional/Civic (Dublin 
Jerome High School). 
 

• The Dublin Community Plan - Future Land Use Map classifies the 
site as “Mixed-Residential/Rural Density (1.5 d.u./ac.). 

  
• Proposed uses are residential, open space and parks. 

 
• The proposal is to develop the tract with 44 single-family lots for a 

gross density of 1.56 dwelling units per acre. 
 
 
 

IV. Parks and Open Space 
 

• A total of 8.75± acres (±31.1%) will remain free of development and 
will include the required Hyland-Croy and Mitchell-Dewitt Roads 
setbacks and the storm water management facilities.  
 

• The open space areas will be owned by the City of Dublin and 
maintained by a private home owners association. 

 
 
 

V. Provision of Utilities 
 

General 
 
• All utilities, including sanitary sewer, water, telephone, electric, and 

gas, are available at this site. 
 

• All utilities will be designed and constructed to meet the standards 
established by the City of Dublin Engineer. 

 
• A comprehensive storm water management system will meet City of 

Dublin design criteria. 
 

• All utilities shall be placed in appropriate locations on the lots that 
will best preserve the existing trees in good or fair condition. 

 
Sanitary Sewer 
 
• Sanitary sewer to the Celtic Crossing development will be serviced 

from an existing 12-inch sanitary sewer (CC-12770) located on the 
east side of Hyland-Croy Road.  
 

• An 8-inch sanitary sewer will be extended across Hyland-Croy Road 
from existing manhole 17 to service the entire proposed development.  

 
 
 

Water 
 
• Water service to the Celtic Crossing development will be serviced 

from an existing 16-inch water main located on the east side of 
Hyland-Croy Road.  

 
• An 8-inch water main will be extended across Hyland-Croy Road to 

service the entire proposed development.  
 

• Public water mains will be constructed along the proposed roadways 
within the development. 

 
Storm Water – Existing 
 
• The site drains from north to south and is tributary to an existing un-

named ditch that runs through the eastern third of the property. 
 

• 29 acres of offsite area drains from the north across the site to the 
ditch mentioned above. 

 
• The predominant soil type is Brookston, a Type B/D soil which will 

function as a Type C soil. The secondary soil types are Blount and 
Crosby, Type C soils. All will have a pre-developed runoff curve 
number of 70.  

 
Storm Water –Post Developed 
 
• In the post-development condition the site drainage will be handled 

by two separate storm water management systems. One system will 
be located on the east side of the existing ditch and the other will be 
located on the west side of the existing ditch. 
 

•  Both systems will accept drainage from impervious areas such as 
roadways, driveways, roofs, and sidewalks and some back yard 
drainage.  
 

• The west system will be two wet basins connected by a shallow 
swale. This system will have a tributary area of approximately 13.6 
acres. This system will outlet into the un-named ditch that runs 
through the proposed site. 
 

• The east basin will be a wet basin that will have a tributary area of 
approximately 4.3 acres and outlet into the un-named ditch that runs 
through the proposed site. 

 
• Approximately 27.8 acres of offsite area from the north may be 

directed to the existing ditch via an off-site swale or rear yard swales 
on the north side of the property . 
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VI. Access and Circulation 
 

• Vehicular access to the site will be from a single access point on 
Hyland-Croy Road and from a single access point on Mitchell-Dewitt 
Road.   
 

• Celtic Crossing Drive will connect the access points along Hyland-
Croy and Mitchell-Dewitt Roads and extend through the site along the 
northern and western borders. 
 

• Macha Court will be a cul-de-sac street extending south from Celtic 
Crossing Drive on the eastern third of the development. 
 

• Nemain Court will be a loop street extending from Celtic Crossing 
Drive on the western two thirds of the development. 
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I.  DEVELOPMENT STANDARDS  
 
Basic development standards are addressed in this text regarding proposed 
density, general site issues, traffic, circulation, landscaping, and architecture.  
These component standards ensure consistency and quality throughout the 
development.  Unless otherwise specified in the submitted drawings or in this 
written text, the development standards of Chapter 152 and 153 of the City of 
Dublin Code shall apply. 
 
 

II.  PERMITTED USES  
 
Permitted uses shall include the following: 
 
A.  Single-family detached homes. 
  
B.  Open spaces and related park features. 
 
 

III.  DENSITY 
 
A maximum of forty-four (44) residential homes shall be permitted in this 
PUD. 
 
 

IV.  LOT STANDARDS 
 
Single-family homes in this development will be constructed on traditional lots 
with fee simple ownership.  Specific lot standards shall apply to each of these 
development types: 
 
A.  Fee simple lots  
 

1.   Lot Size  
 

a. Lot Area:  Twelve thousand six hundred (12,600) square feet 
minimum 
 

b. Lot width at the right of way line: Fifty (50) feet minimum 
 

c. Lot Width at the building line: Ninety (90) feet minimum 
 

d. Lot Depth: One hundred forty (140) feet minimum.  Irregularly 
shaped lots shall have a minimum lot depth of 140 feet along at 
least one side lot line, provided that minimum buildable depth 
requirements are met. 

 
2.   Lot Setbacks 
 

a. Front yard:  There shall be a minimum front yard setback of 
twenty (20) feet from the right-of-way line or as shown on the 

approved preliminary plat. The requirements of the Subdivision 
Regulations Chapter 152.019(C)(6) shall not be applicable to this 
development. 
 

b. Rear yard:  There shall be a minimum rear yard setback of 
twenty-five (25) feet as indicated on the preliminary plat. 

 
c. Side yard:  There shall be a minimum side yard of six (6) feet for 

buildings, provided, however, that there shall be a minimum of 
fourteen (14) feet total side yard per lot. 

 
d. Hyland-Croy Road:  There shall be a minimum building and 

pavement setback of two hundred (200) feet from the proposed 
Hyland-Croy Road right-of-way. Storm water management 
facilities, landscaping, multi-use paths, open space, park 
amenities and entry features may be located within this setback to 
enhance the rural character of the Hyland-Croy Road corridor.  

 
e. Mitchell-Dewitt Road: There shall be a varying building and 

pavement setback of two hundred  (200) feet from the proposed 
Mitchell-Dewitt Road right of way east of the entry drive to fifty 
(50) feet from the proposed Mitchell-Dewitt Road right of way 
west of the entry drive, as indicated on the preliminary plat. 
Storm water management facilities, landscaping, multi-use paths, 
open space, park amenities and entry features may be located 
within this setback to enhance the rural character of the road 
corridor. 

 
3.   Lot Coverage  

 
The maximum lot coverage shall be forty-five (45) percent.  
 

4.   On-Lot Stream Corridor Protection Zone  
 

a. Portions of the Stream Corridor Protection Zone may be platted 
on individual lots. 
 

b. No building, structure, fence, patio, recreational or athletic 
facility, or any other improvement of any kind may placed 
temporarily or permanently upon, in or under the area designated 
hereon as a “On Lot Stream Corridor Protection Zone” nor shall 
any work be performed thereon which would alter the natural 
state of the zone or damage any of the trees or vegetation therein. 

 
c. No tree may be removed from the zone except for the removal of 

dead, diseased, decayed, or noxious trees and other understory 
vegetation or as may be required for conservation or in keeping 
with good forest management practices. Areas without trees or 
understory vegetation on the lot may be maintained as lawn. 

 
 
 
 

V.  STREET ACCESS AND/OR IMPROVEMENTS 
 
A.  Access  
 

1.   Hyland-Croy Road: 
 

a. One full access intersection shall be provided. 
 

2.   Mitchell-Dewitt Road: 
 

a. One full access intersection shall be provided. 
 

 

VI.  STREET STANDARDS 
 
A.  Public Streets 
 

1.   Right-of-Way Width: Fifty (50) feet minimum  
 

2.   Pavement Width: Twenty-eight (28) feet minimum as 
measured back-of-curb to back-of-curb 

 
3.   Drive Lanes:  Two (2) 

 
4.   Parking Lanes: Parking shall be permitted on one side of 

public streets internal to the PUD opposite 
the waterline and fire hydrants.   

 
5.   Tree Lawn: Not less than seven (7) feet in width. 
 
6.   Sidewalk: Four (4) feet wide minimum; sidewalks shall 

be concrete.  
 

7.   Multi-use path: Eight (8) feet wide minimum; multi-use 
paths shall be constructed of concrete when 
located directly in front of single-family lots 
and may be constructed of asphalt when 
located elsewhere. 

 
 

VII.  UTILITIES 
 
A.  Design and Construction 
 

1.   All utilities shall be designed and constructed to meet the standards 
established by the City of Dublin Engineer. 
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B.  Location 
 

1. All utilities shall be placed in appropriate locations on the individual 
home lots that will best preserve the existing trees in good or fair 
condition. 

 
 

VIII.  STORM WATER MANAGEMENT 
 
A.  Design and Construction 
 

1. A comprehensive storm water management system shall be 
developed, following the City of Dublin storm water management 
policies. 
 

2. Storm water management in the post development condition is 
anticipated to be handled by two separate systems: an “east system” 
and a “west system”. Both will accept impervious areas such as 
roadways, sidewalks, driveways, roofs and some back yard drainage.  
 
a. The “west system” shall be generally located along the southern 

property line and will include two wet basins connected by a 
shallow swale. This system will outlet into the existing un-named 
ditch. 
 

b. The “east system” will be a wet basin generally located east of 
the proposed cul-de-sac. This system will outlet into the existing 
un-named ditch. 

 
 

IX.  TREE PRESERVATION, REMOVAL AND REPLACEMENT 
 
A.  Tree Preservation 
 

1.   It is the intent of the developer to preserve as many good and fair 
condition trees as possible on site.  A good faith effort will be made to 
preserve existing trees in good and fair condition where appropriate.  
Any trees six (6) inches of caliper or greater in good or fair condition 
removed during development of the site or home lots shall be replaced 
according to the Tree Replacement Plan. 

 
B. Tree Preservation Zone 
 

1. A fifteen (15) feet wide tree preservation zone shall be established at 
the rear of all lots along the northern and western property lines. This 
zone shall be indicated on the preliminary and final plats. 
 

2. No tree or vegetation may be removed from the zone except for the 
installation and/or maintenance of utilities as approved in the final 

development plan, removal of dead, diseased, decayed, or noxious 
trees and other vegetation or as may be required for conservation or 
aesthetic purposes or in keeping with good forest management 
practices. Areas without trees or understory vegetation on the lot may 
be maintained as lawn. 

 
3. No building, structure, fence, patio, recreational or athletic facility, or 

any other improvement of any kind may be placed temporarily or 
permanently upon, in or under the area designated hereon as a “Tree 
Preservation Zone” nor shall any work be performed thereon which 
would alter the natural state of the zone or damage any of the trees or 
vegetation therein. 

 
4. Disturbance of any part of the zone by maintenance shall be restored 

as nearly as practicable to the original condition.  
 

5. A tree protection fence, minimum four (4) feet in height, shall be 
installed around the perimeter of the tree preservation zone prior to 
any construction activities. The fence location shall be indicated on 
the final development plan and shall remain in place until occupancy 
has been granted or as otherwise approved by the City Forester for all 
lots, as indicated on the preliminary plat. 

 
C.  Tree Replacement Plan  
 

1.  If approved by City Council, tree replacement shall be as outlined 
below. 

 
a. Existing trees removed that measure six (6) inches and up to, but 

not including twenty-four (24) inches in caliper, in good or fair 
condition, shall be replaced tree for tree, one replacement tree for 
every tree removed in good or fair condition. 
 

b. Replacement trees shall have a minimum caliper size of two and 
one half (2 ½) inches and shall be deciduous trees. 

 
c. Existing trees in good or fair condition, removed that measure 

twenty-four (24) inches and greater in caliper shall be replaced 
“inch per inch”, one replacement inch for every inch removed in 
good or fair condition. 

 
d. The master developer shall be responsible for the replacement of 

all subject trees affected due to the development of the site. 
 

e. All site required tree replacement must be completed prior to the 
issuance of the first building permit or within six (6) months, due 
to unfavorable weather conditions. 

 
f. All individual lot tree replacement must be completed prior to 

issuance of an occupancy permit or within six (6) months, due to 
unfavorable weather conditions. 

 
 
 

X.  PARKS AND OPEN SPACE  
 

1. The open space will meet that required under Code.  All open space 
shall be dedicated to the City. All open space areas shall be 
maintained by a forced and funded homeowners association. 
 

2. Access to the Metro Park will be provided, subject to Metro Parks 
District approval, by the extension of multi-use paths through open 
space areas of the project to the Metro Park. Access may occur within 
the stream corridor protection zone. Final design for connections and 
associated screening shall be presented and approved during the Final 
Development Plan phase. 

 
 

XI.  ARCHITECTURE 
 
A.  General Character 
 

1. The character of the development shall be one (1), one and one-half 
(1½) and two (2) story single-family homes with a variety of two (2) 
or three (3) car garages that will mimic the quality of the surrounding 
homes in adjacent neighborhoods and will adhere to the City of 
Dublin Residential Appearance Standards Code. 
 

B.  Permitted Building Height 
 

1.   Maximum of thirty-five (35) feet, as measured per the Dublin Code. 
 
C.  Permitted Exterior Materials  
 

1.   Cladding Materials. 
 

a. The exterior cladding of all structures on all lots shall be finished 
using all natural materials, including brick, thin brick, stone, 
manufactured stone, wood, engineered wood, fiber-cement siding 
products, stucco or any combination thereof. 
 

b. Stucco shall be prohibited as a cladding material on all structures 
east of the stream and two lots nearest Mitchell-Dewitt Road 
(Lots 1-7, 23 and 24 as indicated on the Preliminary Plat). 

  
2.   Trim Materials. 

 
a. Wood, engineered wood, vinyl, aluminum, EIFS, copper or fiber-

cement products.  
 

b. Shutters shall be considered as “ trim” for the purpose of meeting 
the Residential Appearance Code requirements 
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3.   Roofing Materials. 
 

a. Dimensional asphalt shingles, wood, slate, concrete, tile or metal. 
 
D.  Permitted Exterior Colors 
 

1.   Cladding Colors. 
 

a. Natural earth tones and/or warm neutral colors, including white. 
 

b. High-chroma colors are not permitted. 
 

2.   Trim Colors. 
 

a. Natural earth tones and/or warm neutral colors, including white. 
 

b. Complementary or contrasting to siding color. 
 

3. Roofing Colors. 
 

a. Roofing colors shall be from the color range of natural materials: 
such as, but not limited to wood shakes and black. 
 

b. High-chroma colors are not permitted. 
 
E.  Architectural Elements  
 

1.   Four-sided Architecture 
 

a. Similar architectural design elements and details shall be 
consistent throughout all elevations of the structure. 
 

b. Dublin Residential Appearance Code will be adhered to 
throughout the entire community unless otherwise stated herein. 

 
2.   Chimneys 

 
a. “Cantilevered” or “through-the-wall” chimneys are not permitted. 

 
b. All chimneys shall be built on an integral foundation. 

 
c. All exterior portions of chimney shall be finished masonry, 

consisting of brick, stone, and/or manufactured stone. 
 

3.   Garages 
 

a. All single-family dwellings shall have an attached or detached 
garage of sufficient size to accommodate a minimum two (2) 
standard sized automobiles, side by side. 
 
 
 
 

b. Lots East of Stream (Lots 1-7) 
 

i. Side and court load garages are permitted. Single-bay front 
load garages are permitted as part of a court load 
configuration.   
 

ii. Front loaded garages, not part of a court load configuration, 
are prohibited.  

 
iii. Auto court areas associated with court load garages require 

an upgraded pavement material, see Section XII 
Landscaping. 
 

iv. Lots 1 and 2 as indicated on the preliminary plat are limited 
to west facing garages unless a single-bay front load garage 
is utilized as part of a court configuration. 

 
c. Lots West of Stream (Lots 8-44) 

 
i. Side, court and front loaded garages are permitted.  

 
ii. Lots 23 and 24 as indicated on the preliminary plat are 

limited to north facing garages only and single-bay front load 
garages as part of a court configuration. 

 
d. Front loaded garages shall not extend beyond the foremost façade 

or covered front porch of the home by more than six (6) feet. Not 
more than forty (40) percent of all lots shall be permitted to 
include front loaded garages that extend beyond the foremost 
façade or covered front porch of the home. 

 
e. All garage doors shall be decorative and upgraded garage doors, 

similar to “carriage-style” doors. 
 

f. In those instances where a garage is utilized and an auto 
courtyard is created in the front of the house; a minimum thirty 
(30) inch high wall or hedge shall be installed along the courtyard 
pavement parallel to the street. 

 
g. In those instances where a side loaded garage is utilized, a 

minimum thirty-six (36) inch height, seventy-five (75) percent 
opacity hedge shall be installed along the entire length of 
driveway pavement, parallel to the rear yard, so as to prevent 
headlight pollution into the rear of neighboring properties. 

 
4.   Prominent Facades 

 
a. Corner lots, end lots, pie-shaped lots and lots adjacent to large 

open spaces present highly-visible, side facades (Lots 1, 3, 8, 19, 
20, 23, 24, 35, 36, 38 and 39 as indicated on the preliminary 
plats). Each street-facing elevation on these lots must contain at 
least three design elements, in any combination, as defined in the 
Dublin Zoning Code 153.190. 

 

F.  Architectural Diversity 
 

1.   The same or similar front elevations shall not be repeated within: 
 

a. Two (2) lots on either side of the subject lot. 
 

b. Three (3) lots directly across the street from the subject lot. 
 

c. Any lot on a cul-de-sac bulb. 
 

2. Corner lot influence shall be determined separately by the front 
elevation orientation. 
 

3. Open space areas may provide similar separation as lots within the 
influenced area. In this case, the open space area may be considered 
an influenced lot or lots. 

 
4. Lots located on curves or corners may not share a direct line of site 

with the fronts of three lots across the street, depending on the front 
elevation orientation of nearby corner lots. In this case, an additional 
lot or lots on the same side of the street as the subject lot may instead 
be considered an influenced lot, in addition to the two lots on either 
side of the subject lot.       

 
5. A Lot Diversity Matrix shall represent the intended interpretation of 

the architectural diversity standards relative to the preliminary 
development plan and preliminary plat included herein. Changes to 
lot layout, count, numbering, size, shape and/or orientation of lots 
going forward shall require a modified Lot Diversity Matrix at the 
time of Final Development Plan or Final Plat. Any future modified 
matrix shall provide an interpretation of the architectural diversity 
standards that is consistent with the matrix included herein. 
  

G. Lot Diversity Matrix 
 

The Lot Diversity Matrix represents the intended interpretation of the 
architectural diversity standards. 

  
 Subject  Influenced 

Lot # Lot # 
 

 1  2, 3, 4, 5, 6, 7 
 2  1, 3, 4, 5, 6, 7, 44 
 3  1, 2, 4, 5, 6, 7 
 4  1, 2, 3, 5, 6, 7 
 5  1, 2, 3, 4, 6, 7 
 6  1, 2, 3, 4, 5, 7 
 7  1, 2, 3, 4, 5, 6 
 8 west 9, 10, 38 east, 39, 42, 43, 44 
 8 north 39, 40, 42, 43, 44 
 9  8, 11, 12, 38 east, 39 east, 43 
 10  8, 9, 11, 12, 13, 38, 39 east 
 11  9, 10, 12, 13, 37, 38, 39 east 
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 12  10, 11, 13, 14, 36 south, 37, 38  
 13  11, 12, 14, 15, 36, 37, 38 
 14  12, 13, 15, 16, 36, 37, 38 
 15  13, 14, 16, 17, 36, 37, 38 south 
 16  14, 15, 17, 18, 35 west, 36, 37 
 17  14, 15, 16, 18, 19, 35 west, 36 
 18  16, 17, 19, 32, 35 west, 36 
 19 east 17, 18, 31, 32, 33, 35, 36 west 
 19 north 20, 30, 31, 32, 33, 35, 40 
 20  19 north, 21, 22, 27, 28, 29, 30 
 21  20, 22, 23, 25, 26, 27 
 22  20, 21, 23, 24, 25, 26 
 23  21, 22, 24, 25, 26 
 24  21, 22, 23, 25, 26 
 25  21, 22, 23, 24, 26, 27 
 26  20, 21, 22, 24, 25, 27, 28 
 27  20, 21, 22, 25, 26, 28, 29, 30 
 28  19 north, 20, 21, 26, 27, 29, 30 
 29  19 north, 20, 21, 27, 28, 30, 31 
 30  19 north, 20, 27, 28, 29, 31, 32 
 31  19 north, 20, 29, 30, 32, 33, 35 
 32  19, 20, 30, 31, 33, 34, 35 
 33  19, 31, 32, 34, 35, 40, 41 
 34  32, 33, 35, 39 north, 40, 41, 42 
 35 west 18, 19, 32, 33, 34, 36 
 35 north 19, 20, 32, 33, 34, 39 north, 40 
 36 west 15, 16, 17, 18, 19 east, 35 west, 37 
 36 south 14, 15, 16, 17, 18, 35 west, 37, 38 south 
 37  12, 13, 14, 15, 36, 38,  
 38 east 8 west, 9, 10, 11, 12, 37, 39 east 
 38 south 10, 11, 12, 13, 36 south, 37, 39 east 
 39 east 8, 9, 38, 42, 43, 44 
 39 north 8, 35 north, 40, 41, 42, 43, 44 
 40  8, 19, 34, 35, 39, 41, 42 
 41  33, 34, 35 west, 39 east, 40, 42, 43 
 42  8, 34, 39, 40, 41, 43, 44  
 43  8, 39, 40, 41, 42, 44 
 44  2, 8, 39, 42, 43 
 
H.  Plan Approval  
 

1.   The Master Developer shall retain the right of individual plan 
approval for all single family homes within the subdivision. 

 
 

XII. LANDSCAPING 
 
A.  General Overall Landscape Character 
 

1. Open space areas shall balance naturalized and formally maintained 
elements to provide a low maintenance design that contributes to the 
rural character of the corridor. 

 
2. Naturalized treatments that include mass plantings of perennial 

grasses in no-mow and low-mow areas shall transition to formally 
maintained areas near streets and intersections. Well defined edges 
shall be used to create transitional areas between formally maintained 
and naturalized landscape zones. 
 

3. Entry features, retention/detention areas and other plantings shall 
blend to create a natural effect that is characteristic of the surrounding 
area.  

 
B.  Hyland-Croy Road Landscape Treatment 
 

1. A landscape treatment shall be installed in the setback and open space 
area along Hyland-Croy Road. 
 

2. Entry features may be located within this treatment and shall have a 
formal character. Entry features may include fencing, masonry 
columns, signage, planting, lighting and irrigation. 

 
3. Large open areas shall transition from preserved tree rows, to 

naturalized areas featuring no-mow or low-mow grasses, to formally 
maintained areas along streets and around entry features. 

 
4. Storm water management facilities may be located in this treatment 

and may be in the form of wet ponds, wetlands or dry basins. 
 

5. Multi-use paths or sidewalks may be located within this treatment. A 
multi-use path along the entire Hyland Croy Road frontage is not 
required to be constructed as part of this development. 

 
6. Final design for this treatment shall be presented and approved during 

the Final Development Plan phase. 
 
C.  Mitchell-Dewitt Road Landscape Treatment 

 
1. A landscape treatment shall be installed in the setback and open space 

area along Mitchell-Dewitt Road. 
 

2. Entry features may be located within this treatment and shall have a 
formal character. Entry features may include fencing, masonry 
columns, signage, planting, lighting and irrigation. 

 
3. A landscape screen shall be provided to create a buffer between the 

lots and Mitchell-Dewitt Road. This treatment may include evergreen 
and deciduous trees, ornamental trees and evergreen and deciduous 
shrubs. 

 
4. Final design for this treatment shall be presented and approved during 

the Final Development Plan phase. 
 

5. Multi-use paths or sidewalks may be located within this treatment. A 
multi-use path along the Mitchell-Dewitt Road frontage is not 
required to be constructed as part of this development. 
 

D.  Entry Features 
 

1. Entry features shall include fencing, masonry columns, integrated 
project signage, landscaping, lighting and irrigation. 
 

2. The design shall contribute to and maintain the rural character of the 
area. 
 

3. Final location, design, and standards for entry features and related 
landscaping and signage details shall be presented and approved 
during the Final Development Plan phase. 

 
4. All entry features will be owned and maintained by the homeowners 

association. Necessary easements or reserves for entry features shall 
be provided on the final plat. 

 
E.  Storm Water Facilities 
 

1. Storm water facilities shall be located in the open space areas. These 
facilities may be in the form of wet ponds, wetlands, and/or dry 
basins. 

 
2. Final location, design, and standards for these facilities shall be 

presented and approved during the Final Development Plan phase. 
 

3. A maintenance outline for all facilities shall be presented and 
approved during the Final Development Plan phase. 

 
E.  Street Trees 
 

1.   Street trees will be installed in accordance with the City of Dublin 
Code.  Final location shall be determined by the City Forester. 

 
F.  Fencing 
 

1. Fencing shall be per code. 
 
G.  Open Space/Lot Line Demarcation 
 

1. A line of demarcation, as identified on the Conceptual Landscape 
Plan, Exhibit PDP-6, shall be provided where lots abut open space 
areas to prevent encroachment of homeowner maintenance onto 
public open space areas. 
 

2. The line of demarcation may be a low, split rail fence, wood posts at 
property corners, landscaping or any other means to define the private 
property from public property. Final design and details of this element 
shall be approved as part of the final development plan. 
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H.  Private Sidewalks 
 

1. A minimum three (3) foot wide sidewalk shall be required for every 
residence. This private sidewalk shall extend from the front door to 
the driveway, where applicable, as the driveway may abut the front 
door in auto-court situations. 

 
I.  Auto Court Pavement (Lots 1-7) 
 

1. Auto court areas created by court loaded garages shall utilize an 
upgraded pavement material. 
 

2. Upgraded pavement material types (not standard concrete or asphalt) 
shall include, but not be limited to brick, interlocking concrete pavers, 
stamped concrete and/or architectural concrete. 

 
J.  Cul-de-Sac Islands 

 
1. Cul-de-sac islands shall be landscaped with lawn and /or plant 

material. 
 
Any lawn and/or plant material located within an island shall be 
maintained by the HOA. 
 
 

XIII.  HOMEOWNERS ASSOCIATION 
 
All residential property owners located within the Celtic Crossing PUD shall 
be required to join and maintain membership in a forced and funded 
homeowners association, which will be formed prior to any lots being sold.  
Homeowners association responsibilities shall be detailed within Declarations 
of Covenants and Restrictions as approved by the City of Dublin before being 
duly recorded in the office of the Union County Recorder.  These Declarations 
of Covenants and Restrictions shall run with the land and shall include, 
without limitation, the requirements imposed upon the homeowners association 
in this text. 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
SECTION III- 

Exhibits 
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3. Celtic Crossing                                                                                          Hyland-Croy Road 
       12-082 Z/PDP/PP                                            Rezoning with Preliminary Development Plan 
                              Preliminary Plat 
 
Chair Chris Amorose Groomes introduced the following Rezoning with Preliminary Development Plan and 
Preliminary Plat application requesting a new residential subdivision with 44 single family lots on 28 acres 
on the west side of Hyland-Croy Road, north of the intersection with Brand Road. She explained that this 
application will require two motions and both application components will be forwarded to City Council for 
the final decision based on the Commission recommendations. She confirmed that Amy Kramb, who had 
pulled the consented case for questions, did not need to hear the staff presentation prepared by Justin 
Goodwin. 
 
Amy Kramb noted that on the Preliminary Plat, Lot 20 there was a 20-foot utility easement shown, but no 
25-foot rear yard setback was marked. 
 
Justin Goodwin said for the corner lot, two side yards are proposed, rather than a rear yard due to the 
way it relates to adjacent properties. He explained that there was still a rear yard requirement measured 
per the development text, but it was not platted. Mr. Goodwin said the rear yard would be angled. 
 
Ms. Kramb referred to the proposed scenic setback by Lot 24. She noted that it cuts across the back 
corner of the lot. 
 
Mr. Goodwin demonstrated where the previously proposed 35-foot building setback line on the lots near 
Mitchell-DeWitt was located on the previous Concept Plan. He said one lot has been eliminated and 
shifted to the west, northward approximately 18 feet from the Mitchell-Dewitt Road right-of-way. He 
explained that the applicant is now proposing a variable width setback, of 200 feet on the easternmost 
portion and where it intersects the rear of Lot 24, about 50 feet from the right-of-way, extending across 
the rear corner of that lot. Mr. Goodwin said that Planning has asked that the applicant provide additional 
landscape buffering on that portion of that lot within that 50-foot zone. He said that piece of the setback 
also overlaps the tree preservation zone on the lot. He said the conceptual landscape plan showed a 
landscape buffer south of the lot in the open space reserve, but Planning has asked that they provide 
additional landscaping on the lot.  
 
Ms. Kramb noted that the Preliminary Plat did not have the path shown on the Mitchell-Dewitt Road side, 
but said she knew that they were still working with the Metro Parks to develop it. She asked if a revised 
Plat would be necessary to show the path. 
 
Mr. Goodwin said if they received approval from Metro Parks to make the path connection, they would 
continue to show it on the final development plan as shown on the preliminary development plan and it 
would be included on the final plat. He said explained that the path connection is not being required, but 
Planning is asking that the applicant make their best effort to seek Metro Parks’ approval.  
  
Ms. Kramb asked where the offsite swale mentioned in the Planning Report was shown on the plat. 
 
Mr. Goodwin said the swale was identified on the plat as a ‘proposed ditch’. 
 
Ms. Kramb suggested that the sentence structure or Condition 2 was awkward due to the double 
negative used. She suggested instead the wording, ‘That the development text be revised to allow the 
homeowners to maintain the lawn areas within the tree preservation zone’. 
 
Mr. Goodwin agreed to reword Condition 2.  
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Ms. Kramb pointed out a typographical error in the preliminary plat condition written in the Planning 
Report.  
 
Mr. Goodwin said that Planning would also like to modify the preliminary plat condition to include the 
proposed out loop as a platted reserve as well. 
 
Ms. Kramb asked if there had been any discussion with the school about the students parking within the 
development during school hours. She pointed out that Scioto High School had posted No-Parking signs 
throughout the development during specific hours. 
 
Mr. Goodwin said he would ask the applicant to address that situation with the schools. 
 
Ms. Kramb said she thought the proposed 24-inch caliper trees were too large and the inch-per-inch 
should be a lower number. She said in the text it stated that trees measured 6 to 24 inches can be 
replaced tree-by-tree versus inch-per-inch, but that anything over 24 inches is per caliper.  
 
Ms. Amorose Groomes said that she had requested that Claudia Husak to see how many caliper inches 
that represented. 
 
Mr. Goodwin said that Planning has reviewed what the applicant has preliminarily identified for removal 
and primarily for the stream crossing at Celtic Crossing Drive and along Mitchell-Dewitt Road to improve 
the site distance to the Metro Parks’ path crossing. He said if measured by Code or replacement required 
per Code that would be approximately 80 trees at 2.5-inches per tree minimum. Mr. Goodwin said with 
the amount of inches they have currently identified and the requirement as they are proposing, there is 
one tree they have identified that is greater than 24 inches. He said that tree is actually 25 inches and 
would require 10 replacement trees. He said the remainder of trees identified thus far would be tree-per-
tree or 35 trees would be required as proposed. He said there is a difference of about 54 trees. Mr. 
Goodwin noted that the conceptual landscape plan seemed to indicate somewhere in the realm of 50 
deciduous trees that are simply illustrated, but that would have to be resolved at the time of the final 
development plan.  
 
John Hardt asked where the 24-inch tree was located. 
 
Mr. Goodwin said unfortunately, it was located at the Celtic Crossing Drive stream crossing. 
 
Ms. Kramb reiterated that she personally would go lower on the number. 
 
Ms. Amorose Groomes said that he said there were approximately 54 trees that are not being replaced. 
She said that he was said that they were 54 trees short of being able to put those on here. She 
translated that they equaled about 125 – 130 caliper inches per tree, and that the net loss today is 130.  
 
Mr. Goodwin said that it was 222 inches. 
 
Ms. Amorose Groomes said she was looking for the net gain or loss. She asked if it was correct that the 
net loss on this property, counting per inch, is about 130. 
 
Mr. Goodwin said that was correct, but that does not include the street trees that will be added as 
required by the Landscape Code. He said he did not know how many street trees would be required. 
 
Ms. Amorose Groomes said on this site, she thought there would be at least 30 or 40 street trees would 
be required. 
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Ms. Kramb referred to page DS-1 in the development text, 4A-2 – Lot Setbacks, C – Side yard. She said 
the word ‘setback’ was missing after ‘side yard’.  
 
Ms. Kramb said if decisions were made about the tree replacement, obviously the inches would need 
adjusted.  
 
Ms. Kramb referred to the development text, DS-3 – Architectural Elements, E, and said she felt it was 
too specific to say ‘similar to carriage-style doors’. 
 
Ms. Kramb recalled that at the previous meeting, a fence was proposed between what is now to be wet 
ponds. She asked if there would still be a fence. 
 
Mr. Goodwin said there was an option in the development text to continue to have a split rail fence in 
that area, however where lots border the Stream Corridor Protection Zone, it would not be permitted for 
those portions of the lot that are still within a small portion of the Zone. He said in those areas, the 
applicant has discussed having a small wooden post that would indicate where the edge of property line 
is located, but it was not clear if it would be a fence in those other areas. 
 
Victoria Newell and Joe Budde said they had no comments or questions. 
 
Warren Fishman said he counted about 161 street trees on the picture. He asked if the picture was 
accurate. He said there would be at least two trees on each of the 90-foot lots, and in some cases there 
would be three trees. 
 
Ms. Amorose Groomes said it appeared that the trees were 30 or 35-foot on center. She said the drawing 
was not to scale. She asked the applicant if that was truly representative of what the final landscape 
drawing might look like. 
 
Greg Chillog, The Edge Group, 1400 Goodale Boulevard, Columbus, said that the illustrative plan was 
close, and that was where they would start. He explained that the numbers always vary based on the 
individual lot layout, where the driveways are, and where the utilities fall. He said it pretty much follows a 
35 to 40-foot run of trees around the perimeter of the site. 
 
Mr. Fishman asked what was the distance on Lot 23 between the side yard and the landscaping. 
 
Mr. Goodwin said the landscape buffer is drawn on the illustrative landscape plan bordering up to the lot 
line of Lot 23, but the plants would not be right on the lot line. He said he believed they were intended to 
vary within the zone. 
 
Mr. Fishman asked what the distance there was from the lot line to the water. 
 
Mr. Chillog said it was 25 to 30 feet from the lot line to the water. 
 
Mr. Fishman asked if the side yards were normal. 
 
Mr. Chillog said the side yards were a six-foot minimum totaling fourteen feet. 
 
Mr. Fishman asked if that was on both sides of the lot. 
 
Mr. Goodwin clarified that the side yards were six feet on one side and eight feet on the other. 
 
John Hardt said he was most concerned at the last meeting about the southwest corner, and he 
appreciated the last lot being moved farther away from Mitchell-DeWitt Road which was an improvement. 
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He said he was also concerned that the landscape plan shows a landscape buffer treatment there which 
potentially will block the sightlines again. He said he would like to defer to Ms. Amorose Groomes for 
advice on what kind of plant material could be used in a landscape buffer treatment that is relatively low 
and appropriate for a place where there is a sightline problem.  
 
Ms. Amorose Groomes suggested the landscape material not be low, but instead, high with deciduous 
trees so that you could look underneath them. She said that today, with urban tree growing so prevalent, 
a clear trunk height of seven feet can be requested. She said that the Commission could specify when 
there is a final landscape drawing that the trunk height on the trees to be located in that area have a 
clear trunk height of seven feet which would still give protection and not block the view sheds as much. 
 
Mr. Hardt asked if the Commission would see the detailed landscape planting drawing. 
 
Mr. Goodwin said that the Commission would see the detailed landscape plan with the final development 
plan, and it could be handled at that time. He pointed out that the intersection sight distance analysis 
performed by EMH&T suggests that the landscape buffer area would not be within that sight triangle 
along the new street or the intersection of the Metro Parks trail. Mr. Goodwin said the sight distance 
triangle was included in the Planning Report. 
 
Mr. Hardt reiterated that he was cautious about the plantings in the landscape buffer.  
 
Mr. Hardt noted that the school had public paths and a highly used site, and there was the Park a highly 
used site, and there was a connection. He said between the two sites, were two residents’ front yards. 
He asked why the path and crosswalk could not go through the Reserve space to get into the Park 
without going through the front yards. 
 
Mr. Goodwin said he believed the primary design reason was to couple it with the Celtic Crossing Drive 
stream crossing and minimize other crossings. 
 
Kevin McCauley, Stavroff Interests, 565 Metro Place South, Dublin, Ohio said if they took it to the other 
side with the second stream crossing, there would be more trees removed for two culverts. He said it was 
the best way to save the most trees and did not require two culvert crossings. He said the location 
chosen was more economical and it saved trees.  
 
Mr. Goodwin said he was not sure that if there was separate pedestrian-only crossing that it would 
require a culvert, but it would have possibly affected the trees. 
 
Mr. Hardt suspected that it really was due for economic reasons. He said he did not buy the tree 
argument because this configuration is bringing the path through the stream corridor which would have 
some tree affect. 
 
Mr. Chillog said that the trees belong to the Metro Parks. He said they could handle access to the park 
from their end by working around trees and removing trees on their property, but in order to get one 
access point through the Park, they would have to go very wide with the footprint and work around 
where the Parks want it to be routed. He said it was not just economics. He said the path is sited as such 
by working closely with Metro Parks who do not want to remove trees. He pointed out that on the west, 
the path curves north to avoid trees and to go through an existing break in the woods. 
 
Mr. Hardt referred to the Regional Context Map and said it still showed the previously submitted layout of 
the development with Lots 24 and 25.  
 
Richard Taylor referred to the development text, DS-2 – Permitted Exterior Materials, 2) Trim Materials B) 
Shutters shall be considered as trim for purpose of meeting the Residential Appearance Code 
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requirements, but the Code actually states, ‘Trim shall be used when shutters are not used’. He said it 
seemed redundant and therefore should be stricken from the development text. 
 
Mr. Goodwin agreed it should be stricken from the text.  
 
Ms. Amorose Groomes said she wanted to keep a close eye on the net loss of trees. She said she was not 
so concerned about counting caliper, as she was the net. She said in her mind, street trees count for the 
net, so she was hopeful that they get as many of those back as possible. She said it looked like it would 
be close, so she was okay with that. 
 
Ms. Amorose Groomes invited public comments with respect to this application. [There was none.] 
 
Ms. Amorose Groomes confirmed that all the Commissioners’ questions had been addressed. 
    
Motion #1 and Vote – Rezoning with Preliminary Development Plan 
Mr. Taylor moved to recommend approval to City Council for this Rezoning with Preliminary Development 
Plan application because the proposal meets the Community Plan designation for this site and the 
applicable review criteria for a Planned Development, with eight conditions: 
 

1) That additional landscape buffering be provided on the portion of Lot 24 within the Mitchell-
Dewitt scenic setback, provided that it does not interfere with stormwater drainage in this 
location; 

2) That the development text be revised to allow homeowner maintenance of lawn areas within the 
tree preservation zone; 

3) That the applicant construct a left-turn lane with a pedestrian crossing on Hyland-Croy Road, 
prior to Conditional Acceptance of the subdivision improvement, to the satisfaction of the City 
Engineer; 

4) That gaps in the existing tree row along the rear of Lots 1 and 2 be augmented with additional 
trees/and or other landscape materials as part of the final development plan; 

5) That existing trees and other vegetation be removed with the construction of the Celtic Crossing 
Drive/Mitchell-Dewitt intersection as indicated on the Intersection Sign Distance exhibit; 

6) That the applicant continue to work with the Metropolitan Park District to seek approval of an 
additional path connection along Mitchell-Dewitt Road for inclusion in the final development plan; 

7) That technical inconsistencies and omissions in the lot diversity matrix be revised prior to Council 
review; and 

8) That the applicant provide verification of formal agreements with the Metropolitan Park District 
and the Dublin City School District regarding the timing, construction and maintenance 
responsibilities for all off-site multi-use path and stormwater swale improvements prior to 
approval of the final development plan. 
 

Ben W. Hale, Jr., Smith and Hale, representing the applicant agreed to the above conditions. 
 
Ms. Newell seconded the motion. 
 
The vote was as follows:  Mr. Budde, yes; Ms. Amorose Groomes, yes; Ms. Kramb, yes; Mr. Fishman, 
yes; Mr. Hardt, yes; Ms. Newell, yes; and Mr. Taylor, yes. (Approved 7 – 0.) 

 
 

Motion #2 and Vote – Preliminary Plat 
Mr. Taylor moved to approve this Preliminary Plat application because it complies with the applicable 
review criteria and the existing and anticipated development standards, with one condition: 
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Case Summary 

 

Agenda Item  3 
  

Case Number 12-082Z/PDP/PP 
  

Proposal A new Planned Unit Development for a 28.11-acre site with 44 single family 
residential lots.  

 
Request Review and recommendation to City Council of a rezoning with preliminary 

development plan for a new planned unit development district under the 
provisions of Zoning Code Section 153.050. This is also a request for review 
and recommendation to City Council of a preliminary plat under the provisions 
of the Subdivision Regulations.  

 
Site Location Hyland-Croy Road  

Located on the west side of Hyland-Croy Road, approximately 1,030 feet north 
of the intersection with Brand Road and Mitchell-Dewitt Road.  

 
Applicant Kevin McCauley, Stavroff Interests, Ltd., represented by Ben Hale, Smith and 

Hale 
  LLC.  

  
Case Manager  Justin Goodwin, AICP, Planner II │ (614) 410-4677 │ jgoodwin@dublin.oh.us 
 
Planning 
Recommendation Approval of the rezoning w ith preliminary development plan w ith 8 

conditions;  
and Approval of the preliminary plat w ith 1 condition.  
Based on Planning’s analysis, the proposal meets the Community Plan designation for 
this site and the applicable review criteria for a Planned Development.  

 
Conditions  Rezoning with Preliminary Development Plan  

1) That additional landscape buffering be provided on the portion of Lot 24 within 
the Mitchell-Dewitt scenic setback, provided that it does not interfere with 
stormwater drainage in this location;   

2) That the development text be revised so as not to prohibit homeowner 
maintenance of lawn areas within the tree preservation zone;  
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3) That the applicant construct a left-turn lane with a pedestrian crossing on 

Hyland-Croy Road, prior to Conditional Acceptance of the subdivision 
improvement, to the satisfaction of the City Engineer; 

4) That gaps in the existing tree row along the rear of Lots 1 and 2 be augmented 
with additional trees/and or other landscape materials as part of the final 
development plan;  

5) That existing trees and other vegetation be removed with the construction of the 
Celtic Crossing Drive/Mitchell-Dewitt intersection as indicated on the Intersection 
Sight Distance Exhibit; 

6) That the applicant continue to work with the Metropolitan Park District to seek 
approval of an additional path connection along Mitchell-Dewitt Road for 
inclusion in the final development plan; 

7) That technical inconsistencies and omissions in the lot diversity matrix be revised 
prior to Council review; and 

8) That the applicant provide verification of formal agreements with the 
Metropolitan Park District and the Dublin City School District regarding the 
timing, construction and maintenance responsibilities for all off-site multi-use 
path and stormwater swale improvements prior to approval of the final 
development plan. 
 

 Preliminary Plat  
 

1) That the preliminary plat be revised to should identify the Macha Court cul-de-
sac island as a platted reserve prior to submission for City Council review. 
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Facts   

Site Area 2 parcels totaling 28.11 acres 

Zoning R, Rural District 

Surrounding Zoning and 
Uses 

The site is located in Union County and is surrounded on three sides by land 
within Jerome Township. Surrounding uses and zoning include: 
 
East:  Dublin Jerome High School, zoned PUD, Planned Unit Development 

District within the City of Dublin.  
North/ 
West:  Glacier Ridge Metro Park within Jerome Township; a multi-use path runs 

through the Metro Park immediately to the west of the site.  
South:  Single-family residences (five rural lots) within Jerome Township with 

frontage on Mitchell-Dewitt Road and Hyland-Croy Road. The Oak Park 
development is located nearby to the south of Mitchell-Dewitt Road and 
is zoned PUD, Planned Unit Development District.  

Site Features • Rectangular shaped site  
• Generally flat, draining from north to south 
• 740 feet of frontage along Hyland-Croy Road and 225 feet of frontage along 

Mitchell-Dewitt Road 
• A Stream Corridor Protection Zone (SCPZ) bisects the site north to south with 

one-third of the site east of the stream and two-thirds of the site west of the 
stream 

• Tree rows are located along the site perimeter and stream corridor 
• A high tension power line runs southwest to northeast through the southeast 

portion of the site within a 150-foot electric easement 

Case Background January 3, 2013 
The Commission reviewed a concept plan for this proposal on January 3, 2013. 
Commissioners were generally supportive of the proposed land use and layout 
but agreed that a greater setback along Mitchell-Dewitt Road was needed. Some 
Commissioners suggested eliminating lots to achieve a greater setback; others 
recommended the applicant explore changes to the layout of the proposal. The 
Commission urged the applicant to review the proposed stormwater management 
facilities for feasibility and maintenance requirements and to further study the 
Stream Corridor to determine the appropriate width of the protection zone to 
avoid having home sites encroach into the zone.  
 
Commissioners also urged the applicant to address visibility issues along Mitchell-
Dewitt Road near the Metro Park multi-use path crossing. Commissioners agreed 
that a second multi-use path connection to the Metro Park along Mitchell-Dewitt 
Road was desirable, but most did not feel that a path was necessary on Hyland-
Croy Road until future roadway improvements are programmed by the City.   
 
June 15, 2009 
The site was annexed into the City of Dublin by City Council on June 15, 2009. 
The site was also transferred from Jerome Township to the jurisdiction of 
Washington Township for the purpose of consistent fire and public safety service 
provision.  
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Facts   

Community Plan 
Recommendations  
 

Future Land Use 
The Future Land Use Map designates this site as Rural Mixed Residential 
(maximum density of 1.5 dwelling units per acre). Areas with this classification 
are located primarily along the western periphery of the city and are intended to 
provide a mix of housing types on smaller lots with significant provision of open 
space. Development goals include the preservation of natural features and the 
creation of comprehensive greenway systems and open vistas.  
 
Density 
The recommended maximum density of 1.5 dwelling units per acre yields 42 lots 
on this 28-acre site. The proposed 44 single-family lots is a density of 1.57 
dwelling units per acre. Land Use Principle 1 recommends that density concerns 
be weighed against the overall quality of development. 
 
Roadway Character 
Hyland-Croy Road and Mitchell-Dewitt Road are both designated as Rural 
Character Roadways on the Community Plan’s Roadway Character Map. 
Applicable design guidelines include: 

• Application of generous setbacks ranging from 100 to 200 feet 
• Integration of open views and vistas into adjacent development perhaps 

greater than 200 feet in some areas to increase the sense of openness 
• Provision of informal landscaping that focuses on native plant species and 

naturalized forms (meadows, wildflowers, grasses, wetland areas, etc.) 
• Use of trees, fencerows and woodland plantings to provide additional 

screening and sense of enclosure 
• Creation of meandering bike paths and sidewalks that are informally designed 

as to not be entirely visible from the roadway 
• Design of naturalized ponds with aquatic plants and informal edges  
• Use of stone walls and split rail fences that are traditionally used in the 

countryside 
 

Northwest/Glacier Ridge Area Plan 
The Northwest Area Plan depicts this site with 
street connectivity from Hyland-Croy Road to 
Mitchell-Dewitt Road, and pedestrian path 
connections to the Glacier Ridge Metro Park. The 
area plan includes additional roadway character 
guidelines developed as part of the Hyland-Croy 
Road Corridor Character Study. 
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Revisions 

Plan Revisions  The applicant has revised the proposal to attempt to address the comments made by 
the Commission at the concept plan review. These changes include: 
 
• Elimination of one lot to increase the width of the Mitchell-Dewitt Road scenic 

setback to the east of the Mitchell-Dewitt Road site entry.  

• Adjustment of lot lines along the north and west site perimeter to increase the 
width of the Mitchell-Dewitt Road setback to the west of the Mitchell-Dewitt 
Road site entry. 

• Replacement of previously proposed wetland stormwater basins (artificial) with 
permanent wet pond retention basins. 

• Preliminary planning for a potential multi-use path connection to the metro park 
path system along Mitchell-Dewitt Road, pending approval by the Metropolitan 
Park District.   

 
 
 
 

Details                                                  Rezoning with Preliminary Development Plan 

Process  Rezoning to a Planned Unit Development requires approval of a development text to serve as 
the zoning regulation; the Zoning Code covers all requirements not addressed in the 
development text. This preliminary development plan establishes a new Planned Unit 
Development District (Celtic Crossing) with a development text that applies to these 28.11 
acres. 

Plan 
Overview 

The rezoning with preliminary development plan includes: 

• Rezoning the 28.11-acre site from R, Rural District to a Planned Unit Development District 
(PUD). 

• Establishing a new development text with requirements for a 44 lot single-family detached 
homes and 8.75 acres of open space. 

Development  
Text 

The proposed preliminary development plan includes specific requirements that address the 
zoning and development details for the Celtic Crossing PUD. Details of the text requirements 
and the proposed development plan are provided in the next sections of this report.  

Permitted  
Uses 

The development text permits single-family detached homes, open spaces and related park 
features.  
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Details                                                  Rezoning with Preliminary Development Plan 

Layout Celtic Crossing Drive 
This street will extend west through the site from a new intersection on Hyland-Croy Road. It 
will cross a stream running north/south through the site and continue west to a curve at the 
northwest corner of the site, where an ‘eyebrow’ loop will provide access to three lots. It will 
then extend south to a new intersection with Mitchell-Dewitt Road. A total of 27 lots will have 
frontage on this street; corner lots may be accessed from the other streets.  
 
Macha Court 
This single-loaded cul-de-sac street will extend south of Celtic Crossing Drive in the east 
portion of the site, providing frontage for five lots. The plans include an AutoTURN exhibit 
demonstrating the ability for a fire truck to navigate the cul-de-sac loop.  
 
Nemain Court 
This loop street will run through the center of the site, extending south from two intersections 
with Celtic Crossing Drive and providing frontage for 17 lots.  
 
Open Space 
The proposal includes 8.75 acres of open space, including scenic setbacks along Hyland-Croy 
Road and Mitchell-Dewitt Road, a Stream Corridor Protection Zone (SCPZ), and a stormwater 
management area along the south edge of the site. Ten lots are along the edges of the 
Stream Corridor Protection Zone, to the east and west.  Seven lots are east of the stream with 
visibility from the Hyland-Croy Road open space. Seventeen lots are along the north and west 
property lines, backing up to the Glacier Ridge Metro Park.  

Density and 
Lot Sizes 
 
 
 
 
 
 
 
 
 
 
 
 
 

Density 
The Future Land Use Map designates this site as Mixed Residential Rural Density (1.5 dwelling 
units per acre). Development of this site at 1.5 units per acre would yield 42 lots. The current 
zoning (Rural District) would permit a maximum density of one unit per acre, or 28 units. The 
proposal includes 44 lots on 28.11 acres for a density of 1.57 units per acre.  
 
Concept Plan Update: 
The previously proposed concept plan included 45 lots. The Planning and Zoning Commission 
indicated potential support for the number of lots proposed, provided that design issues 
related to site setbacks along Mitchell-Dewitt Road were addressed. This included either 
moving or eliminating the two lots nearest Mitchell-Dewitt Road (Lots 24 and 25 on the 
concept plan). The revised plans have eliminated the lot to the west of Celtic Crossing Drive 
(previously Lot 24).  
 
Lot Sizes 
The development text requires a minimum lot area of 12,600 square feet. Lot widths are 
required to be a minimum of 90 feet at the building line, but may narrow to 50 feet at the 
right-of-way line to accommodate irregularly shaped lots along the loop street, the cul-de-sac, 
and the ‘eyebrow’ loop in the northwest corner of the site. Lots must be a minimum of 140 
feet deep.  
 
The proposed development plan includes lots that vary in size from slightly greater than one-
quarter of an acre to roughly one-third of an acre. The plan includes standard, rectangular 
lots approximately 90 feet wide, and variable-width lots meeting the dimensional 
requirements of the development text. Lot depths generally range from 140 feet to 160 feet 
and will allow for adequate buildable area.  
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Details                                                  Rezoning with Preliminary Development Plan 

Setbacks 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Hyland-Croy Road and Mitchell-Dewitt Road are both designated as Rural Character Roadways 
on the Community Plan’s Roadway Character Map. The roadway character guidelines 
recommend the application of generous setbacks ranging from 100 to 200 feet with informal 
and naturalized landscape treatments.   
 
The text requires a minimum 200-foot building and pavement setback from the proposed 
Hyland-Croy Road right-of-way, consistent with site setbacks for other residential 
developments along Hyland-Croy Road. The preliminary development plans shows this 
setback ranging from approximately 200 feet at its narrowest point (near Lot 1), and widening 
along the cul-de-sac street (Macha Court) that parallels Hyland-Croy Road.   
 
The text also proposes a variable-width building and pavement setback along Mitchell-Dewitt 
Road, to be measured from the proposed Mitchell-Dewitt right-of-way. The setback ranges 
from approximately 200 feet at its widest point (east of Celtic Crossing Drive) to 50 feet near 
the western-most edge of the site. This portion of the setback intersects with Lot 24 and 
extends across the southwest corner of the lot. The proposed landscape plan includes buffer 
plantings within the open space reserves to the south of Lots 23 and 24. Additional landscape 
plantings should be considered for the portion of the 50-foot setback proposed to extend 
across Lot 24; however, a proposed stormwater line in this location may be a constraint. 
Options should be explored during the final development plan process.  
 
Concept Plan Update 
The previously proposed concept plan included a minimum 35-foot building and pavement 
setback from the Mitchell-Dewitt Road right-of-way, running through the open space reserves 
and across the rear of Lot 24 (previously labeled as Lot 25 in the concept plan). The 
southwest (rear) corner of Lot 24 also intersected the proposed Mitchell-Dewitt Road right-of-
way line. This lot has been shifted to the north in the revised plan. The southwest corner of 
the lot is now located approximately 18 feet from the proposed Mitchell-Dewitt Road right-of-
way. The southeast (front) corner of Lot 24 (along the Celtic Crossing Drive frontage) is now 
located approximately 115 feet from the proposed Mitchell-Dewitt Road right-of-way.  
 
As noted above, one lot (previously labeled as Lot 24 on the concept plan) has been 
eliminated from the revised plan, providing an expanded setback to the east of Celtic Crossing 
Drive. This portion of the setback ranges in width from 200 to approximately 120 feet 
between the proposed Mitchell-Dewitt right-of-way and lot 23.   

Lot Setbacks 

 

Front Yard 
Minimum 20 feet from the right-of-way. The front yard setback typically coincides with a 
sanitary sewer easement on the preliminary plat. 
 
Rear Yard 
Minimum 25 feet from the rear property line. In some cases, the rear yard setback overlaps 
with storm sewer easements, tree preservation zones or portions of the stream corridor 
protection zone on the preliminary plat.  
 
Side Yards 
Minimum 6 feet with a total of 14 feet. Some side yards overlap with storm sewer easements 
on the preliminary plat. 
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Details                                                  Rezoning with Preliminary Development Plan 

Traffic and 
Access  

Rights-of-Way 
This site and a portion of the Hyland-Croy Road right-of-way was annexed into the City of 
Dublin in 2009. The Union County Engineer maintains jurisdiction over Mitchell-Dewitt Road. 
An additional 10 feet of right-of-way is proposed for dedication along Hyland-Croy Road and 
15 feet of right-of-way is proposed for dedication along Mitchell-Dewitt Road. These right-of-
way dedications are consistent with the City of Dublin Thoroughfare Plan. The three new 
public streets are proposed to have 50-foot rights-of-way and pavement widths of 28 feet. 
 
Access 
Proper intersection spacing is an important consideration in access planning. The location of 
the Celtic Crossing Drive intersection with Mitchell-Dewitt Road was selected to optimize the 
safety and functionality of the proposed improvement based on the curvature of Mitchell-
Dewitt Road along the site frontage. This proposed intersection is approximately 840 feet to 
the west of the Oakmeadow Drive access to the Oak Park subdivision. The location of the 
Celtic Crossing Drive intersection with Hyland-Croy Road was selected to maximize its 
distance from the Dublin Jerome High School access point, located approximately 600 feet to 
the south.   
 
Concept Plan Update 
Discussion at the Concept Plan review dealt with the location and function of the Mitchell-
Dewitt Road access point, including the degree to which the access point is needed. The 
Washington Township Fire Department has reviewed the proposed plan and confirmed that 
both the Mitchell-Dewitt Road and Hyland-Croy Road access points are necessary for fire 
service. The Dublin Fire Code requires single-family developments with more than 30 dwelling 
units to provide separate fire apparatus access roads.  
 
The Commissioners requested the applicant verify adequate sight distance to the existing 
Metro Park multi-use path crossing at Mitchell-Dewitt Road, approximately 270 to the west of 
the proposed intersection. The applicant has prepared a sight distance exhibit illustrating that 
adequate site distance can be achieved with the removal of some existing trees and 
underbrush within the proposed Mitchell-Dewitt Road right-of-way and along the west site 
boundary.    
 

 
Sight Distance Exhibit 
 
Traffic Study 
The applicant has prepared a Traffic Impact Study (TIS) as part of the preliminary 
development plan that has been review by both Dublin Engineering and the Union County 
Engineer. This study determined any necessary roadway and/or intersection improvements 
based on the projected trip generation and studied the site’s impact to seven off-site 
intersections in the study area. The TIS recommends that a left turn lane be installed on 
Hyland-Croy Road and no additional turn lanes are warranted on Mitchell-Dewitt Road.  
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Details                                                  Rezoning with Preliminary Development Plan 

 
The study also analyzed the impacts of a potential future conversion of the Hyland-Croy Road 
access point to a right-in/right-out design based on the Thoroughfare Plan’s designation of 
Hyland-Croy Road for future improvement to a four-lane divided roadway. Widening of 
Hyland-Croy Road is not included in the City’s current Capital Improvements Program and is 
considered a long-term need based on traffic projections for Hyland-Croy Road in the year 
2030. Analysis indicates that both access points will operate at an adequate level of service in 
the event that the Hyland-Croy access is restricted to right-in/right-out.  
 
A roundabout is planned for construction at the Hyland-Croy Road intersection with Brand 
Road and Mitchell-Dewitt Road in 2013. Right-of-way has been acquired for this improvement 
to the south of the site; construction will not affect the site. This roundabout will provide 
improved traffic flow to the Mitchell-Dewitt site access.  
 
Engineering anticipates the traffic generated by this proposal to be heavily distributed to the 
Hyland-Croy Road corridor which will greatly reduce the effects of this site on the existing 
Metro Park path crossing. As an example, this site is anticipated to generate 4 vehicle trips in 
the AM peak hour that would travel west on Mitchell-Dewitt Road.  

Sidewalks 
and Multi-
Use Paths  
 

The Subdivision Regulations require sidewalks or multi-use paths be installed on both sides of 
public streets. The development text allows for a combination of four-foot concrete sidewalks 
and eight-foot concrete or asphalt multi-use paths along public streets. The proposed text 
also requires a three-foot private sidewalk from the front door to the driveway of each 
residence, except in auto-court driveway configurations.  
 
The proposed plan includes four-foot concrete sidewalks on both sides of all internal streets, 
with the exception of an eight-foot multi-use path along a portion of Celtic Crossing Drive 
extending from Hyland-Croy Road to the stream crossing. This path will be asphalt where it 
fronts the entry reserve and concrete where it fronts Lots 1 and 2 and continues across the 
stream. The path will transition to a standard sidewalk section west of the stream and 
connect to another asphalt path within the Stream Corridor Protection Zone (near Lot 44) to 
provide access to the Metro Park north of the site. From this location, a continuous 10-foot 
wide multi-use path within the Metro Park will meander to the west and connect to the 
existing Metro Park path system.   
 
Planning and Engineering requested the applicant design and construct a pedestrian crossing 
at the Hyland-Croy Road intersection with a marked crosswalk and pedestrian-activated 
warning signal, similar to the system in place at the Hyland-Croy Road/Tullymore Drive 
intersection. This crossing will provide access to the existing multi-use path along the east 
side of Hyland-Croy Road (on Dublin Jerome High School property) and to Jerome High 
School. The applicant has provided letters from the Dublin City School District and the 
Metropolitan Park District supporting these path connections.  
 
Concept Plan Update 
Planning’s recommendation was to provide additional multi-use path connections through the 
open space setbacks along Hyland-Croy Road and Mitchell-Dewitt Road. The Commission 
generally agreed that a path connection should be installed along Mitchell-Dewitt Road from 
the proposed Celtic Crossing Drive intersection as a connection to the Metro Park path west of 
the site.  
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Details                                                  Rezoning with Preliminary Development Plan 

The Metropolitan Park District recently communicated to the applicant that its standard policy 
is to permit only one multi-use path connection from individual developments to the metro 
parks path system. The District has given the applicant the choice of installing either path 
connection shown but not both. The applicant has chosen the north path connection. For this 
reason, the development text was changed to not require a path connection along Mitchell-
Dewitt Road. Planning recommends that the applicant continue to work with the Metro Parks 
District to pursue a possible exemption to this policy. The revised plans currently provide 
sufficient space along the Mitchell-Dewitt frontage to allow for a path connection if it is 
permitted by in the future. This potential path connection is on the proposed landscape plan, 
but not the preliminary plat.  
 
The Commission generally supported waiving the standard path requirement along Hyland-
Croy Road because the timeline for future roadway improvements that would extend this path 
to the south is unknown, and the applicant included a pedestrian connection to the existing 
multi-use path on the east side of the road. The City Engineer has agreed to waive this path 
requirement.  

Parking On-street parking will be allowed on one side of the new public streets, opposite the waterline 
and fire hydrants. The 20-foot minimum front yard setback will all space to park vehicles 
without overhanging the public sidewalk.  

Architecture The proposed development text describes the general character of the development as one-, 
one and a half-, and two-story homes with a variety of two- and three-car garages. The text 
requires adherence to the Residential Appearance Standards of the Dublin Zoning Code unless 
otherwise stated. The text includes additional design requirements for lots with high visibility 
from Hyland-Croy Road and Mitchell-Dewitt Road.  
 
Materials 
Permitted exterior cladding materials include brick, thin brick, stone, manufactured stone, 
wood, engineered wood, fiber-cement siding, stucco or any combination of these materials. 
Stucco is not permitted on lots with visibility from Hyland-Croy Road (Lots 1-7) or with 
visibility from Mitchell-Dewitt Road (Lots 23 and 24). Permitted trim materials include wood, 
engineered wood, vinyl, aluminum, EIFS, copper or fiber-cement products. Roofing materials 
include asphalt, wood, slate, concrete, tile or metal.  
 
Color 
Cladding materials are required to be of a natural earth tone and/or warm neutral color 
(including white). High-chroma colors are not permitted.  
 
Architectural Details 
The text requires similar architectural design elements and details to be consistent on all 
elevations of a structure (i.e. “four-sided” architecture). Chimneys must be finished with 
masonry and constructed with a foundation integral to the overall structure. Prominent side 
facades with high visibility (e.g. homes on corner lots, end lots, pie-shaped lots and lots 
adjacent to a large open space) are required to contain a combination of architectural design 
elements as defined in the Residential Appearance Standards.  
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Details                                                  Rezoning with Preliminary Development Plan 

Architectural Diversity 
The development text includes a lot diversity matrix prohibiting the same or similar front 
elevations on adjacent lots, lots directly across the street from one another, and lots on a cul-
de-sac bulb. Planning identified some technical inconsistencies and omissions in the diversity 
matrix and recommends that the applicant work with Planning to revise the matrix prior to 
Council review.  
 
Garages and Driveways 
All homes are required to have either an attached or detached garage, sized to accommodate 
two vehicles. Front-load, side-load and auto court style garage configurations are permitted, 
with some location specific limitations. 
• Standard front-loaded garages are prohibited for lots with high visibility from Hyland-Croy 

Road and Mitchell-Dewitt Road (Lots 1-7, 23 and 24). Garages on these lots must either be 
side-loaded or court-loaded.  

• For Lots 1, 2, 23 and 24, garage doors must face away from Hyland-Croy Road and 
Mitchell-Dewitt Road.  

• For auto-court layouts with visibility from Hyland-Croy Road (Lots 1-7) courtyard driveways 
must be brick, interlocking concrete pavers, stamped concrete or architectural concrete 
finishes.  

 
Other garage and driveway design requirements apply to all lots. 
• All garage doors must have a decorative and upgraded design, described as being similar 

to “carriage-style” doors. 

• For auto-court configurations a minimum 30-inch high wall or hedge is required along the 
front edge of the courtyard pavement facing the street. 

• For side-loaded garages, a minimum 36-inch high, 75% opacity hedge is required along 
the rear edge of the driveway pavement to prevent headlight pollution into adjacent 
properties.  

In addition, Planning has requested that the applicant incorporate requirements to avoid the 
‘snout house’ effect that can occur when attached garages protrude in front of the house and 
dominate the street frontage. The proposed development text prohibits front-loaded garages 
that extend more than six feet forward of the front façade of the house or porch. No more 
than 40% of all lots are permitted to have a front-loaded garage that extends beyond the 
front façade of the house.   
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Details                                                  Rezoning with Preliminary Development Plan 

Tree 
Preservation 
and Tree 
Replacement  
 

Tree Preservation 
A 15-foot tree preservation zone is proposed at the rear of the 17 lots bordering the Metro 
Park. The development text prohibits trees from being removed from this zone, except where 
necessary for the installation or maintenance of utilities as approved in the final development 
plan. Removal of dead, diseased or noxious trees and other vegetation is permitted. The 
preliminary plat includes stormwater utility easements in the rear yards of 13 lots. Some of 
these easements are adjacent to, but do not overlap, the tree preservation zone. The text 
includes. A requirement that disturbance by maintenance must be restored as nearly as 
practicable to the original condition of the tree preservation zone should be clarified to refer 
specifically to utility maintenance, and not prohibit homeowner maintenance of unvegetated 
portions of the tree preservation zone that may be converted to lawn.   
 
Concept Plan Update 
At the concept plan stage, the applicant indicated a potential need to install a stormwater 
swale along the north site boundary to collect and divert overland drainage from 28 acres of 
adjacent Metro Park land. If necessary, this improvement would likely effect existing trees 
within the tree preservation zone. The applicant has since coordinated with the Park District 
to agree on the installation of a swale on the Metro Park property in conjunction with multi-
use path planned to the north of the site. This off-site improvement is indicated on the 
preliminary plat and serves to minimize the potential impact on existing trees.  
 
Tree Replacement 
The proposed development text outlines a goal to preserve as many trees in good or fair 
condition as possible. A detailed tree replacement plan will be required with the final 
development plan. The Zoning Code requires that protected trees (trees six inches in diameter 
or greater and in good or fair condition) be replaced on an ‘inch for inch’ basis with deciduous 
trees. The applicant is proposing a waiver to this requirement in the development text, as 
follows: 
 

• Trees that measure between six and 24 caliper inches may be replaced ‘tree for tree’, 
rather than ‘inch for inch.’  

• Trees that measure 24 caliper inches or greater must be replaced ‘inch for inch’ as 
required by Code.  

 
The waiver will require approval by City Council. 
 
The applicant has provided a tree survey that preliminarily identifies 304 inches for removal, 
with 222 inches in good or fair condition. Twenty-two protected trees have been identified for 
removal in the location of the proposed Celtic Crossing Drive stream crossing. Four additional 
protected trees must be removed at the southwest corner of the site to meet intersection 
sight distance requirements. Among those currently identified for removal, one tree (a 24-
caliper-inch Red Oak) would meet the proposed inch for inch replacement requirement.  
 
The development text requires replacement trees to be deciduous trees with a minimum 
caliper size of 2½ inches, consistent with Code requirements. The proposed landscape plan 
indicates that replacement deciduous trees will be located throughout the open space 
reserves. The landscape plan also indicates a mixture of evergreen and deciduous trees as a 
buffer planting along lots 23 and 24 in the Mitchell-Dewitt open space setback. Evergreen 
trees will not be permitted to count toward tree replacement requirements.   
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Open Space 
and 
Landscaping 

The subdivision regulations require the dedication of at least 1.88 acres. The plan includes 
8.75 acres of proposed open space (31% of the total site area), consisting of scenic roadway 
setbacks, the Stream Corridor Protection Zone, and stormwater management areas. The 
development text states that these open spaces will be owned by the City. The applicant will 
be responsible for the initial landscaping of the open space areas and the homeowners 
association will be responsible for maintenance.  
 
Landscape Character 
The proposed text describes the general intent for landscape character within the 
development, consistent with the recommendations of the Community Plan. The text 
describes a design intent to balance naturalized and formally maintained landscape elements, 
using low-maintenance design that contributes to the rural character of the area.  
 
Specific landscape requirements and design guidelines are provided for both the Hyland-Croy 
Road and Mitchell-Dewitt Road open space setbacks. The Hyland-Croy setback will include 
open, naturalized areas featuring no-mow or low-mow grasses, transitioning to formally 
maintained areas along streets and around entry features.  The Mitchell-Dewitt setback will 
include a landscape screen between the residential lots and Mitchell-Dewitt Road, composed 
of evergreen and deciduous trees, ornamental trees, and shrubs. Each of the open space 
areas may include additional amenities, such as pedestrian paths and entry features. Entry 
features will include fencing, masonry columns, integrated neighborhood identification signs, 
landscaping and lighting. Stormwater features are also proposed within these areas.  
 
Landscape Plan 
The applicant has also prepared an illustrative, conceptual landscape plan that shows the 
general design intent of the proposal and conformance with the development text. The 
proposed landscape plan is consistent with the roadway character landscape 
recommendations in the Community Plan. Details regarding the open space landscaping will 
be required at the final development plan stage. 
 
In addition to the scenic roadway setbacks, an open space area is proposed along the south 
property boundary between the Stream Corridor Protection Zone and the Mitchell-Dewitt 
entry. This area will be used primarily for stormwater management. A naturalized, low-mow 
grass treatment is proposed for this area. The development text requires a ‘line of 
demarcation’ along residential lot lines that abut open space areas, including the Stream 
Corridor Protection Zone and the stormwater management area. This requirement is intended 
to prevent encroachment onto the public open space areas, where low-maintenance 
landscape treatments are proposed. Permitted demarcation elements include the use of a low, 
split rail fence, wood posts at property corners, and landscaping. The landscape plan indicates 
the general location of this treatment, but specific design details will be provided with the final 
development plan.  
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Stormwater 
and Utilities 

Utilities 
The site will connect to the public water and sanitary sewer systems by constructing new 
water and sewer mains extending to the existing utility lines along the east side of Hyland-
Croy Road. Adequate capacity exists in these systems to serve this development.    
 
Stormwater Management 
To accommodate anticipated stormwater drainage, and to meet the requirements of the 
Stormwater Code, the applicant will install a public storm sewer system that will connect to 
the proposed retention basins. Catch basins will be installed in some rear yards and open 
space areas. The plan includes two separate stormwater management systems:  

• A wet retention pond is proposed to the east of the cul-de-sac within the Hyland-Croy open 
space setback.   

• Two wet retention basins connected by a shallow swale are proposed to the west of the 
stream, in the open space reserve along the south site boundary.  

Both systems will outlet into the existing stream, once the stormwater has been adequately 
treated. An off-site swale will be installed on along the multi-use path planned to the north of 
the site within the metro park. This swale will collect and divert overland drainage from the 
Metro Park and will outlet into the existing stream immediately north. The applicant should 
provide verification of construction and maintenance agreements for the off-site stormwater 
swale to be constructed on Metro Park property with the final development plan.  
 
The applicant has provided a stormwater management report and floodplain analysis which 
demonstrate that the proposed stormwater facilities will adequately manage runoff quantity 
and quality. Engineering has identified a potential encroachment of the 100-year stormwater 
surface profile for basin 1 on the rear of lot 23. A refined stormwater analysis and design will 
be required as part of the final development plan and adjustments should be made as 
necessary. Final location, design and maintenance requirements for all stormwater facilities 
will be approved with the final development plan. 

Stream 
Corridor 
Protection 
Zone 

A Stream Corridor Protection Zone (SCPZ) bisects the site along a tributary to the North Fork 
of the Indian Run. This SCPZ is intended to preserve the flood water capacity of the existing 
drainage way and limit stream erosion through the preservation of existing vegetation. The 
width is determined by the contributing drainage area upstream. The floodplain analysis 
conducted by the applicant indicates that the necessary width is 50 feet on each side of the 
high water mark for the existing channel. 
 
Stream Crossing 
Celtic Crossing Drive crosses the SCPZ in the north portion of the site with a stream culvert 
and a co-located utility easement, which will require tree removal. Stormwater facilities will be 
outside of the protection zone but will require easements through the zone allowing for 
drainage outfalls on either side of the stream.  
 
Pedestrian Path Connection 
The proposed plans include a multi-use path connection to the metro park running through 
the SCPZ east of lot 44 with plantings between the path and the lot. The applicant should 
work with Planning and Engineering during the final development plan process to ensure the 
path is located with minimal impact on existing trees.  
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Details                                                  Rezoning with Preliminary Development Plan 

Relationship to Proposed Lots 
The proposal shows small portions of the SCPZ overlapping the rear yards of seven lots and 
the side yard of one lot. The applicant proposes to plat these overlapping areas as a defined 
“On-lot Stream Corridor Protection Zone” with specific requirements and limitations outlined in 
the development text. All of the overlapping areas are within platted setback or easements. 
The preliminary plat shows the overlap areas varying in width from less than 1 foot to 
approximately 14 feet at the widest point (on Lot 8). Lots 2 and 3 are also located adjacent to 
but not overlapping the SCPZ.  
 
The development text allows on-lot portions of the SCPZ to maintained as lawn; these areas 
are currently used for crop production and do not include the naturally-vegetated portions of 
the stream corridor. Portions of the SCPZ between private lot lines and the existing tree line 
are proposed to be planted with a naturalized, low-mow grass treatment. The development 
text requires an “open space/lot line demarcation” as described earlier.  
 
Concept Plan Update 
The previously proposed concept plan was developed prior to the detailed floodplain analysis 
that has been performed as part of the preliminary development plan. The concept plan 
assumed a wider Stream Corridor Protection Zone (63 feet on each side of the stream). At 
that width, the ten lots along the SCPZ encroached the zone to a greater extent than 
currently proposed.  
 

 

Analysis                                                Rezoning with Preliminary Development Plan 

Process Section 153.050 of the Zoning Code identifies criteria for the review and approval for 
a rezoning/preliminary development plan (full text of criteria attached). Following is 
an analysis by Planning based on those criteria. 

1. Consistency with 
Dublin Zoning Code  

Criterion met: This proposal is consistent with the Zoning Code, except as 
appropriately altered in the proposed development text.  

2. Conformance with 
adopted Plans  
 
Condition 1 

Criterion met with Condition: The uses and density proposed for this site are 
consistent with the Future Land Use designation and meet the intent of the roadway 
character guidelines. The applicant should provide additional landscape buffering on 
the portion of Lot 24 that is included in the Mitchell-Dewitt Road scenic setback, 
provided that it does not interfere with stormwater drainage in this location.  

3. Advancement of 
general welfare and 
orderly development  

Criterion met: This proposal conforms to the Community Plan and is compatible 
with the surrounding residential development and adjacent parkland.  

4. Effects on adjacent 
uses  
 
 

Criterion met: The proposal is appropriately located in the city and will safeguard 
the value of property within and adjacent to the area. Proposed stormwater basins 
are sited and designed to preserve existing trees along the existing residential 
properties to the south. Tree preservation zones are proposed along the metro park 
boundary.  
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Analysis                                                Rezoning with Preliminary Development Plan 

5. Adequacy of open 
space for residential 
development 

Criterion met: The open space is adequate for residential development and the 
maintenance responsibility of the open space is appropriately that of the 
homeowners association. The development text contains requirements for the 
landscape design of naturalized areas within the open space. 

6. Protection of 
natural features and 
resources 
 
Condition 2 
 

Criterion met with Condition: The applicant has performed a floodplain analysis 
that identifies the appropriate size and location of the Stream Corridor Protection 
Zone. Impacts to this zone will be minimized, with the exception of the steam 
crossing and necessary stormwater outfalls. Existing tree rows along the site 
perimeter will also be preserved. The proposed development text should be clarified 
to allow homeowner maintenance of unvegetated portions of the tree preservation 
zone that may be converted to lawn.   

7. Adequate 
infrastructure  

Criterion met: With the proposed improvements installed, the site will have access 
to adequate utilities.  

8. Traffic and 
pedestrian safety 
 
Conditions 3 & 4 

Criterion met with Conditions: The applicant has provided a traffic analysis 
which accounts for the proposed future development impacts. The applicant will be 
required to install a left turn lane and pedestrian crossing on Hyland-Croy Road as 
recommended by the traffic study. Existing trees and other vegetation should be 
removed with the construction of the Celtic Crossing Drive/Mitchell-Dewitt 
intersection as indicated on the Intersection Sight Distance Exhibit.  

9. Coordination & 
integration of building 
& site relationships  
 
Condition 5 
 

Criterion met with Condition: The proposal is consistent with the existing 
development patterns of surrounding Dublin subdivisions. Small portions of the 
Stream Corridor Protection Zone will overlap some adjacent lots, but adequate 
buildable area is provided on all lots to prevent impacts on the stream corridor.  
 
Lots with high visibility from Hyland-Croy Road and Mitchell-Dewitt Road have been 
oriented to minimize visibility of rear and side facades. Proposed landscape plantings 
will provide additional visual buffering where side facades would otherwise be 
exposed. Gaps in the existing tree row along the rear of Lots 1 and 2 should be 
augmented with additional trees and/or other landscape materials to minimize the 
view of rear yards from Hyland-Croy Road, to be approved as part of the final 
development plan. 

10. Development 
layout and intensity 

Criterion met: The proposed plans contribute to the orderly development of this 
site, including proposed uses, setbacks, and density.  

11. Stormwater 
management 

Criterion met: Adequate provision is made for stormwater management.  

12. Community 
benefit 
 
Condition 6 

Criterion met: The proposed text outlines all applicable development requirements 
for this project. Proposed pedestrian connections to the Glacier Ridge Metro Park 
and Dublin Jerome High School provide benefits to the wider community. The 
applicant should continue to work with the Metropolitan Park District to seek 
approval of this path connection as part of the final development plan. 

13. Design and 
appearance 
Condition 7 

Criterion met with Condition: The proposal outlines high-quality building 
materials and architectural design standards within the proposed development text. 
Staff has identified some technical inconsistencies and omissions in the diversity 
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Analysis                                                Rezoning with Preliminary Development Plan 

matrix and recommends that the applicant work with Planning to revise the matrix 
prior to Council review. 

14. Development 
phasing 

Criterion met: The plans indicate a single phase for this project.  

15. Adequacy of 
public services 

Criterion met: There are adequate services for the proposed development. 

16. Infrastructure 
contributions  
 
Condition 8 

Criterion met with Condition: The applicant will be responsible for constructing 
off-site improvements, including utility connections, pedestrian facilities, and 
roadway improvements. Engineering has not identified a need for financial 
contributions to other off-site infrastructure improvements. The applicant should 
provide verification of formal agreements with the Metropolitan Park District and the 
Dublin City School District regarding the timing, construction and maintenance 
responsibilities for all off-site multi-use path and stormwater swale improvements 
prior to approval of the final development plan.  

 
 

Recommendation           Rezoning with Preliminary Development Plan 

Approval In Planning’s analysis, this proposal complies with the rezoning/preliminary 
development plan criteria and the existing development standards within the area. 
Approval with 8 conditions is recommended. 

Conditions 1) That additional landscape buffering be provided on the portion of lot 24 within 
the Mitchell-Dewitt scenic setback, provided that it does not interfere with 
stormwater drainage in this location;   

2) That the development text be revised so as not to prohibit homeowner 
maintenance of lawn areas within the tree preservation zone;  

3) That the applicant construct a left-turn lane with a pedestrian crossing on 
Hyland-Croy Road, prior to Conditional Acceptance of the subdivision 
improvement, to the satisfaction of the City Engineer; 

4) That gaps in the existing tree row along the rear of Lots 1 and 2 be augmented 
with additional trees/and or other landscape materials as part of the final 
development plan, subject to approval by Planning;  

5) That existing trees and other vegetation be removed with the construction of the 
Celtic Crossing Drive/Mitchell-Dewitt Road intersection as indicated on the 
Intersection Sight Distance Exhibit; 

6) That the applicant continue to work with the Metropolitan Park District to seek 
approval of an additional path connection along Mitchell-Dewitt Road for 
inclusion in the final development plan; 

7) That technical inconsistencies and omissions in the lot diversity matrix be revised 
prior to Council review; and 
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Recommendation           Rezoning with Preliminary Development Plan 

8) That the applicant provide verification of formal agreements with the 
Metropolitan Park District and the Dublin City School District regarding the 
timing, construction and maintenance responsibilities for all off-site multi-use 
path and stormwater swale improvements prior to approval of the final 
development plan. 

 

Details                                                                                    Preliminary Plat 

Plat Overview 
 

The proposed preliminary plat subdivides 28.11 of land into 44 single-family lots and 
8.75 acres of open space. The plat also provides new rights-of-way for Celtic 
Crossing Drive, Neiman Court and Macha Drive, and additional rights-of-way for 
Hyland-Croy Road and Mitchell-Dewitt Road, consistent with the Dublin 
Thoroughfare Plan.   

 
The preliminary plat correctly shows all setback requirements. All other information 
required by the Subdivision Regulations, or as otherwise required by the proposed 
development text, is provided in the proposed preliminary plat.  

Open Space The Zoning Code requires the dedication of 1.88 acres of open space; 8.75 acres are 
provided.  
 

• Reserve “A” - 1.06 acres located to the north of the Celtic Crossing Drive entry 
at Hyland-Croy Road. This reserve includes a multi-use path connection along 
Celtic Crossing Drive and extending to the west.  

• Reserve “B” - 4.2 acres to the south of Celtic Crossing Drive and incorporates the 
largest portion of the Hyland-Croy Road setback. The plans show a wet retention 
basin within this open space. This reserve also includes a portion of the Stream 
Corridor Protection Zone, which should be more clearly delineated on the Final 
Plat.  

• Reserve “C” - 2.82 acres in the south portion of the site, extending from the 
Stream Corridor Protection Zone to the entry of Celtic Crossing Drive at Mitchell-
Dewitt Road. The plans show two wet retention basins in this reserve, connected 
by a shallow swale. This reserve also includes a portion of the Stream Corridor 
Protection Zone, which must be more clearly delineated on the Final Plat. 

• Reserve “D” - 0.21 acres located to the west of the Celtic Crossing Drive entry at 
Mitchell-Dewitt Road. This reserve provides adequate space for a multi-use path 
connection to the Metro Park path system immediately to the west of the site, 
subject to approval by the Park District. The path connection is illustrated on the 
conceptual landscape plan submitted as part of the preliminary development 
plan.  

• Reserve “E” - 0.46 acres including the northernmost portion of the Stream 
Corridor Protection Zone to the north of Celtic Crossing Drive. This reserve 
includes a multi-use path connection from Celtic Crossing Drive to the Glacier 
Ridge Metro Park; this path will extend through the park and connect to the 
existing path system.  
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Details                                                                                    Preliminary Plat 

The development text indicates that the open space areas will be owned by the City 
of Dublin and maintained by a forced/funded homeowners association. This 
requirement will be reflected on the Final Plat. The landscape island on the Macha 
Court cul-de-sac bulb has not been indicated as a reserve. Planning recommends this 
landscape island also be a reserve maintained by the homeowners association.  

 

Analysis  Preliminary Plat 

Process The Subdivision Regulations identify criteria for the review and approval for a 
plat. Following is an analysis by Planning based on those criteria. 

1) Plat Information 
and Construction 
Requirements 
 

Condition 1 

Criterion met with Condition: This proposal is consistent with the 
requirements of the Subdivision Code and proposed development text and all 
required information is included on the plat. The preliminary plat should 
identify the Macha Court cul-de-sac island as a platted reserve prior to 
submission for City Council review. Homeowners association maintenance 
responsibilities will need to be outlined on the Final Plat.  

2) Street, 
Sidewalk, and 
Bike path 
Standards 
 

Criterion met: Street widths, grades, curvatures, and intersections designs 
comply with the appropriate Code sections and engineering requirements. 
Sidewalks or multi-use paths are required on both sides of all public streets in 
compliance with City construction standards, except as specifically waived in 
the development text.  

3) Utilities 
 

Criterion met: Utility lines are adequately sized and located to serve the 
development and provided within appropriately sized and accessible 
easements.  

4) Open Space 
Requirements 

Criterion met: The plat meets and exceeds the open space requirement.  

 

 

Recommendation     Preliminary Plat 

Approval This proposal complies with the preliminary plat criteria and a recommendation 
to City Council for approval of this request is recommended with 1 condition. 

Conditions 1) That the preliminary plat be revised to should identify the Macha Court cul-
de-sac island as a platted reserve prior to submission for City Council 
review.  
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REZONING/PRELIMINARY DEVELOPMENT PLAN 
 
The purpose of the PUD process is to encourage imaginative architectural design and proper site planning 
in a coordinated and comprehensive manner, consistent with accepted land planning, landscape 
architecture, and engineering principles. The PUD process can consist of up to three basic stages: 

1) Concept Plan (Staff, Commission, and/or City Council review and comment); 
2) Zoning Amendment Request (Preliminary Development Plan; Commission 

recommends and City Council approves/denies); and 
3) Final Development Plan (Commission approves/denies). 
 

The general intent of the preliminary development plan (rezoning) stage is to determine the general 
layout and specific zoning standards that will guide development. The Planning and Zoning Commission 
must review and make a recommendation on this preliminary development plan (rezoning) request. The 
application will then be forwarded to City Council for a first reading/introduction and a second 
reading/public hearing for a final vote. A two-thirds vote of City Council is required to override a negative 
recommendation by the Commission. If approved, the rezoning will become effective 30 days following 
the Council vote. Additionally, all portions of the development will require final development plan 
approval by the Commission prior to construction. In the case of a combined rezoning/preliminary 
development plan and final development plan, the final development plan is not valid unless the 
rezoning/preliminary development plan is approved by Council.  
 
Review Criteria 
Section 153.050 of the Zoning Code identifies criteria for the review and approval for a 
Rezoning/Preliminary Development Plan. In accordance with Section 153.055(A) Plan Approval Criteria, 
Code sets out the following criteria of approval for a preliminary development plan (rezoning):  
 
1) The proposed development is consistent with the purpose, intent and applicable standards of the 

Dublin Zoning Code; 
2) The proposed development is in conformity with the Community Plan, Thoroughfare Plan, 

Bikeway Plan and other adopted plans or portions thereof as they may apply and will not 
unreasonably burden the existing street network; 

3) The proposed development advances the general welfare of the City and immediate vicinity and 
will not impede the normal and orderly development and improvement of the surrounding areas; 

4) The proposed uses are appropriately located in the City so that the use and value of property 
within and adjacent to the area will be safeguarded; 

5) Proposed residential development will have sufficient open space areas that meet the objectives 
of the Community Plan; 

6) The proposed development respects the unique characteristic of the natural features and 
protects the natural resources of the site; 

7) Adequate utilities, access roads, drainage, retention and/or necessary facilities have been or are 
being provided;  

8) Adequate measures have been or will be taken to provide ingress and egress designed to 
minimize traffic congestion on the surrounding public streets and to maximize public safety and 
to accommodate adequate pedestrian and bike circulation systems so that the proposed 
development provides for a safe, convenient and non-conflicting circulation system for motorists, 
bicyclists and pedestrians; 

9) The relationship of buildings and structures to each other and to such other facilities provides for 
the coordination and integration of this development within the PD and the larger community and 
maintains the image of Dublin as a quality community; 
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10) The density, building gross floor area, building heights, setbacks, distances between buildings 

and structures, yard space, design and layout of open space systems and parking areas, traffic 
accessibility and other elements having a bearing on the overall acceptability of the development 
plan’s contribution to the orderly development of land within the City; 

11) Adequate provision is made for storm drainage within and through the site so as to maintain, as 
far as practicable, usual and normal swales, water courses and drainage areas; 

12) The design, site arrangement, and anticipated benefits of the proposed development justify any 
deviation from the standard development regulations included in the Dublin Zoning Code or 
Subdivision Regulation, and that any such deviations are consistent with the intent of the Planned 
Development District regulations; 

13) The proposed building design meets or exceeds the quality of the building designs in the 
surrounding area and all applicable appearance standards of the City; 

14) The proposed phasing of development is appropriate for the existing and proposed infrastructure 
and is sufficiently coordinated among the various phases to ultimately yield the intended overall 
development; 

15) The proposed development can be adequately serviced by existing or planned public 
improvements and not impair the existing public service system for the area; and 

16) The applicant’s contributions to the public infrastructure are consistent with the Thoroughfare 
Plan and are sufficient to service the new development. 

 
PRELIMINARY PLAT 

 
If approved, the preliminary plat will be reviewed at a later date by City Council. If the Commission 
disapproves the preliminary plat, it must state its reasons for doing so. Approval of the preliminary plat is 
effective for 24 months and authorizes the developer to proceed with construction after meeting all 
Engineering requirements. The Commission and City Council will later review the final plat for each 
phase, generally after infrastructure is complete, to ensure that it conforms to the preliminary plat. 
 
Review Criteria: 
In accordance with Chapter 152, the Code sets out the following requirements as part of the platting 
requirements for the subdivision of land: 
1) The proposed plat provides the minimum plat contents required by Sections 152.018(B) and 

152.018(C); 
2) The proposed plat will comply with all applicable subdivision improvement procedures as defined by 

Sections 152.035 through 152.053; 
3) The proposed plat will provide required improvements as specified by Sections 152.065 through 

152.072. 
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