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Ms. Amorose Groomes swore in those intending to speak in regards to this case, including the
applicant Eric Leibowitz, representing Casto; Andrew Gardner, representing Bird and Bull,
Lindsey Taylor, representing Kroger; and City representatives.

Claudia Husak said the applicant has made changes to the development text and clarified the fuel
station operations by Kroger, the roof materials being permitted and used in the center, and the
requirements for bollards and bike racks. She said the applicant has revised the preliminary
development plan to only indicate an area for the outparcel without any design details as
requested by the Commissions the last time this application was before them. She explained that
a final development would be required to be approved by the Commission in the future should
the applicant want to go ahead with the development of the outparcel. Ms. Husak said that
Planning encouraged the applicant to show a slightly larger area for the potential outparcel to
allow for more creativity in the future in the design and layout.

Ms. Husak said changes have been made around the fuel station area with the elimination of a
curb cut along the southern landscape island. She said parking to the north of the fuel station has
been changed to make the circulation pattern clearer and the landscape islands have the
appropriate dimensions indicated on the plans. She said the fuel station elevation changes
include the option with the full masonry columns and the pumps are now beige to match the
building.

Ms. Husak said the applicant has also provided details for the under canopy lighting that
Planning previously requested. She said most of the changes were made to the entry feature; the
applicant has been working with Planning to create a high-quality entry feature with appropriate
plant material, a paver treatment for the entry drive that also incorporates the proposed center
identification sign.

Ms Husak said that plant material was changed throughout the site per Commission concerns and
suggestions. She said there are three signs proposed and some revisions have been made to the
fuel station sigs. She said that Planning recommends approval of all three portions of the
application and without any conditions. Ms. Husak mentioned that Mr. Hardt had voiced some
concerns about lighting levels for the center identification signs, which may be best addressed
with a condition.

Eric Leibowitz, representing Casto, said the access on the southern drive was a significant issue
for Kroger. He said the parking area north of the fuel center has been modified to improve the
traffic flow and increased the green space around the entry feature. He said Kroger has
eliminated 206 parking spaces from the existing parking field, the north parking field will retain
70 parking spaces and will be employee parking.

Mr. Leibowitz said the outparcel will be completed to the standards of the Commission. He said
the center identification signs were changed and the light level will be changed with whatever
the Commission desires. He said the Hospital Drive sign is now incorporated into the entry
feature. Mr. Leibowitz said there are 17 tenants in the shopping center and there are currently
five center names being advertised. He said the tenants on the north end of the center on
Perimeter Drive have a Perimeter Drive address but the tenants on the west have a Hospital
Drive address.
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Andrew Gardner, representing Bird and Bull, said opening the entry enabled them to arch the
flowers. He said pear trees were eliminated and crab apples trees will be used as requested, the
junipers will be replaced with perennials. He said all the landscape islands are now ten feet
wide.

Lindsey Taylor, representing Kroger, said to remain competitive it is necessary to have fuel
stations. She said the parking to the north of the fuel center is for the better for circulation. She
said 206 parking spacing will be removed; Kroger will retain 70 parking spaces for employee
parking.

Mr. Walter read from the proposed development text and was concerned that the conditional use
section appears to allow another retailer to move into the current Kroger location and the fuel
station to be used as an independent fuel station.

Ms. Kramb said the wording should be changed to “operated” rather than “owned”.

Mr. Leibowitz said the retailer that purchases Kroger will also run the gas station.

Mr. Walter said he is concerned Kroger will assign a gas station company to run the station.

Jennifer Readler asked if all of the fuel stations are owned by Kroger.

Ms. Taylor said there are affiliates which would still operate under the Kroger corporate name.
She said the rights need to be preserved for the successors.

Mr. Fishman said it has to be affiliated with the grocery store.

Ms. Taylor asked if they are permitted to keep the successor language and the Commission
agreed.

Mr. Walter said with respect to the signs, he was concerned that any sign location along the
Perimeter Drive entrance lacked the design and quality of the Hospital Drive sign location. He
said he would like to see the incorporation of the monument sign on Perimeter Drive to be in
concert with the landscaping. He said it will become the primary access to the center. He asked
if the applicant plans to enhance the landscaping around the sign.

Mr. Fishman said the applicant has done a commendable effort and is happy to see the results of
the work.

Mr. Hardt said he would like the bulbs in the sign lighting conditioned.

Mr. Taylor said he likes the entry way and the ideas for landscaping.

Ms. Amorose Groomes said she appreciates the change of plant material; however one concern is
40 inches of the 98 caliber of trees that must be replaced. She said there are a lot of Honey

Locusts on this property and the trees have struggled, she suggests replacing some of the inches
with another variety of tree such as a Tulip tree.



Dublin Planning and Zoning Commission
September 16, 2010 — Meeting Minutes
Page 9 of 14

She said there needs to be a condition stating that all tree plantings need to be a minimum of
eight feet from the curb. She said there needs to be more diversity in plant material selection.

Mr. Leibowitz said the goal is to incorporate the sign into the landscaping already present.

Mr. Walter said to mirror the landscaping on the east of Hospital Drive on a smaller scale on the
north side. He said it may mean refreshing the current material.

Motion #1 and Vote — Rezoning Preliminary Development Plan

Mr. Fishman made a motion to recommend approval of this Rezoning with Preliminary
Development Plan application because it complies with the appropriate review criteria and the
existing development standards within the area, with two conditions:

1) That the development text be modified to clarify the fuel station ownership by the
grocery store as discussed by the Commission;

2) That the development text be modified to encourage articulation along blank facades
along the rear.

Eric Leibowitz, the applicant agreed to the above conditions.
Mr. Zimmerman seconded the motion.

The vote was as follows: Mr. Hardt, yes; Mr. Walter, yes; Ms. Amorose Groomes, yes; Mr.,
Zimmerman, yes; Ms. Kramb, yes; Mr. Fishman, yes; and Mr. Taylor, yes. (Approved 7—0.)

Motion #2 and Vote — Final Development Plan

Mr. Fishman made the motion to approve this Final Development Plan application because it
complies with the development text, the applicable review criteria and the existing development
standards within the area. Mrs. Kramb seconded the motion.

1) That the lanterns proposed for the center identification signs not exceed a lighting level of
7.5 watts;

2) That deciduous trees be setback at least eight feet from the curb along the entry feature;

3) That a more diverse plant palette for replacement trees, particularly tulip trees, be
selected, and;

4) That the applicant work with Planning to mirror the landscape treatment on Hospital
Drive for the sign area along Perimeter Drive at an appropriate scale and size.

The vote was as follows: Mr. Hardt, yes; Ms. Amorose Groomes, yes; Mr. Zimmerman, yes;
Mr. Walter, yes; Mr. Taylor, yes; Mr. Fishman, yes; and Ms. Kramb, yes. (Approved 7—-0.)

Motion #3 and Vote — Conditional Use

Ms. Kramb the motion to approve this Conditional Use application because it complies with the
conditional use review criteria. Mr. Zimmerman seconded the motion.

The vote was as follows: Mr. Fishman, yes; Mr. Hardt, yes; Ms. Amorose Groomes, yes; Mr.
Walter, yes; and Mr. Taylor, yes; Mr. Zimmerman, yes; and Ms. Kramb, yes. (Approved 7 -0.)
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said it also included a preliminary development plan site plan that shows how the access changes
are being handled. She said there was the inclusion of a fuel station and an outparcel to the
north. She said that the changes made to the development text were operational, as far as the fuel
station is concerned being part of the grocery store. She explained that a condition to that affect
has been added because in Planning’s opinion, the location of that requirement within the
development text is not ideal. She said there are requirements for cleanup and restoration of the
site if the fuel station were no longer to operate there, a restriction on outside merchandise, and
clarified language regarding the access being dependent on the City’s final design. Ms. Husak
said the applicant is continuing to include center identification signs, but at a lower height than
what Code would permit. She said changes were made to the parking required based on the
gross floor area, and that the patio amenities are required to match throughout the center, with a
requirement for storage.

Ms. Husak said regarding the site plan, there were some minor changes made to the fuel station
location and also to the outparcel location. She said areas italicized and in bold on the chart
presented indicate some areas that have not been addressed as far as what the Commission had
envisioned.

Ms. Husak said regarding the final development plan, the fuel station was moved slightly to the
north and it incorporates the area where the fuel truck delivery would be made within a
landscaped island. She said that moving the fuel station to the north allowed for a larger
landscape island with much more landscaping and separates the fuel truck delivery area
somewhat from the main drive into the shopping center.

Ms. Husak said the height and pitch of the roof has been modified for the fuel station elevation.
She said the applicant decided to provide an alternative architectural elevation of the fuel station
to be reviewed by the Commission. She said that Planning prefers Option 1.

Ms. Husak said revised details for the shopping center identification signs have been submitted
and the applicant has included landscaped cart corrals.

Ms. Husak said regarding the entry feature design, the Commission commented that it should be
dramatic and provide a sense of arrival. She said that Planning continues to be concerned that
the entry feature falls short of that objective.

Ms. Husak said the fuel station is considered a conditional use in the proposed development text,
and is the third application component requiring a vote.

Ms. Husak presented the preliminary development plan proposed to the Commission in July.
She said the primary changes are in the southern portion where the fuel station is located and in
the area where the outparcel is proposed.

Ms. Husak presented the revised preliminary development plan showing the outparcel moved
slightly to the west. She said it maintains the north/south drive aisle and also retains some
parking spaces in the vicinity of the Wendy’s/Tim Horton’s which are often used by construction
vehicles. She said that Planning and Engineering have concerns about access proposed around
the outparcel, and those are details that they could work out during the final development plan
stage for development of the outparcel because it is not included as part of this final development
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plan. Ms. Husak said the applicant has looked at moving it farther to the west, and is prepared to
discuss the traffic implications with the Commission.

Ms. Husak said that for the final development plan, the outparcel is removed, as the applicants
are not planning to develop that portion of the site immediately. She pointed out that the
landscape island was increased to the south of the fuel station and an access point close to the
intersection was eliminated, allowing the fuel tank delivery area to be incorporated into the
landscape island, with a striped area where trucks would park to deliver fuel. Ms. Husak said
three landscaped cart corral areas are proposed for the Kroger grocery store.

Ms. Husak said in their discussions about looking at eliminating some of the parking south of the
main access and moving the fuel station even farther north, or including some of this area as part
of the entry feature, it is the Kroger Company’s desire to require employees to use this part of the
parking lot.

Ms. Husak said the landscape island shown in yellow is the location of the proposed sign for the
fuel station. She pointed out that the sign had been modified to relocate the brick band to the
base of the sign, which coordinates better with the architecture of the center and it also has a
brick band on the bottom of the stone. Ms. Husak said Planning is still concem about the reveal
being too narrow on both sides and would prefer that it be increased by a foot on both sides of
the sign face.

Ms. Husak said the main difference between the two fuel station options was the treatment of the
columns. She said one was proposed to have masonry columns, which is Planning’s preferred
option because it resembles other fuel stations in Dublin. She said the external merchandise has
been removed from the revised elevations. She said Option B shows more of a column treatment
with masonry only on the bottom of the columns.

Ms. Husak said regarding the access modifications, an idea discussed at the July meeting was to
include a landscape boulevard in the center of the access drive, which the City will build as part
of the intersection improvements in this general area. She said design-wise, it is important that it
be aligned with the north/south drive aisle. Ms. Husak said there may be room for a narrow,
shorter median, but how much landscaping that could incorporate is not her area of expertise.
She said if the Commission desires, the subject will be taken back for turther discussion with
Dana McDaniel and Marsha Grigsby to include that in the design for the entry drive.

Ms. Husak said landscaping-wise, there is a lot of plant material proposed along the south side of
the east/west connecting drive throughout the center. She said however, there is nothing
proposed to the north of the entry drive and there are still large areas of grass that could
incorporate landscaping. She said there are engineering constraints as far as where water flows
on the site, and that was explained as the reason for the size and location of the proposed pond.

Ms. Husak said two center identification signs are proposed to be located on Perimeter Drive and
Hospital Drive. She said both signs are eight feet tall. She said that although Code permits 15-
foot signs, eight feet is more consistent with approved signs in this area.

Ms. Husak said there are three application components. She said the rezoning and preliminary
development plan application would be forwarded to City Council for final approval, and there is



Dublin Planning and Zoning Commission
August 19, 2010 — Meeting Minutes
Page 15 of 33

a condition about the development text being clarified as far as the operation of the fuel station
by a grocery store. She said that Planning wants that to be listed as part of the conditional uses,
and not where it is currently located as part of the general development standards.

Ms. Husak said for the final development plan, eight conditions are listed in the Planning Report,
and many of them have to do with landscaping that was discussed at the July meeting. She
explained that there seems to have been some miscommunication with the applicant and their
landscape architect, so there are conditions for those details.

Ms. Husak said for the conditional use, the fuel station is in the development text and would
require a separate approval by the Commission.

Ms. Amorose Groomes asked if there was anyone in the audience wishing to speak in regards to
this case. [There were none.]

Charles Fraas, Casto, the applicant, referred to a memorandum provided in the packets
addressing the items raised by the Commission at the last meeting. He said they were fine with
the condition regarding the fuel station operated by the grocery store. He said they understood
the requirement of cleanup and restoration of the fuel station. Mr. Fraas said outdoor storage has
been eliminated from the text and the elevations. He said the final access design is based on the
City’s plans. He said they have agreed with the City that the design is what they think is going to
happen and they hope that any variation is minor from the final design.

Mr. Fraas said the requirement of stone as a material for the outparcel signs is not a problem. He
said they have reduced the center identifications signs and have shown two different sign
options. He said one could be at the entrance on Hospital Drive and the other on Perimeter Drive.

Mr. Fraas said that the change requiring parking per gross floor area versus net floor area was no
problem. He said they agreed to the language recommended by Planning with regard to the
patios.

Mr. Fraas said regarding the site plan, they shifted the outparcel west which was a concern
brought up by the Commission at the last meeting. He said both their engineers and the City
agree that the north/south drive should stay where it is. He said for them to add the outparcel and
move it to the other side of the north-south drive really impacts parking. Mr. Fraas said that they
tried to deal with the Commission’s comments with regard to the construction and landscape
trucks by maintaining some parking there. He reiterated that the site plan was only a concept
because staff had asked them to show what could be there instead of leaving it blank. He said
they understood that any future development of that outparcel would have to come back for final
development plan and possibly conditional use review.

Mr. Fraas pointed out that they modified the turning radius behind Wendy’s, and they went
ahead and agreed to do that at the time that the construction is done by City.

Mr. Fraas said they have moved the fuel facility north. He said there were concerns with trying
moving it even farther north, since staff was concerned with making sure that as much of the
traffic that was generated from the fuel station would go south. He said by moving it north, he
thought they had made a better project.
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Mr. Fraas said external merchandise units have been eliminated from the fuel station. He said
they have increased the height and modified the pitch of the roof, and they hoped that addressed
the issues of making the roof more visible from the ground elevation.

Mr. Fraas said they have addressed the plan inconsistencies regarding the canopy columns. He
said they did not care which of the two columns the Commission chooses. He pointed out that
unlike across the street at the gas stations and Giant Eagle, columns are used as an architectural
feature in the Avery Square shopping center, but they have no preference. He added that the
hidden logos on the backs of the signs on the columns have been deleted.

Mr. Fraas said Kroger is willing to do the landscaped cart corrals, but they have a problem with
the trees in the cart corrals because it could become a health issue. He said they would be happy
to have hedges and other plants, but preferred not to have plants overhanging the carts.

Mr. Fraas said a big issue was that Kroger had certain parking requirements and minimum
standards that need to be met. He said ideally a new Kroger shopping center would need five
parking spaces per thousand, but they were willing to go below that in certain circumstances,
especially where they have determined they can meet it. Mr. Fraas said here, they can, but they
cannot climinate those parking spaces that will be designated for employees. He asked that it be
realized that the main access drive has been moved to the east, so the main parking lot for Kroger
is getting smaller by the addition of the fuel station and to eliminate more parking.

Mr. Fraas said another issue was putting a pond at the entry way, which was an engineering
issue. He said that with regard to the median, the City is responsible for that improvement.

Mr. Fraas said with regard to the landscaping, they have an issue with the drainage and the way it
swales down, but if there is a way to accent and put additional vegetation there, they can work
with staff.

Mr. Fraas referred to Rezoning/Preliminary Development Plan Condition 1 and said it was
probably in the wrong section of the text and they had no problem with moving it. Regarding the
Final Development Plan, he said they agreed to Conditions 1 through 6. He said they were okay
with Condition 8 and would work with staff on the landscaping. Mr. Fraas said that they were
willing to do Condition 7, without the trees for safety and health issues mentioned previously.

Mr. Fraas said that Kroger was a corporate citizen that has been very good to work with, and
Dublin is a community which benefits from retailers like Kroger. He said that Kroger has in the
last two quarters given over $100,000 towards Dublin non-profit organizations and events. He
added that schools and non-profit organizations have participated in the Kroger Community
Rewards program, where in Central Ohio they have given over $5 million in funding. Mr. Fraas
said by allowing a fuel station which is ultimately going to benefit the customer by saving money
on their gas, be able to go to the store and allocate their rewards to help Kroger plans, they think
is something that is going to be beneficial. Mr. Fraas requested the Commission’s support and
approval of this application.

Amy Kramb asked why the outparcel details were included on the preliminary development plan
since it was not part of their proposal for the final development plan.
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Ms. Husak explained that Code required a preliminary development plan site plan that shows
what is proposed on the site in accordance with the development text, and the applicant is
proposing an outparcel as part of this preliminary development plan application. She said it was
a Commission-driven decision for the other shopping center to eliminate the details for the fuel
station, but it is a requirement of Code to have a preliminary development plan that shows where
uses are proposed on the site.

Ms. Kramb noted that the development text did not talk about it. Ms. Husak explained that the
development text has a certain square footage limitation, and the proposal is for less than the
maximum in the text.

Ms. Kramb said she had the same concern as she did with Giant Eagle. She said she did not like
putting something on the plans that she might not be completely satisfied with, and then another
Commission ten years from now thinks that this Commission approved that location and what it
would look like, and they act on the assumption that the plan is complete. She said she
understood that it was preliminary and a general idea, but she preferred leaving it blank.

Ms. Amorose Groomes said that portion would be discussed later.

Warren Fishman said regarding the cart corral issue, he would not object to not putting trees
around them, but he would insist on having other islands close by with trees in them. He said
there seemed like there was tons of parking and he never had a problem parking when shopping
there. He said the purpose of the trees was to break up the mass of asphalt.

John Hardt asked if the cart corral islands are necessary to meet interior landscape requirements.
Ms. Husak said the interior landscape requirements are met without the cart corral islands.

Kevin Walter requested a review of the revised proposed outparcel plan. He noted that the
footprint of the building had been decreased to decrease the surrounding parking requirement
and allowed some parking to remain on the east. He also noted that there was extra landscaping
on it that was on the west that had been reduced.

Ms. Husak said the landscaping was probably the same size as far as the footprint of the building
was concerned.

Mr. Walter said it was probably a decrease of the openspace to require that. He noted that in the
Planning Report it said that Engineering felt that the north/south drive aisle needed to remain and
asked for further detail. He said he understood the need for it to remain north/south, but why it
did not sit farther west as the Commission had discussed before.

Kristin Yorko said it would be more circuitous if it were moved west, and they wanted people to
get where they wanted to go instead of having to keep stopping and starting with interfering
traffic. She said as shown, it was more straightforward.

Mr. Walter said he understood that was a preference, but he wondered about the traffic flow. He
said currently a lot of traffic comes in and heads towards the eastern outparcels and a lot comes
into the center and heads to the west. He questioned how much traffic came in and went north.
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He said he was uncomfortable that a large enough parking field has been provided for the
overflow parking for the outparcels on the east side.

Mr. Hardt asked if the black line shown on the north/south drive separating Wendy’s from the
shopping center was a property line. He asked if Wendy’s owned their site.

Mr. Fraas explained that Tim Horton’s is the ground lessee of that property. He said they own
their own building, but Casto has ground leased that property to them. He said he did not know
if that was the actual property line. '

Mr. Walter said he did not think this center needed signs and he was not in favor of adding signs
to the center. He said this center did not need that level of identification because he believed it
was currently well identified as is.

Mr. Walter said regarding the fuel station access, he liked the way the island has been created,
but he was concerned about the first access into the fuel station being a redundant curb cut. He
said he was concerned that vehicles will exit from that point as well as the other and no one will
know who is going which way. He suggested the first access point be closed.

Mr. Walter said the parking field to the north of the fuel station, even if it remains, is a mess the
way it is designed. He said he was concerned with getting good traffic flow through that area.

Mr. Hardt said he thought the movement of the fuel station to the north was good and he thought
it was moved far enough. He said the increase in size of the landscape island was a good
improvement; however, the two driveways next to each other cause him concern. He said
closing them off altogether would be an option, but if the applicant feels the driveway is
important, then closing and moving it to the east on the other side of the underground fuel tanks
could be an option he would be willing to consider.

Mr. Hardt said regarding the site circulation issues, he had always thought that the north/south
driveway that went through the main parking field to the north is fine where it is located. He
said having cars come in, stop at a stop sign, turn left, and then immediately turn right to get to
any of the stores on the north half of the center would be a circulation disaster.

Mr. Hardt said he realized that this was just one possible site layout and they were not discussing
the details of the outparcel, but the one thing he did not like about the preliminary development
plan was the way it was configured in tonight’s submission where vehicles have to go through
this small field of parking to get to the outparcel. He said it.was a step down from where it was
previously.

Mr. Hardt said he wondered whether accommodating the overflow parking for the restaurant
outparcels is really this applicant’s problem. He said he did not know if there were cross-parking
agreements in place, or how that worked because the information was not provided. He said
typically, the City does not make one property owner redesign their site to accommodate an
overflow parking problem on their neighbor’s site.

Mr. Walter said all the uses in the center are tied together and whether there is a property line
drawn or not is immaterial to how it operates. He said maybe the answer was to reconfigure the
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entire parking lot and driveway in that comer of the site rather than trying to preserve the drive
just west of Wendy’s. He said if the Commission had an opportunity now to change the way that
the center traffic flows, they need to do it because this is the only time in the next 30 years that
they will have the opportunity.

Steve Langworthy pointed out that it was not highlighted in the Planning presentation that the
future roundabout at Perimeter Drive and Avery-Muirfield Drive also extends back so the drive
to the north will also become a right-in/right-out. He said that just as this splitter island affects
the south drive, the splitter island to the north will eventually affect that drive also.

Mr. Hardt reiterated that the small field of parking and having vehicles travel through it to get to
an outparcel of some description and some design to be determined later is problematic to him.

Todd Zimmerman said he agreed with Mr. Hardt and Mr. Walter on eliminating one access point
for the fuel station.

Mr. Zimmerman said Wendy’s and Tim Horton’s do extremely good business and this is
probably the reason for the parking issues. He said their parking overflow is primarily from
construction vehicles and school buses. He agreed that the issue was whether their access went
into the other lot. Mr. Zimmerman said he had no problem putting an outparcel where it is
proposed, but he asked if they had to go to the level of detail of how the parking would be laid
out tonight. He said this could be a ten year program. Mr. Zimmerman said as long as he knew
approximately where it is going to be located, proximity to the size of the building, the detail of
the parking is not necessary because years from now the restaurants may not be there.

Ms. Husak said originally, the proposal from the applicant had shaded out the entire area
between the two north/south access points, and Planning requested more detail as to how it could
be arranged or what could happen there.

Mr. Hardt said he understood the request, but given the fact that what the Commission is seeing
is fictional, he would feel more comfortable if the preliminary development plan that they
actually approve as part of the record is just shown as a shaded area. Ms. Kramb and Mr.
Zimmerman agreed.

Mr. Zimmerman said he believed that in the future, the entrance to the north on Perimeter Drive
is going to be a bigger entrance in the future than it is now. He expected that in the future, they
may want a sign there.

Mr. Fishman said he agreed with Mr. Walter that no further identification signs are needed for
this center. He reiterated that he would like to see islands with trees added at Kroger. He agreed
that the second entrance to the fuel station should be closed because it was not needed and would
cause more congestion. He agreed with Ms. Kramb that the outparcel should be left blank now to
avoid confusion with future Commissions.

Richard Taylor noted that the plans indicated asphalt shingles, and he thought they were all slate
or composite. Mr. Fraas agreed to change that as they agreed previously to do.

Mr. Taylor said last time, when he talked about the entry he suggested they should have
something more substantial and more dramatic. He said during that discussion many things
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about the entry were thrown out by the Commissioners including a pond, a median, and things
like that. He said he did not think anyone said they needed to see a pond and a median — those
were just thoughts. However, he said the Commission would like to see another idea of the
applicant’s to make that entrance great. He apologized to Mr. Fraas for having spent effort
having to explain those two issues, thinking that they were things that the Commission
specifically asked for.

Mr. Taylor said he disagreed with Mr. Walter, and thought the proper size of signs was
somewhere between what they had reviewed last time and the ones proposed this time. He said
last time, the main entry sign was probably too big, but it was a nice sign. He said the signs
proposed tonight were weak and not very interesting. He said if they are going to have signs,
they should make a statement. He said last time, he commented that a significant sign can be
done as long as it is worked into some landscaping and an entry feature. Mr. Taylor said there
was still an opportunity to have a more dramatic sign that is part of a more substantial overall
entry to this center which he would like to see in addition to just landscaping.

Mr. Taylor asked to see the final development plan with the outparcel included. He said the
existing parking seemed logical and straightforward and the ratio of parking spaces to drive
aisles seemed to be tipped in favor of parking. He said when looking at new materials he sees so
many drive aisles and there is less parking with many paths and ways to get around it in both of
the areas that are redone, and he thought that may be what bothered all the Commissioners. He
said it was a lot of paths and ways for vehicles to move around and that it was so different from
what exists now. He recalled the discussion about removing the parking spaces next to the drive
and said he did not know whether the goal was to remove parking, but maybe to reconfigure that
in conjunction with reconfiguring the entryway. He realized that they were trying to maintain a
parking count for the employees, but that parking to the east of the relocated drive aisle on the
south half of the site is all new parking from what is there now, and there are other ways that it
can be configured. Mr. Taylor said perhaps there is a way to clean it up and make the parking a
little more straightforward and logical and while achieving a more dramatic entry.

Ms. Amorose Groomes said she was in agreement with showing the outparcel as just a shaded
area. She agreed that the entrance to the fuel station should be eliminated. She said regarding the
cart corrals, since no islands in the parking surface are being removed, she thought it would be
acceptable not to require trees in their car corral islands. However, she said the Broadmoor
Juniper proposed for groundcover is completely inappropriate for that kind of application. She
suggested instead a juniper like a Sea Green juniper or something that would be upright or
perhaps a single row of them versus the staggered row would be acceptable that would grow
larger and provide some height.

Ms. Amorose Groomes said there are many honey locusts on this site and she thought it was
completely appropriate to change some of the tree varieties, particularly along Hospital Drive,
numbers 19 through 29 to another variety of tree to try to get some diversity on the property.
She said the plant material diversity is really lacking on this site. She said a couple of islands
will be reconfigured and some of them are too narrow and will not support the plant life that is
scheduled to go in them. She said immediately to the north of the fuel station, there is a long,
narrow island that she would like to see increased in width by four to five feet in order to support
the plant life projected to go there.
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Mr. Walter said it may be possible that the grocery store could close operations, but continue the
fuel operation. He thought it should say if the grocery store ceases operation and/or the fuel
station...

Mr. Zimmerman pointed out that Planning asked regarding the fuel station plan if the
Commission preferred the canopy columns Option A or B.

Ms. Kramb asked that the color of the bollards be specified. She noted they were shown in gray
on the plan, but nowhere was it written that they would stay gray and not be painted. She asked
that the text say that they have to match the color of the columns.

Mr. Fishman said he disagreed with Ms. Amorose Groomes and Mr. Taylor about the water
feature. He said it was kind of a theme in this part of Dublin with the exit ramp water features.
He said he would not want a pond there with weeds growing around it. He said it needed to be
integrated into a dramatic entry feature.

Mr. Walter said the applicant discussed where the parking field sits north of the fuel station and
how it is configured with the drive aisle relocated. He said the contention was that employees
will be parking there. He asked where employees park today.

Mr. Fraas said employees are supposed to park in the back, but there is a very large field and it
will not be as big so they can spread out. He said that Kroger has 2,500 stores and they have
learned exactly how many parking spaces they need and they have a minimum standard.

Mr. Walter said he did not see the employees parking there, and so he thought there was an
opportunity to reconfigure that north area with more insight into how traffic should flow through
there. He said it was very awkward and he encouraged the applicants to continue to look at that.

Mr. Fraas said the location of the entry drive was a hard line and the City has told them how it
has to be done. He said the intent was just to have circulation and they did not want to have a lot
of dead end traffic aisles. He said they have tried to maximize the number of parking spaces that
allows circulation.

Mr. Walter said he did not think that they achieved that. He asked that they think about how
drivers will leave the fuel station and work their way back through, because he thought that was
the concern. He said they will head east and head out that way.

Ms. Amorose Groomes asked that when this is discussed next time, that there be a site specific
parking study, not just Kroger in general. She said she visits Kroger three times a week and she
has never had to park more than five spaces back from the front.

Mr. Walter said he did not think the Commission had given the applicant clear direction at all on
the signs. He said he changed his thinking about this. He said he did not think it was realistic
that someone would identify themselves as part of the Avery Square shopping center if they are a
small boutique shop — they will identify their store as being in the Kroger plaza. He said with
staff’s comments about the change with the roundabout, he disagreed with Ms. Amorose
Groomes. He said they need a sign on Perimeter Drive because it is going to become a more
significant entry. He said new residents traveling along Perimeter Drive may not figure out that
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Ms. Amorose Groomes said any new parking lot island that is going to go in has to be a
minimum width of nine feet with an eight-foot plant bed. She said the skinny islands will not
work.

Ms. Amorose Groomes noted that in the pictures of the fuel station in the bottom portion, the
fuel pumps are blue, which she considers to be a sign. She requested that the pumps match a
color used on the building.

Ms. Amorose Groomes agreed with Mr. Taylor’s comments regarding the entryway. She said
the Commission probably gave more direct suggestions than they should have. She said they
were really looking for something that would be aesthetically pleasing. She asked that the
applicant’s architects use their imaginations to come up with something wonderful.

Ms. Amorose Groomes said regarding the signs, she did not feel there should be a sign at
Perimeter Drive because that entryway is already established. She said it might however be
appropriate to incorporate something in the Hospital Drive entrance that might even add an
architectural element to that entry feature. She said she did not dislike the proposed sign with
wings submitted, but she deferred to the architects on the Commission to say what would be a
more appropriate scale. She reiterated that some sort of sign was appropriate on Hospital Drive,
but she was not in favor of something on Perimeter Drive because that entryway is not
significantly changing.

Ms. Kramb said that she was in favor of the signs and she would rather put it in the text that they
are going to have eight-foot signs than what the Code permits. She said the Perimeter Loop sign
will be a more significant entrance because of the impacts of the roundabout. She said her issue
with the outparcel would be resolved if it was just shown as a shaded area.

Ms. Kramb confirmed that the Commissioners understood that if they want the fuel station to be
run by Kroger, they could sublease it so someone else could run it. She said the text said if the
fuel station is closed for longer than 180 days, it must be taken down. She said that implies that
if Kroger goes out, they can sublease this parcel, BP can come in, run it, and keep it going. She
did not think that got to the intent of what the Commission asked for last time.

Ms. Husak said that was the condition in the preliminary development plan because Planning
also did not agree with the wording. She said the text read, That in the event a fuel station was
constructed in front of the existing Kroger grocery store, it shall be operated by the grocery
store and its subleases, successors or assigns or an affiliate of the grocery store. That the
development text be revised to clarify that a fuel station be operated by the grocery store. She
said Planning’s condition was saying to delete all of that in the text and on page 4, where there is
a list of conditional uses, under (C), it would not say fuel station, but fuel station operated by the
grocery store.

Ms. Kramb said deleting number 3 solves the problem because that gets rid of the subleasing
issue, but on page 7, General Conditions, number 7, That in the event the fuel station is closed
for more than 180 days, it must be removed. She asked if it was saying that if the grocery store
closes, the fuel station can continue operating.
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it is there. Mr. Walter said putting it into the entrance at the Hospital Drive entrance would not
make a difference because it is going to be grand as the Commission would like it to be and the
sign will probably blend in and will not be noticed.

Mr. Walter said the Commission needed to think more about the northern entrance and maybe do
more with it than they are today. He said the Commission can determine what signs they have.
He said there is a proposed text that says signs, but that can be changed or eliminated, made
larger or made smaller. He said this was not a Code issue and they really needed to think about
the purpose of signs.

Mr. Taylor referred to the development text on page 9 at the top, Mansard roofs are not
permitted. He asked if most of the existing building had Mansard roofs. Ms. Husak agreed to
strike that from the text.

Ms. Amorose Groomes reviewed the issues that had been resolved tonight. She confirmed that
they resolved the issues about the fuel station and its operation and cleanup, no fuel sales
merchandise, that the look of access point is dependent upon the City, the center identification
signs, and parking by gross floor area. She said the Commission decided at the last meeting that
the patio amenities would meet a community standard set by the Commission that would carry
throughout the center. Ms. Amorose Groomes said regarding the site plan and its access, they
were okay with the outparcel shaded in rather than addressing its circulation. She confirmed that
although the movement of the fuel station to the north was minimal, it was acceptable to the
Commission.

Ms. Husak pointed out that the Commissioners agreed that the access point immediately to the
east of the drive aisle, west of the fuel tanks, should be cut off, making that island wider.

Ms. Amorose Groomes said there was no further discussion in regards to the access or the fuel
station with eliminating the one entrance. She said however, they had a long way to go on the
parking immediately to the north of the fuel station, but the access to the fuel station itself was
okay. She said the delivery area was adequate.

Ms. Amorose Groomes confirmed with the Commissioners that that the height and pitch of the
roof of the fuel station had been modified to an acceptable standard and that there was no need
for an alternate elevation. Mr. Taylor said he thought that was in reference to the architectural
changes.

Ms. Amorose Groomes confirmed that Ms. Husak had noted the condition regarding the blue
color on the bottom of the fuel pumps.

Ms. Husak pointed out that the masonry option and the EIFS stucco column option needed to be
discussed.

Mr. Hardt referred to Option B and noted that the columns were sitting on the stone bases which
he presumed were three feet or so. He asked for the diameter of the columns. Mr. Fraas said the
architect thought they were about 24 inches in diameter.
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Mr. Hardt noted that they were substantially larger than the ones on the center. He said he did
not necessarily subscribe to the notion that all of Dublin’s fuel stations had to look the same and
he thought there was the opportunity here to have one that was unique and special. He thought it
would fit in well with the shopping center which has some unique attributes to it, including the
columns. Mr. Hardt said he favored Option B.

Mr. Taylor preferred Option A because the toothpicks on this fuel station were a little bigger
than most, and he thought that was good, and that the color of the roof and brick go together
much better as an overall composition than the lighter color below.

Mr. Fishman said he had looked at other fuel stations in Dublin, and the stucco ones get damaged
and are not as well maintained as the brick ones. He preferred the brick columns, because as
they age, they will look better than stucco which gets chipped.

Mr. Zimmerman, Mr. Walter, and Ms. Kramb preferred Option A.

Ms. Amorose Groomes said the shopping center signs had been discussed and the direction
regarding the cart corrals was that it was okay that they did not have trees in them as long as they
were not removing existing islands. She reiterated that she would like to see an upright Juniper
rather than a ground cover Juniper.

Mr. Taylor said regarding the shopping center signs, he would accept one sign as opposed to two
signs and he could accept the sign at the north as opposed to the south. He reiterated that the big
sign proposed last month was well designed overall, but these signs were a stone wall with a sign
stuck to it. He said his bigger concern was that whatever size or how it is incorporated into the
landscape, he would like to see an imaginative sign and entry feature.

Ms. Amorose Groomes confirmed that the Commissioners had all agreed that it was appropriate
for a fuel station to be there.

Andrew Gardner, the project engineer, provided an idea to close the southern entry into the fuel
station. He explained that one of their primary concerns was getting people in and out of the
center, while still keeping the fuel station separated. He said if the Commission supported
moving the drive to the other side of the tanks, they could look at that.

Ms. Kramb said she thought the right-in would solve a lot of the Commission’s issues which
were that they were thinking two people who want to exit will want to go different directions and
there will be no sign to tell them who goes first. She said the right-in only would solve that
problem with a ‘Do Not Enter’ sign so people could not exit there.

Mr. Langworthy said realistically, in a setting such as this, trying to design a right-in and make it
stay a right-in is difficult due to the geometry.

Mr. Walter suggested a solution might be to orient the station east/west as opposed to
north/south. He said it might fix the exit headed towards the east. He said it did not work the
way it was oriented.

Ms. Husak explained that the proposal Planning originally reviewed internally had the fuel
station turned east/west, and one of the biggest issues was stacking.
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Ms. Amorose Groomes said she did not see closing off the first curb cut as being that
problematic. She said the Commission’s time should be spent on resolving the area to the north.

Mr. Gardner said his concern was still whether drivers can easily get in and out of the fuel center.

Mr. Walter said he thought it was very clear that the Commission was telling them that they want
to close off the drive and that they need to resolve the circulation issue with the parking in the
north. He said it may be as simple as cutting that island a little and working a more natural
circulation plan. He said it would make more sense to push the island against the eastern edge
and allow a more natural flow.

Ms. Amorose Groomes requested that the Commission not design the site for them. She said she
thought the Commission had given very good direction, and they would look for some creative
ideas to resolve the problems given their feedback.

Ms. Amorose Groomes asked that the islands not be thinner, but wider. She suggested that by
having one larger island in the center and eliminating the two islands they might gain a couple of
parking spaces. She said she would not design it, but was saying that the drive aisle may or may
not, if the quantity of parking spaces is the issue, then the trees can be made up elsewhere on the
site by expanding the width of this and those trees can be transplanted. She said there is a host of
solutions and the Commission is asking that they be creative.

Mr. Langworthy said that Planning can work with the applicant to look at that area.

Ms. Amorose Groomes asked Mr. Fraas what they would like the Commission to do with this
application in light of what he had heard tonight.

Mr. Fraas said they would like a vote, but he understood there was more that the Commissioners
wanted to see. He said they would meet with staff and work through what they perceived to be
the remaining issues.

Ms. Amorose Groomes said the signs were the biggest outstanding issue.

Mr. Fraas said he knew there were different opinions about the signs. He explained that graphics
were important and if they decide that these signs would go in, he noted that not everyone desires
that the centers be known as the ‘Kroger center’ or the ‘Giant Eagle center.” He said there is a
reason why it is called Tuttle Mall and not Macy’s mall. He said those are important identifiers
and when dealing with small tenants that have limited signage due to Dublin’s Code on their
facade, the complaint they get when they bring retailers is graphics. He said that is because it is
visibility identification. He said this center is doing fairly well, but they work extremely hard for
their tenants.

Ms. Amorose Groomes said if they came up with some really outstanding signs and incorporated
them into the landscaping in an appropriate way, she thought they could get four votes.

Mr. Fraas requested a tabling.
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Motion and Vote

Mr. Taylor made the motion to table this Rezoning with Preliminary Development Plan/Final
Development Plan/Conditional Use application at the request of the applicant. Mr. Zimmerman
seconded the motion.

The vote was as follows: Mr. Fishman, yes; Ms. Kramb, yes; Mr. Hardt, yes; Mr. Walter, yes;
Ms. Amorose Groomes, yes; Mr. Zimmerman, yes; and Mr. Taylor, yes. (Tabled 7-0.)

4, Parking Code Code Amendment
10-023ADM

Due to the late hour, a brief overview of the Planning Report was presented by Justin Goodwin.
Mr. Goodwin said the Commission had last discussed the Parking Code in June and there were
many concerns with the originally proposed Code amendment. He said that Planning identified
three main themes in the Commission’s issues: concern about development density impacts,
concern about the adequacy of certain parking ratios, and concerns about how changing one part
of the Code may be impacted by not changing other parts of the Code, or vice versa.

Mr. Goodwin said Planning understands that lowering the parking ratios for a number of uses
could result in additional development density. He said there may be places where that is
actually appropriate in the city, but Planning also recognizes that it may not be appropriate
everywhere. He said for some uses or intensities of uses, lowering the parking ratios may be
fine, but it may not work in all cases. Mr. Goodwin said Planning considered larger strategies
for tackling changes to the parking code and drafted options to address each of these issues. He
said they were not the only options, and there may be some hybrid solutions. He said parking
ratios and development density issues are so closely intertwined that most options address
multiple concerns identified by the Commission. He said the Planning Report was organized to
allow the Commission to think about these issues in a broader context. Mr. Goodwin recognized
that there would not be time for discussion tonight but hopefully there would be time at the next
meeting.

Mr. Goodwin said that to address the concerns about development densities, one option would be
to consider a more robust parking modifications process. He said in the originally proposed
Code, there was a parking adjustment process, which is something that the current Code does not
have. He said it was fairly limited in that it would allow a user to request an adjustment to the
number of spaces required by Code. He said as proposed, it would primarily be an
administrative approval process. Mr. Goodwin said another option would be to expand that
concept so that in addition to dealing with changes to the actual number of spaces, they could
also address the conversion of existing parking areas to new building area. He said for cases of
significant size, they would come to the Commission and be treated as a conditional use.

Mr. Goodwin said in cases where the impact is not as great, they could be treated as a minor
modifications going through an administrative process. He said that perhaps there would still be
a level of parking adjustment; a relatively minor change that would be treated by-right and
written directly into the Code so that there would be some immediate flexibility.

Mr. Goodwin said another option would be to take a step back and think about changing the
parking code in only very minor ways. He said Option A assumes that there are still relatively
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three components, the rezoning with the preliminary development plan, the final development
plan, and the conditional use. Ms. Amorose Groomes said the Commission would need to make
three motions, and the rezoning with the preliminary development plan will go to City Council
for final decision. '

Ms. Amorose Groomes said the Commission is the final authority on the final development plan
and conditional use, and speakers will need to be sworn in for that part of this application. She
swore in those intending to address the Commission on this case including the applicant, Charles
Fraas, Casto, Andrew Gardner, Bird and Bull Civil Engineering and City representatives.

Claudia Husak presented this case and slides of the site consisting of several parcels that make
up the Avery Square shopping center. She said the site includes the Kroger grocery store and the
shopping center, and the Burger King outparcel, and the Wendy’s and Tim Horton’s outparcel.
She said that the development text also currently includes the Walgreens site which is not part of
this application, so the existing development text distributed in the will continue to exist,
although it will only regulate development for Walgreens. Ms. Husak said the applicant is
proposing a new development text, taking a lot of the existing language and cleaning it up and
making sure that it specifically only applies to this area and including a fuel station as a
conditional use.

Ms. Husak said previously Dublin’s traffic engineering staff presented to the Commission an
overview of planned intersection improvements for the Avery-Muirfield Drive North Corridor,
north of US 33. She said what is planned in the area are roundabouts at the intersection of
Hospital Drive and at the intersection with Perimeter Drive. She said both affect the access
management for the Avery Square site. She said the northern full access entry drive along
Perimeter Drive would be restricted to a right-in/right-out. She pointed out that the splitter island
of the roundabout goes past that entry point and restricts it. She said the other southern portion
of the Hospital Drive roundabout has a similar affect with a splitter island that would restrict the
existing access point to right-in/right-out.

Ms. Husak said Planning and Engineering have been working with the applicant for a long time
to figure out the best way to ensure that there is a full access point from Hospital Drive providing
access to the shopping center and the restaurant outparcels. She said that was part of this
application. Ms. Husak said another access drive is located farther south on Hospital Drive. She
said traffic patterns within the shopping center are likely going to be impacted.

Ms. Husak explained that the rezoning with the preliminary development plan portion of this
application is the first formal step in the establishment of the Planned Unit Development District,
and will require a recommendation from the Commission to City Council who will then approve
or disapprove the ordinance providing the new development standards. She said development
standards proposed are included in the packets. She said topics that have been addressed or
changed are the fuel station, the parking requirements, and the signs. She said the preliminary
development plan or site plan, serves to illustrate preliminarily the access, the fuel station and the
outparcel that the applicant is contemplating for the site.

Ms. Husak explained that the last step, the final development plan, requires approval by the
Commission and would be followed by building permitting which includes all final site details,
in this case limited to access improvements, the fuel station including the sign, architecture,
landscaping, lighting, and shopping center signs.
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Ms. Husak said a fuel station is included in the proposed development text as a conditional use,
which also requires review and approval by the Commission. She said as part of the application,
the applicant is seeking approval of the conditional use as well.

Ms. Husak pointed out the proposed locations on the preliminary development plan, the general
access off Hospital Drive in the center of the site, the fuel station intended to be operated by the
Kroger store in the southeastern portion of the site, and an outparcel that the property owner is
contemplating in the area just west of Wendy’s. She pointed out that the outparcel is not
included as part of the final development plan because the applicant has not secured a tenant yet
and many of the details are not known that would be required at the final development plan level.
She explained that the applicant is prepared to come back to the Commission for a final
development plan approval for the outparcel in the future. She clarified that the Commission is
reviewing a proposed final development plan tonight that includes the fuel station, the access
changes, one sign location for the fuel station and two for the shopping center.

Ms. Husak said the current access arrangement is confusing with drivers exiting and entering the
site, trying to get into the Wendy’s/Tim Horton’s site and using the north/south Perimeter Drive
access point to get to Kroger or the shops in the western portion of the site. She said that the
applicant has been working with Planning and Engineering to move that access point to the
south, just outside the splitter island. She said the proposed access drive that has a much longer
approach should help with stacking and the queuing of vehicles entering and exiting the site.
Ms. Husak said it would result in changes in the parking area that is not currently heavily used,
but the impact should be minor on the Kroger site.

Ms. Husak explained that part of the fuel station proposal is a north/south access drive within the
center of the parking lot that provides access to the Kroger parking lot for shoppers and also a
more direct access to the fuel station if people are using the full service access point.

Ms. Husak said that Planning and Engineering have proposed a condition in the final
development plan that the applicant work on the turning radius, northeast of the pond where the
drive dips to make it straighter because it is confusing and can get congested with the
Wendy’s/Tim Horton’s access point.

Ms. Husak said they and the applicant have been working on the entry feature. She pointed out
where a grade change existed and where the applicant has shown some replacement trees within
the proposed access area. She said it was Planning’s opinion that an opportunity might be missed
to create an entry feature that is more indicative of Dublin entry features to a center of this size.
Ms. Husak said as part of the final development plan, Planning is proposing a condition
regarding this.

Ms. Husak said because the intersection improvements are not slated until 2013, there is some
lag time as to when this will happen and Planning and Engineering is collaborating with the
applicant in that endeavor. She said that Planning believes that there is much more that could be
done in this area concerning landscaping and is requesting that the applicant continue to work
with them and come back when the improvements are made to get a landscape plan approved for
an entry feature that really speaks to Dublin as a high quality community.
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Ms. Husak said the proposed fuel station to be operated by Kroger is shown to have five
pumping stations and a 120-square-foot kiosk. She said the applicant proposes three spaces for
stacking in the development text, and has shown that on the final development plan. She said
there are waiting areas shown around the fuel station. Ms. Husak said as part of this approval,
Planning proposes a condition that there not be any external merchandise allowed. She said the
text proposes external merchandise of beverages and automotive products and they are included
on the plans. Ms. Husak said Planning respectfully recommends that those would not be
permitted.

Ms. Husak said the striping shown south of the fuel truck delivery area includes an area that has
a lot of pavement for the ingress/egress area and because there is a three-lane exit point onto
Hospital Drive, the lane narrows down to a two-way. She said Planning requested that there be
some vertical indication in the traffic pattern to help distinguish where the lanes are in and out of
the fuel station. She said although the applicant has striped the area, both Planning and
Engineering feel that some vertical element, whether it is a raised curb with brick or something
much better suited in this area to help with distinguishing the traffic pattern. She said there
appears to be issues with the delivery of fuel, which the applicant will discuss.

Ms. Husak said the fuel station elevations include brick pillars with a stone course similar to the
building materials currently on the shopping center and the same roofing materials and design.
She said a beverage merchandise center underneath the canopy and the automotive product
display is shown. She said there is a discrepancy existing between the size of the columns on the
elevations and the plan, so the applicant has been asked to correct that. Ms. Husak said Planning
is also requesting that the columns be moved out to hide the pumps on the north and south
elevations, which would also give a better balance to how the roof is sitting on top of the
columns. Ms. Husak explained that another proposed condition is regarding the logo shown
behind the small signs located on the columns indicating the number of the pump at which you
are dispensing fuel, which would not be permitted. She said that Planning is requesting that
those details be revised. Ms. Husak said the landscaping is shown within the proposed islands
with trees to screen the fuel station.

Ms Husak said the proposed fuel station sign includes the Kroger name and a dollar amount
required by law to be included on it.

Ms. Husak said the applicant is proposing a bank in the outparcel area, but a tenant has not been
secured at this time. She said that Planning is not certain that a bank is the best use. She said the
area is not heavily used for parking, however there may be some Wendy’s overflow parking
located in the outparcel area. She said the applicant has in the existing development text and in
the proposed development text, an additional square footage density that could be built onto this
site. Ms. Husak said if the Commission were favorably looking upon an outparcel in this
particular area, Planning would certainly work with the applicant at the final development plan
stage which would come back to the Commission on an appropriate layout, parking, and
landscaping to review and approve.

Ms. Husak said that a motion is required for this rezoning with preliminary development plan for
a recommendation to City Council of approval or disapproval. She said that Planning is
recommending approval of the rezoning with preliminary development plan with one condition:
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1) That the development text be revised to eliminate the provisions for the external
merchandise and display for the fuel kiosk.

Ms. Husak said for the final development plan, Planning is recommending approval with nine
conditions:

1) That the proposed fuel station elevations be revised to eliminate the sale and display
of merchandise outside the kiosk;
2) That the plans be revised to address inconsistencies regarding the size of the fuel

station columns and that the column distance and location be revised so as to avoid a
visual imbalance for the north and south elevations and to conceal the view of the
pumps from the right-of-way;

3) That the turn radius at the intersection of the main east-west drive aisle and the north-
south drive aisle adjacent to the Wendy’s/Tim Horton’s site be revised when the main
access point modifications are constructed, subject to approval by Planning and
Engineering;

4) That the plans include a vertical barrier element immediately south of the fuel station
in order to clarify the traffic pattern to drivers, subject to approval by Planning and
Engineering;

5) That flat, flush mounted lenses be used instead of the focus lenses for the fuel station
canopy lighting to meet the Zoning Code requirement;

6) That the brick course on the fuel station sign be relocated toward the bottom of to be

consistent with the building architecture and that the reveal on either side of the sign
be increased to one-foot to give the sign a more balanced appearance;

7) That the fuel station logo be removed from the background of the fuel pump numbers;

8) That all signs be setback eight feet from the right-of-way, sign height not be
artificially increased by locating the signs on a mound and an encroachment approval
is obtained if needed; and

9 That the applicant work with Planning on a revised entry feature design to be
approved administratively and installed once the City has completed the access
modifications.

Ms. Husak said that Planning is recommending approval of the conditional use without any
conditions because many of the design details of that are taken care of at the final development
plan stage already. She explained that it was just the use of the fuel station that approval for is
being requested.

Ms. Husak said Planning is recommending approval of all three components of this application
with the conditions previously mentioned.

Charles Fraas, the applicant, representing Casto, the property owner thanked the Commission for
letting him speak and staff who had worked with them for six to nine months working out
changes and what they thought was a good plan for the shopping center.

Mr. Fraas said they had issues regarding Conditions 2, 3, and 4, but agreed with the remaining
conditions. He said they agreed to the first part of Condition 2. He said the second part of
Condition 2 was with the columns. He said when they first submitted the plan, they had a
canopy similar to what was seen across the street, which was more linear single pumps farther
west. He said they saw that it took up more room and impacting parking in a way that would not
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work right, so they redesigned the canopy with two pumps on each island. He said the main
issues were operational, circulation, and aesthetics. He said from the aesthetic standpoint,
moving those columns all the way out to the edge makes it feel like it is a table, and they do not
think that is the best thing. He said operationally, they cannot move the pumps any closer. He
said they are screening the fuel center so if there is a concern about visibility, it will allow the
users of the Kroger gas to see the pumps and be able to get to them. He reiterated that they
cannot move those pumps any closer together.

Mr. Fraas said they were okay with Condition 3 regarding the outparcel turning radius, but they
would like to work with staff on it because he was not sure a 65-foot radius was possible. He
said he would like to do that at the time of the final development plan for the outparcel because
there may be other improvements.

Mr. Fraas said regarding Condition 4, they were concerned about the vertical element. He said it
was where the truck actually went to dispense the fuel. He said there are various operational,
safety and other issues that they face in circulation.

Andrew Gardner, Bird and Bull Engineering, said he had looked extensively on how to put a
vertical element in there to separate the drive from the fuel center. He explained the issue was
the 68-foot long tanker truck that need to get in to service those tanks. He said the truck has to
be within 20 feet of those tanks. He said the trucks’ turning radius is quite tight, and they do not
want it to have to make a lot of reversing maneuvers, especially in a fuel center situation where
cars are circulating. He said moving it north with a landscape island would create a problem with
the truck circulation. He said he had looked for other locations for the tanks around the center,
and he ran into the same issue and the truck would have to route through the parking lot in some
cases. He said ideally what they wanted to do was pull in, fuel the tanks, and then have the truck
leave behind the Kroger store, as other delivery trucks do. He said going through the parking lot
was not a safe condition and it creates other issues with turning radii. Mr. Gardner added that the
area over the fuel tanks was concrete and the rest of the site is asphalt, so there is a visual
differential between pavements.

Mr. Fraas said they agreed to all of the other conditions. He asked if there were any open issues
the Commission had.

Ms. Amorose Groomes asked if there were any public comments regarding this application.
[There was none.]

Kevin Walter said that he did not care for these complicated cases. He said he would have a very
hard time putting this through tonight as it is presented. He encouraged Planning to talk to
applicants about splitting the application component up. Mr. Walter said he appreciated that the
applicant said they had been working with staff for months but was concerned that the
application is very complicated and mistakes happen when all components are reviewed
together. Mr. Walter said he was not in favor of the combined applications.

Ms. Husak explained that there was nothing in the Code that prevents someone from filing them
together. She said it often makes sense to file them together because the applicant is quite far on
the final development plan stage and the development text changes are the only reason a
rezoning is required. She said the Commission is not tied to having to treat them together and
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they could focus on the preliminary development plan and review the final development plan
component, they are free to do so.

Mr. Walter said he wanted to ensure that Planning needs to convey to applicants that this is not a
preferred method to bring cases before the Commission and not likely to get through on the first
time it is presented.

Amy Kramb asked if the City was only doing the Hospital Drive access point, and the developer
was responsible for the other access.

Ms. Husak said that there were two plan components in the packet, on the Zoning Documents,
Sheet 1.7, shows the construction responsibility that the City has worked out with the applicants.
She said the City is building everything that is indicated in the dot pattern.

Ms. Kramb asked if the City was building the parking spaces, water feature, and the future entry
drive.

Ms. Husak said the City was doing the construction, the pavement, but nothing as far as the
landscaping is concerned with the entry feature. She said the reason why the dot pattern went
across the water feature and that landscape area is because the City is closing the existing access
point that is next to Wendy’s. She said that the City is taking out the existing entry drive and
doing the grading.

Ms. Kramb asked if the north/south future drive, the revised parking, and the upgraded southern
Hospital Drive entrance were the developer’s responsibility.

Ms. Husak said it was the developer’s responsibility and it was part of the final development
plan for the fuel station. She said with the fuel station being under construction, that part would
also be constructed at that time. She said the two angled parking areas would not be part of that.

Ms. Kramb asked when the required landscaping would be done. Ms. Husak said that would
have to be required when the City completes the construction of the revised entry in the area,
which would be at a later point. She said the landscape mound on Hospital Drive would remain
the same.

Rezoning/Preliminary Development Plan Discussion

Ms. Amorose Groomes reiterated that this was a request for a change in the development text
with the site plan adjustments that are part of the preliminary development plan. She asked that
the Commission start their discussion with the text.

Ms. Kramb referred to the Development Text, page 1, General #2 where it talks about the
required access plan being shown on the preliminary, but that it is not actually for certain. She
asked if that should be modified to say it was pending the final design by the City. She requested
a modification to the last sentence, It is not however intended to be precise, and while the
Sfunctional system will be preserved, its precise location may vary.

Ms. Kramb said she was concerned that there was nothing in the proposed development text that
said the six-foot high sign was not in addition to the existing mound, and asked if Condition 8
was clear enough.
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Ms. Husak explained that the Zoning Code talks about sign heights to some extent, and it
includes language about not artificially increasing height, but Planning felt that Condition 8
would get to that point as well. She said that similar language could be in the text also.

Ms. Kramb pointed out that on Page 3 of the proposed Development Text, it said that Planning
gets to decide who uses the patios in this shopping center. She said she was uncomfortable with
patios being administratively approved.

Ms. Kramb referred to Page 5 where it mentioned that curb cuts should be permitted as shown on
the preliminary development plan. She was concerned that this overlaps with the City’s final
design for the intersection improvement in the area. Ms. Kramb referred to Page 9 where it said
there would be no project identification sign and said she did not know what that was. Ms. Husak
explained that it meant it would not allow a sign that said Avery Square on Avery-Muirfield
Drive because the parcel that the Avery Square shopping center sits on does not have any
frontage on Avery-Muirfield Drive. Ms. Kramb referred to Page 10 where it mentions that there
is no signage at all at the gas station, and said that is not true. She noted that they have their
pump number identification signs.

Mr. Walter said with respect to the development text, Page 2 — Signage and Graphics (D) — it
stated that all uses along Avery-Muirfield Drive shall be allowed two ground signs, one oriented
toward Avery-Muirfield, and one oriented on a second public street or internal access road on the
west side. He asked what that meant. Ms. Husak explained that it permits two signs each for the
restaurant outparcels, one is oriented toward Avery-Muirfield Drive and one oriented toward the
internal access road behind the restaurants.

Mr. Walter said it was a concern to him and he thought it should be deleted because that is
similar to the Chase Bank issue. Mr. Hardt pointed out that here, the text allows it and there it did
not. He said he read it as saying that they are allowed to have a sign on Avery-Muirfield Drive
and they can have a second sign on either of the other public streets, which Code would allow, or
at their option, they could put it on the internal drive.

Mr. Walter said he thought or internal access should be stricken and in case it changes
ownership, he would like to continue it as is and not allow them signage on the internal private
street.

Todd Zimmerman said that currently, the signs are just being used as identification markers. He
said by taking the road out, it would change the whole criteria how they sit in the shopping
center. He asked if it was an option in the past.

Ms. Husak said it was done as Mr. Hardt explained, they allowed in this text to move the sign
that they are permitted to have on Hospital Drive to the internal access road.

Mr. Hardt said he had no heartburn over it because these are parcels fronting on two public
streets that would be allowed two signs anyway.

Ms. Amorose Groomes said as it is written, it is less problematic to have it on the private drive
than it is on Hospital Drive.
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Mr. Walter said he had trouble with (F) which was permitting them two center identification
signs. He asked why we needed center identification signs. He said it was just visual clutter
because everybody knows that is Avery Center and that there are businesses there. He said it is
huge and there is no reason to give them a monument sign.

Ms. Husak explained that Code permits those two signs, and this language is more restrictive
than the Code is as far as the height is concerned. She said that Planning had a similar discussion
with the applicants why they needed to have it in the text, Code allows them to have it, and they
have not been put up for ten years. She said the intention is to preserve the right to these signs as
part of the final development plan application.

Mr. Walter asked how the other Commissioners felt about it.

Mr. Fishman said it did not help at all and there was no hardship by not marking Avery Square.
He said they want to mark the retail center twice. He asked why two signs were needed.

Ms. Husak said they were on two different roadways and they would not be seen at the same
time.

Mr. Walter, Mr. Fishman, and Ms. Amorose Groomes were in favor of striking (F). Ms. Husak
pointed out that striking (F) does not eliminate them from having the signs.

Mr. Walter suggested it be reversed to say that they are not allowed to have monument signs.
Ms. Kramb agreed it should be written that way.

Mr. Zimmerman said that there were many small independent shops in the center that go by the
center’s name. He said someone visiting Dublin does not have the same sense of direction as
those who reside here.

Mr. Walter asked Ms. Husak to craft a condition not allowing center identification signs.

Mr. Walter referred to (H) No signs shall be applied to windows for the purpose of outdoor or
exterior advertising, and said that led him to believe that there was another purpose for applying
them. He suggested no signs shall be applied to windows.

Richard Taylor said that Code already specifically identifies what kind of signs can be applied to
windows.

Mr. Fraas said he worked on this center when it was first developed. He said he realized that
people do not like graphics, but it was one of the reasons for success and failure of retail. He
said they had a concern for retailers, especially when they put in the Yellow Pages, Locared in
Avery Square. He said they are not talking about a sign with tenant names, only something that
identifies the center. He said they are not asking for the things being stricken. He said the rights
were given to them as part of the long zoning negotiations 13 years ago and they are just taking
them from the record. He said they are only asking for the same rights everybody else has and it
seemed like they were having rights taken away that they would even have under the Code. He
said it seemed unfair.

Mr. Walter responded that the applicant has chosen to completely revise the development text.
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Mr. Fraas said that was not their choice. He said they only made small changes, and staff
recommended additional updates.

Mr. Walter said the Commission had revised Code in front of them and it was incumbent upon
them to make sure that they are comfortable with the Code. He said this is one of the reasons
why he did not like a co-joined application because they are going to get through all of these
things, line by line. He said he understood the comment about retail and signage, but that was
not something he espoused. He said he did not believe that.

Mr. Fraas explained that when the shopping center was originally developed, there was a zoning
text for many subareas, including where the hospital was, the office buildings, and Walgreens
and they were all different subareas. He said everything has been developed since then, so they
still have these old Subareas B and B-1. He said as a way of cleaning up what has happened
since then they agreed with staff it was a good idea to go ahead and clean it. Mr. Fraas said they
did not submit that as their original changes, however they agreed with staff on all the text. He
said it will make it easier from this point forward. He said any substantive text change was
requested by staff.

Mr. Walter referred to Page 3 at the top, No billboards or electrical or advertising signs shall be
allowed other than a sign carrying the name of the business occupying the site. He said there is
already text that says what the signage for the tenant should be and that implied to him that a
billboard electrical or advertising sign that carries the name of the tenant is allowed. Mr. Walter
suggested that it be stricken from the text. He agreed with Ms. Kramb that (C) regarding being
administratively approved should be stricken. He referred to 4 (C) Conditional Use, where he
recommended that gas station be amended to fuel station. Mr. Walter referred to Page 5,
Parking, number 2, Parking shall be provided at four spaces per 1,000 square feet NFA, and
asked if NFA had been defined. He also was not comfortable putting a number in there.

Mr. Langworthy said the definition of NFA, net floor area, would be defined in the Code
changes. He said they would be discussing that also.

Mr. Walter referred to Page 3, and said he was not sure that Drive-thru stacking with eight
spaces per exchange window should be included since the number requirement has not yet been
determined.

Ms. Amorose Groomes asked if it was a deviation from the original text. Ms. Husak said it did
not. Mr. Walter said okay.

Mr. Walter referred to Page S, Fuel station stacking shall accommodate a minimum... and asked
if shall and must were the same word. Ms. Kramb confirmed that it was the same word.

Mr. Walter referred to Page 7, number 1, Any portion of a lot which a building or parking area is
nol constructed shall be landscaped. He asked for the definition of landscaped. Ms. Husak said
it would probably mean seeded. Mr. Walter suggested that it should be clearer.,

Mr. Walter referred to Page 6, A and B, and said to strike those given the conditions discussed.
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Mr. Hardt referred to Page 2 Signage, Item C where it talked about sign bases on the outparcels
being wood, brick, stone or stucco. He said they have been built and they were stone, so it
would be simpler to make stone the requirement going forward.

Mr. Hardt referred to Page 3, Dining Areas (C), and said he agreed with Ms. Kramb. He was not
comfortable yet with administrative approval of patios.

Mr. Hardt referred to Page 5, Parking, Item 2, and said he agreed with Mr. Walter, and said that
changing the parking ratio to refer to net floor area is a substantial change over what had been
done in the past. He said the Code has always referred to gross floor area. He said whether this
case or the next, he was not comfortable with that because net floor area is something that is so
remarkably arguable that we will never come to a consensus. He suggested it be put back to
gross floor area because it is the area inside the walls and is indisputable.

Mr. Hardt referred to Page 7, Item 6, and said it was the same comment, and that he thought they
could get rid of that because of the conditions discussed tonight.

Mr. Hardt referred to Page 8, Materials, Item C where it talks about cedar shakes and shingles.
He said the center has not been built with cedar shakes and shingles, so it seemed that should be
modified to reflect what is actually built there.

Mr. Hardt referred to Page 12, Parking and Loading regarding the outparcels, and said Items 2
and 3 stipulate that the Wendy’s parcel shall have 62 spaces and the Burger King parcel shall
have 53 spaces. He said he understood that those are the parking spaces approved to date for
those two facilities, however if the parcels were ever redeveloped, he was not comfortable with
an emphatic statement that 62 spaces is always the right number of parking spaces. He suggested
‘Parking space requirement for the southern outparcel shall be 62 spaces, unless it is
redeveloped’.

Mr. Zimmerman referred to Page 3, Retail Center (C) and requested that off-site storage of patio
amenities from November 1 until April 1 be added. Mr. Walter agreed.

Mr. Zimmerman said regarding administrative approval, three patios have currently been
established in the center, and a pattern of what the Commission is looking for has been
established, fences, tables, chairs, flower boxes and things like that. He said they already know
it is up to 3,000 square feet, so any new patio space would be deducted from that. He said they
were not looking at Kroger as a multi-million dollar budget, he was looking for the little guy
with a diner who comes in for a patio and pays a large fee. He said basically, it will be approved
if it meets Code and what the Commission has done in the past. Mr. Zimmerman said that was a
hardship on a small proprietor because $1,800 was a lot of money that they could use for the
patio. He said in these economic times he thought an administrative approval would fit just for
this center.

Ms. Kramb said she agreed with Mr. Zimmerman, but her concern was that if the patio was
administratively approved, there is no public comment or awareness. She said the neighboring
business that might have a problem if it does not get to be heard.

Ms. Amorose Groomes said an application was necessary, even if it was administratively
approved, so it would not change the out-of-pocket expense.
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Ms. Husak explained that it would be an application for Certificate of Zoning Plan Approval
which has a $130 fee for a commercial establishment versus the Conditional Use/Amended Final
Development Plan which is around $1,000.

Mr. Zimmerman said the tenant would not be encroaching on any other space.

Mr. Walter said the concern he had was the two outparcels which were more than likely to have
a restaurant coming in that has a significant patio with it that we’ve had issue on Avery-
Muirfield that they have talked about. He asked how that would be handled.

Mr. Hardt said this text falls under the Retail Center section of the text.
Ms. Husak clarified that it did not include the existing outparcels.
Mr. Walter said he agreed with Mr., Zimmerman’s point.

Mr. Taylor agreed that the fee was certainly a consideration, but they were discussing an existing
center. He recalled when the Commission approved the Sunnyside Street Café they discussed
the planters, door, and fence locations in great detail. He said if this was a brand new center with
adequate space allowed for patios that may become enclosed in the future, there is no problem.
He said in a center where there are predetermined sidewalks, columns, and all those things that
exist that will impact that. He said he thought they should look at how that is going to impact the
pedestrian traffic along the sidewalk.

Ms. Amorose Groomes asked the Commissioners to remember where they are in the discussion.
She asked that Ms. Husak list all the Commissioners suggestions tonight so that they could come
to an agreement on what stays and goes in the development text, and then ask the applicant to
speak.

Mr. Zimmerman asked what would happen to the fuel station if Kroger left.

Ms. Husak said the text maybe is not as clear as it could be on a fuel station to be operated by the
grocery store and that was certainly something they could address.

Mr. Zimmerman suggested similar to what the Commission did to BJ’s, if Kroger does not exist,
the fuel station is eliminated, the tanks are dug up, and it can be returned to a grass area, asphalt,
or a retail store. He said the fuel station was an amenity to Kroger, it was not because another
fuel station was needed in Dublin. Mr. Fishman said that could easily be put in the development
text and it would eliminate all the problems.

Mr. Langworthy said they were getting to the point where there are too many issues to get to a
motion tonight. He said Planning would take notes and bring it back to the Commission. He
said they understood what the Commission wanted, but it would take some language
manipulating.

Mr. Fishman said he thought everyone had done a good job of reviewing this development text
and had covered everything for which he had issues.
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Mr. Taylor asked if they were talking about the new entry feature.

Ms. Husak reiterated that reviewing two applications at the same time was somewhat awkward.
She said the details for those kinds of things would be discussed at the final development plan, so
the layout of the fuel station and where it is located on the site can be saved for the final
development plan. She said the access, landscaping can also be saved.

Ms. Amorose Groomes said she wanted to talk about that now because she did not want to waste
the applicant’s time.

Ms. Husak explained that the only thing that the preliminary addresses is the outparcel. She said
all the other things listed as part of the preliminary development plan are also part of the
discussion of the final development which is also on the agenda tonight.

Ms. Amorose Groomes suggested the Commission discuss the fuel station site layout and those
things.

Mr. Taylor wanted to talk about the entry feature first. He agreed that it needed to be pretty
dramatic, but the problem that he saw with that was the lack of hierarchy. He did not see this
correcting that problem. He said when he drove into the center now, all the roads are the same
size and width and he did not get the fecling that he had entered the site. He said the way this
comes to a “T" intersection with a road similar in width, maybe even slightly wider, he did not
get the sense that he came into a grand entryway. He suggested that in the redesign of the entry
feature along with a wonderful sign, intense landscaping and lots of stuff that is going on, that
the road declare itself as an entryway. He said it could be a divided road with a landscape
median down the center, something that said this is, without question, the entryway. Mr. Taylor
said when that joins the east/west connector road which really gets you into the entire balance of
the site, he thought there should be something other than a simple left and right turn lane there.
He said something more substantial was needed that brings you to that intersection that says you
have arrived at this point and now you have choices to make.

Ms. Amorose Groomes said she had strong opinions about the area of parking to the north of the
fuel station. She said she thought this area of parking really was unnecessary. She said there is
so much parking on this site, it is hard to figure where to park with so many options. She said
she would like to see this parking go away.

Ms. Amorose Groomes said she agreed with Mr. Taylor and said that this entrance would
become a much nicer entrance probably with water on either side of it. She said she would like
to see the outparcel put west and that the north-south drive through the parking lot not continue
this direction because she thought this was a dangerous route with a lot of cars coming up and
down, parking in these aisles, and you do not know you are in a drive aisle until you get there
and it is almost too Jate. She said that Wendy’s/Tim Horton’s have much overflow parking that
is used for trucks and buses. She reiterated that she would like to see the outparcel move to the
west, the roadway cut off and this circulation come around of the perimeter with the removal of
the parking south of the entry drive and reverted to greenspace.

Mr. Walter said he agreed completely. He said he thought the one thing they did not want to
replicate and they were in danger of doing it there, is the DSW parking lot entrance where the
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McDonald’s is on Sawmill and SR 161 when you come in and the incoming traffic does not stop.
He said he thought the site plan needed to be reworked. He said he thought the fuel station
needed to be moved to the north a little. He said he was uncomfortable with cars coming in and
turning into the fuel station. It would recreate what is in the center now.

Ms. Kramb said she was okay with the location of the fuel station, but it would be nice to push it
north farther.

Mr. Fishman said he agreed that the entrance needed a water feature on either side and
landscaping, so when the fuel station is moved up, it softens the whole thing and makes the
entrance dramatic.

Mr. Zimmerman said by changing the proposed bank outparcel to the north it would make you
drive from one end to the other to get out of the center. He said the shortest point would be used.

Ms. Husak said one positive aspect of having the north and south drive was that you are able to
avoid having to go where a lot more pedestrian traffic is going back and forth between the
parking spaces and the tenants that it does not force all the vehicles to go in front to find a place
to park.

Mr. Walter suggested that if the drive aisles were aligned and the building was shifted west, it
would allow you to come in, make the turn, make that a four-way stop, and it would probably
accomplish what everyone wants. He agreed with Mr. Zimmerman that a good access across the
facility was good too.

Mr. Taylor said he did not like the alignment of that with the main entry. Mr. Walter agreed.

Mr. Langworthy said that Planning would like to discuss that with Engineering because it puts a
lot of turn movements in close proximity to one another.

Ms. Amorose Groomes said she would not be in favor of an outparcel where it is located on the
drawing because it would be very problematic for the center and cause a lot of hardship. Mr.
Walter agreed.

Mr. Walter asked to see the close up of the fuel station. He said he thought the island should be
removed. He said it did not make sense because it messed up the east/west connector.

Mr. Taylor referred to the earlier discussion about moving the pillars and said he understood that
there was some math that determines where the pumps are located. He said it seemed that the
piers on the Sawmill fuel station were on the outside of the pumps.

Mr. Fraas said the pumps were in line and there was not a double pump. He said there was only
one pump per island, and it was between the two columns. He said they agreed to take it out, but
the issue was that they fried to make this a little more compact, whereas it was much larger
before. He said the canopy went from being relative long with one pump in each island to being
shrunken into now having only three islands and having two pumps on two of those islands.

Mr. Taylor said he was fine with the pump locations as shown, as long as the landscaping doing
its job of screening from the road.



Dublin Planning and Zoning Commission
July &, 2010 — Minutes
Page 35 of 37

Mr. Hardt said he understood staff’s notion of putting the pumps inboard of the columns to try to
shield them from view. He said we live in a three-dimensional world and in reality; those pumps
are never really shielded by the pillars. He gave the Shell station across the street as an example
where it did not work. He said he was okay with the pumps being outside of the pillars, although
the canopy does still look lopsided to him. He suggested the pillars and pumps be spread apart a
little so that there is more of a sense of proportion there.

Mr. Hardt said he had a problem with the roof. He said he understood that dimensionally they
did not want to take it up to a peak and that there needs to be a flat spot on top of that canopy,
but he thought the surface area of the roof seen is too small for the size of the structure. He said
given the pitch, standing anywhere near the fuel station, you would not even see the roof surface.
He said he would like to see that adjusted a little.

Ms. Amorose Groomes commented about the selected plant materials. She noted the 2-inch
caliper at installation single-stem serviceberry proposed and said that they do not do well and are
intended to a multi-stemmed free and when they are made into a single-stem form, they do not
perform well. She would like to see that changed to a Madonna crabapple or another similar
ornamental tree with natural single-stem condition.

Ms. Amorose Groomes noted that there was a lot of Juniper groundcover on the island beds
surrounding the fuel station and all of the Juniper groundcover at the entryway to the grocery
store has failed. She said she would like to see more of a perennial planting or something that
would provide color in those areas that would not be destroyed by snow removal operations and
things of that nature underneath the tree canopies.

Mr. Walter said the center landscaping is poor. He asked if there was a standard that should be
applied to widen those beds or make them more lush in this and the outparcel.

Ms. Amorose Groomes said trees are being asked to grow in an impossible condition. She said
the poorly constructed islands are too narrow to support a tree of any maturity, and filled with
soil that really is not capable of providing nutrients.

Ms. Amorose Groomes said as a community we need to change our thinking on parking lot
islands and the width needed as much greater than they are at this center. When looking at large
centers in the future we need not try to grow trees in them or we need to make them appropriate
where a tree can actually grow in them. She said she is hoping the fuel station layout will be
changing significantly and they will have the opportunity to create those when moving its
location. She indicated the island to the north end is much more substantial. She said there is
one island that is creating problems immediately to the west of the fuel station and there are two
trees slated to grow there which will not work. She asked that the island be beefed up to the other
islands’ size. She suggested that shifting the fuel station to the north can create more room on the
east-west island, get more substantial southwest corner and with perennial plantings in the base
of them they would not look at dead junipers all year long.

Mr. Fishman said they are looking to eliminate some parking so that there can be lush islands.
Ms. Amorose Groomes agreed and said that would make room for a lot of water features and
make more turf area and to make it look nice.











