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OVERVIEW
In mid-2015, the Northwest 33 Innovation Corridor Group initiated an effort to create a common plan for land 
use, infrastructure, and economic development for the area at the crossroads of US 33, State Route 161 / Post 
Road and Hyland-Croy Road. The multijurisdictional effort brought together Jerome Township, the City of Dublin, the 
City of Marysville, and Union County with the guidance of the Logan, Union, Champaign Regional Planning Commission 
(LUC). This is a complex setting with a history of both cooperation and conflict. The Crossroads Plan, as it was named, 
is an attempt to move the communities forward in a positive way. The plan established desired outcomes for the area, 
proposed actions to achieve those outcomes, and articulated the logic for continuing to work together. 

The Northwest 33 Group

Over the past two-plus years, the Northwest 33 
Corridor Innovation Group discussed various 
development issues with the primary goal of 
promoting a collaborative effort to achieve the 
best possible development outcomes along 
the corridor. Each jurisdiction is responsible for 
various services in the area – Jerome Township 
(Roads and Land Use), Dublin (Roads, Land Use, 
Water and Sewer), Marysville (Water and Sewer), 
Union County (Roads). Each entity has a vested 
interest in the development of the 33 corridor. The 
Northwest 33 Group believes that all these parties 
must work together more productively to promote 
better planned development along the corridor. 
Land use decisions should not happen without 
consideration of infrastructure improvements and 
infrastructure improvements should take land use 
into consideration. This plan represents a concerted 
effort to build trust and cooperation among the 
jurisdictions.

The Planning Area
The planning area encompasses approximately 
987 acres within the jurisdictions of Jerome 
Township and the City of Dublin. The area has 
been experiencing significant development activity 
which is straining existing infrastructure (roads 
and utilities) and relationships. That development 
pressure is challenging to manage due to planning 
and development policies and practices that vary 
substantially between the two jurisdictions as well 
as the multitude of other groups with interest in 
the area. In the immediate vicinity, there are three 
counties, two cities, three townships, three utility 
providers, three school districts, and two regional 
planning agencies. Beyond those public entities, 
there are real estate developers with active rezoning 
applications, dozens of businesses and institutions, 
hundreds of property owners, and thousands of 
residents that have different interests in how this 
area develops. 

Why This Plan is Important

The Crossroads Plan is a unique multijurisdictional 
effort. There have been past plans and studies for 
the area, but never before have the many entities 
attempted to create a shared vision and plan. This 
plan has the potential to impact: 

Ease of traveling to and through the area... Traffic 
congestion and safety are addressed by moving 
forward on planned transportation projects.

Development decisions... The outcomes of 
development proposals and the process through 
which decisions are made are more predictable. 

Fiscal health (revenues and costs)... The way in 
which the area develops has real cost implications 
on the communities both near- and long-term.

Image and identity of the US 33 corridor... The 
appearance of the place can support its identity as 
an area with unique economic value. 

Chapter 1
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Key Recommendations

The recommendations of the plan are organized by eight major items. They are simply  
summarized below and described with more detail in Chapter 4.

1.	 Formalize a protocol for pre-development 
consultation This needs to include 
thoughtfully addressing infrastructure issues 
prior to accepting applications.

2.	 Create a stronger, coordinated 
development review process Key entities 
need to be aligned in the process, timing 
and communication of active development 
applications in the planning area.

3.	 Improve transportation infrastructure 
This needs to address capacity, safety and 
funding.

4.	 Create strong physical development 
standards For all development, but 
especially in proximity of the interchange 
and along US 33, SR 161 and Hyland-Croy. 
 
 
 

5.	 Explore an Annexation boundary. This 
will  reduce uncertainty about the provision 
of utilities and may be part of a broader 
collaborative economic development 
agreement.

6.	 Conduct fiscal analysis All jurisdictions 
desire to strengthen their financial 
situation. Infrastructure investments are 
needed to address existing and anticipated 
development. Initial outlays and return 
on these investments needs to be more 
equitable.

7.	 Identify preferred land uses This will 
acknowledge existing plans, existing zoning, 
known trends and best practices.

8.	 Continue the work The entities should 
continue to nurture mutual trust by 
maintaining open dialogue and monitoring 
this plan's progress.  

How to Use This Plan

This plan is intended to inform 
public and private decision-making 
in the planning area. Ideally the 
recommendations will be incorporated 
by each entity into land use planning, 
zoning and infrastructure investments. 
This plan should be monitored and 
progress reported to the general public, 
elected and appointed officials.
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PROCESS

Principles: Our Values in Collaborating
The planning process was guided by five principles developed by the US 33 Innovations Corridor Group.

1 	We are focused on 
creating a shared 
vision of land use and 
development for the 
area.

2 	We agree that 
development in 
this corridor has 
considerable impact 
on each community 
(e.g. fiscal, image, 
community facilities, 
services).

3 	We seek to be 
more aligned on the 
type and quality of 
growth, infrastructure 
investments, and the 
associated impacts.

4 	We commit to looking 
forward and building 
upon the spirit of 
cooperation desired 
by all.

5 	We accept there is no 
perfect plan, and that 
faith in the process 
and compromise on 
the outcomes will be 
required by all parties.

The planning process began in August of 2015 and involved a review of past plans, analysis of existing conditions, 
meetings with area stakeholders, and workshops with the general public.

Analysis
The effort involved an analysis of existing 
conditions in the area in terms of land use, 
infrastructure, zoning, and development capacity. 
It also involved a thorough review of existing plans 
and studies for the area and an assessment of the 
similarities and differences in the adopted policies 
and development approval practices among the 
jurisdictions. 

  

Stakeholder Input

Dozens of individual and small group meetings 
and interviews were conducted with stakeholders 
to better understand their needs, hopes, and 
concerns. The stakeholder groups included elected 
officials, developers, large property owners, 
business groups, local, regional, and state planning 
officials, and school districts, among others.  

Public Input

Input from the general public involved two hands-
on planning workshops (October) to gather ideas 
and understand the hopes and concerns of area 
residents. Later, an open house tested preliminary 
recommendations of the plan. A strong publicity 
and outreach effort was made to spread the word 
about the opportunities to participate.

Chapter 2
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Public Workshops 

Two public workshops were held early in the 
process at locations in the city and township. Both 
meetings had the same format. 

Workshop format. The workshops began with 
a brief presentation of the area plan's intent, 
significance, and process principles. Representatives 
from the Mid-Ohio Regional Planning Commission 
(MORPC) then shared the work of Insight2050, 
which depicts regional trends and possible 
alternative regional growth scenarios based on 
policy choices that communities in the region could 
make. The remainder of the presentation shared key 
findings of conditions and trends in the study area 
including existing land uses, utility service areas, 
public school districts and more. 

Following the presentation, participants worked on 
two activities, one individual, and one with a small 
group. During the individual activity, participants 
reviewed draft goals (statements of the intended 
outcomes) for the plan, rated how strongly 
they support those goals, and provided written 
comments. The comments were an opportunity for 
participants to share specific hopes or concerns for 
the area.

Building on the area goals participants worked in 
small groups with a map to identify and discuss 
issues and opportunities within the planning area. A 
moderator was assigned to each table to facilitate 
the discussion and record the group's thoughts in 
writing. 

The conversations were structured into three parts; 
hopes, concerns and other ideas. Participants were 
encouraged to mark on the maps and provide the 
planning team with any information or ideas which 
would be helpful. 

Who we heard from. Over 140 participants 
attended the two workshops, with representation 
from residents of both Jerome Township and Dublin 
at each workshop. There were a total of 17 small 
group discussions and 250 specific comments 
collected. See the next section of this report 
"Findings" for a summary of the input from these 
workshops.
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Public Open House 

An Open House event was held in December 
2015, to share the plan's direction and 
to test potential land use and strategic 
recommendations with the public.

The open house involved an overview 
presentation to provide context, the draft 
recommendations, and instructions to 
participants. The presentation identified specific 
differences between the proposed land use map 
and the current adopted policies. Participants 
then could view a series of display boards at 
their own pace. The display boards contained 
information about the plan's findings, its 
recommendations and proposed future land use 
map. Staff and members of the planning team 
answered questions and spoke one-on-one with 
participants.

Participants were asked to evaluate the 
recommendations and provide written 
comments. For the land use map, areas where 
there were differences from adopted policies 
were specifically tested. 

Following the open house, the presentation 
material was posted on LUC's website 
and additional comments were collected 
electronically.

PUBLICITY AND OUTREACH

To encourage public participation, the 
following publicity and outreach activities 
were undertaken:

News releases and articles placed in:

City of Dublin website (front page) 
Columbus Business First 
Columbus Dispatch
Dublin City Schools
Dublin eNews 
Local TV and radio stations 
Marysville Journal-Tribune 
Plain City Advocate 
This Week News
 
Posts on social media channels including Facebook 
and Twitter targeting specific audiences

Direct email invitations to civic and neighborhood 
groups in Jerome Township and the City of 
Dublin, business leaders along Industrial Parkway, 
and personal connections of the Northwest 33 
Innovation Group, Jerome Township Trustees, City 
of Dublin Council, staff, and Planning and Zoning 
Commission.

“Jerome Township wants to be a good 
neighbor. This planning effort is an 
important step in creating better 
alignment on growth, infrastructure 
investments and quality of life.” 
Joe Craft, Jerome Township Trustee

“This is an opportunity for the neighboring 
jurisdictions to maximize the potential that 
exists to plan for high quality development 
that will stand the test of time. We look 
forward to working collaboratively with our 
neighbors in an effort to achieve mutually 
beneficial outcomes for all of us.”
Tim Lecklider, Dublin City Council



Crossroads Area Plan8

RESEARCH

Existing Land Use and Development

The 987-acre study area includes mostly undeveloped 
land in the US 33 and Post Road (SR 161) corridors within 
the jurisdictions of either the City of Dublin or Jerome 
Township. Today, the land is mostly used for agriculture, 
rural residential or is vacant. There are several small 
light industrial uses located both in Dublin and Jerome, 
a satellite campus for Ohio University within Dublin 
that plans to expand, and two large developing sites 
fronting on SR 161. One of those sites is a regional-scale 
commercial development in Jerome Township called 
Dublin Green that will include a Costco store. The other 
is a large data warehouse for Amazon subsidiary Vadata 
Inc. within the City of Dublin.

Adjacent land uses shown on the map include developed 
single family neighborhoods to the east of the study area 
and Glacier Ridge Metro Park to the northeast. South of 
the study area is mostly open space or undeveloped land 
with the exception of the Fishel Drive Industrial Park in 
unincorporated Washington Township. The commercial 
land south of the study area indicated on the map is 
Sports Ohio, a private recreation and sports facility in a 
park-like setting.

The following is a summary of key findings from analysis, review of current plans, stakeholders, and the general public.

Map 2. Existing Land Use

Vadata Inc.

Ohio University

Sports Ohio
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Chapter 3
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Utility Service Areas 

Urban development is dependent on access 
to sewer and water utilities. There are three 
sewer and water providers in the area, 
Columbus, Dublin, and Marysville. Most 
of the area north of Post Road and west of 
Hyland-Croy Road is considered Marysville's 
exclusive service area per their agreement 
with Union County. Beyond Marysville's 
service area is a "Negotiated Service Area" 
defined between Columbus and Dublin. 
Negotiated Service Area defines where the 
specific municipality to provide service has 
not been determined. Each utility provider 
has different fees and requirements for utility 
service. Receiving utility service from Dublin 

or Columbus requires annexation into one 
of these municipalities. Existing agreements 
stipulate that neither Columbus nor Dublin 
will annex lands within the Negotiated 
Service Area without mutual agreement of 
both representing City Councils. Marysville, 
however, has taken on several County 
systems along US 33 outside of its municipal 
expansion area, and offers utility service 
to township locations without annexation. 
The ability to obtain utility service without 
annexation to a municipality has enabled 
large projects such as Dublin Green to 
develop within Jerome Township.

School Districts

In this area, there are three school districts, 
Dublin City, Jonathan Alder (Plain City), and 
Hilliard City that could be impacted by future 
development. 

The potential impact on Hilliard City Schools 
is minimal since that district has jurisdiction 
on one parcel within the study area, which 
is not likely to have future residential 
development. 
 
Dublin City Schools, which has over 15,000 
students, could experience a more significant 

impact. Residential development would likely 
bring additional students into a district that 
some say is experiencing growing pains. 
Property taxes benefit the district, but the 
best fiscal impact is from non-residential 
development.

Jonathan Alder Schools, which has 
approximately 2,300 students, could also be 
impacted by development. Fiscally, Jonathan 
Alder benefits from property tax as well as 
an income tax levied on residents who live in 
the district's boundaries.

Map 3. Utility Service Areas

Map 4. School Districts
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Land Use Policy: Jerome Township 
Jerome Township's 2008 Comprehensive Plan is the 
Township's adopted policy for future land use within its 
jurisdiction. An update to that plan had begun but was 
paused at the outset of this area plan effort. The current 
plan indicates mainly non-residential uses closest to US 
33, and low density residential to the far east and west 
of the planning area. The future land use category that 
covers the greatest geographic area (approximately 
half of the study area) is also one that is Mixed Use 
Office / Retail to feature: "a mix of commercial uses 
and sometimes higher density residential uses. They are 
typically associated with a higher density mix of office 
and smaller commercial uses that support the office 
uses including restaurants and convenience retail..." 
While high density residential is not defined in this 
context, elsewhere in the plan, high density residential 
is described as up to six dwelling units per acre. It could 
be easily inferred by the phrase "sometimes higher 
density re that residential would be a secondary use and 
relatively limited in a Mixed Use Office / Retail area.  

West of US 33, the Township's plan includes not only 
Mixed Use Office / Retail, but Regional Retail, Office / 
Research / Medical, and Single Family Residential.

Map 5. Jerome Township Adopted Land Use Policy
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Land Use Policy: Dublin 
Like most cities, the City of Dublin has an adopted 
future land use policy for areas beyond its current 
municipal boundaries. The future land use policy 
identifies the city's expectation for how land outside 
the city should develop in the event that a property 
owner would like to annex their land into the city. 
Dublin's small area plans for the US 33 Corridor 
(North of SR 161), the Northwest Area (along 
Hyland-Croy), and the West Innovation District 
(south of SR 161) contain the detailed land use 
policies for the study area. 

Those plans recommend primarily office (with a 
research or institutional emphasis), flex office, and 
light assembly uses in the area. On the northwest 
side of SR 161, the plans support smaller scale office, 
commercial services, and higher density residential 
uses (Mixed Use Tech and Research Support 
Services). A mix of lower density residential uses 
are recommended for the areas east of Hyland-
Croy Road to transition to existing single family 
residential neighborhoods. 

The city's plan is based on an understanding 
of fiscal benefits of preferred land uses and the 
significance of US 33 access, visibility and image.

Map 6. Dublin Adopted Land Use Policy
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Developable Land and  
Active Development Proposals

Within the 987-acre area, 117 acres are right-of-way 
and 317 acres are developed parcels. That leaves 
approximately 553 acres (about half of the area) as 
undeveloped, but potentially developable.

Within the developable area, the future land use policies 
between Jerome Township and the City of Dublin are 
consistent on 52 acres. On 233 acres, the land use 
policies are somewhat consistent — depending on the 
interpretation of the mix of uses permitted by those 
policies. On the remaining 268 acres of developable 
land, the policies between Jerome Township and the 
City of Dublin are inconsistent — for example one 
jurisdiction's policy allows residential uses in an area 
while the other would allow non-residential uses.

There are also three sites, covering 152 acres, where 
there are dynamic development interests. Two of these 
sites, on the eastern side of Hyland-Croy Road, have 
applications previously submitted to the City of Dublin 
(these parcels have yet to be annexed). The site west 
of Hyland-Croy had an active rezoning application with 
Jerome Township during this process. That application 
was approved, but is now subject to a referendum vote 
in November 2016. The development applications and 
annexation requests on the east side of Hyland-Croy 
Road did not advance during this planning process.
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Tax Structures and Legislative Framework 

Each jurisdiction in the planning area has a different fiscal 
structure and ability to guide development, which are rooted in 
Ohio law.

Fiscal. Local government entities (city, township, and county) 
in Ohio have very different tax structures and therefore the 
types of land uses that provide a fiscal benefit vary. Cities in 
Ohio receive most of their revenue from income taxes on jobs in 
their jurisdiction. They benefit most from land uses that have a 
concentration of high paying jobs (office, industrial, and research 
and development). Cities receive minimal property taxes from 
residential development. Townships receive most of their revenue 
from property taxes and are less concerned with employment 
(they cannot collect income tax unless located in a JEDD – See 
page 25). Uses that generate higher property values (such as 
industrial and research and development) are fiscally beneficial to 
both cities and townships. School districts receive revenue from 
property taxes, while counties benefit from both sales taxes and 
property tax. Commercial uses have consistently higher property 
values over the long term compared to residential uses. 

Development. Ohio law also influences the power that different 
types of local government can or cannot exert over development. 
Cities, through their own charters, have the most power to 
guide development. They have a broad ability to regulate the 
quality of development as they see fit and also the process by 
which development applications are reviewed and decided upon 
(provided those rules do not conflict with State law). Townships 
must adhere to the Ohio Revised Code (ORC) for their procedures. 
They are also somewhat limited in what they can regulate – such 
as agricultural uses and aesthetics. 

1. Means Property

An approximately 52-acre site on the east side of Hyland-Croy Road that is 
proposed for 75 single family homes within the City of Dublin. The concept plan 
is generally consistent with the recommendations of both Dublin's and Jerome 
Township's future land use plans. Dublin has paused review of this and all other 
proposals within the Crossroads study area during the planning process.

2. Gorden Property
An approximately 45-acre site on the east side of Hyland-Croy Road that is 
proposed for a mix of residential development within the City of Dublin and 
targeted to both "empty nesters" and senior citizens. It would include 125 single 
family detached units, 128 multi-family units that have a single family scale and 
appearance, and a 250-bed senior living facility. The concept plan is generally 
consistent with Dublin's future land use recommendations but is not consistent 
with Jerome Township's future land use plan (which recommends "mixed use 
office/retail"). Dublin has paused review of this and all other proposals within 
the Crossroads study area during the planning process.

3. Jacquemin Property

An approximately 60-acre site on the west side of Hyland-Croy Road has been 
approved (December 2015) for a mix of residential development and a small 
retail component within Jerome Township. It would include 300 multi-family 
units, a 250-bed senior living facility, and 171,000 square feet of retail along 
Hyland-Croy Road that would house the Jacquemin Farm market. The amount of 
residential within the plan is greater than that implied by the Township's future 
land use plan. Dublin's future land use plan would support flex office on the site, 
but not residential. Both communities' adopted plans are more consistent with 
each other within this area than they are with the approved development plan.

A referendum petition with over 300 signatures was submitted in January 2016. 
The rezoning is expected to be decided by Township voters in 2016. 

1

3

2

Dynamic Context
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The adjacent table and map 
on the following page identify 
the transportation and utility 
infrastructure investments recently 
completed and planned in the area. 
These investments do not include 
the $71.5 million I-270 / US 33 
interchange improvement* currently 
under construction.

*Of the $71.5 Million, ODOT is contributing 
approximately 50%; MORPC is contributing 35%; 
Dublin is contributing approximately 15%.

Funding Sources Legend
D	 City of Dublin
M	 City of Marysville
JT	 Jerome Township
U	 Union County
F	 Federal
S	 State of Ohio
Pd	 Private developer

Infrastructure Investments COMPLETED

 Project Approx. Costs Year Potential Funding Sources

1 Hyland-Croy Road & Glacier Ridge Blvd Roundabout $1,100,000 2006 D, Pd 10%

2 Right-of-way acquisition and design for US 33/ SR 161/ Post Rd Interchange $16,000,000 2007 D

3 Liggett Road Realignment $2,800,000 2008 D

4 Right-of-way for SR 161 & Industrial Pkwy $4,400,000 2009 D

5 SR 161 & Industrial Pkwy Roundabout with Industrial Pkwy Improvements $6,600,000 2009 D 75%, F, S

6 Industrial Pkwy improvements north of the roundabout $3,800,000 2009 F 70%, S 10%, U 20%

7 Hyland-Croy Road between the Brock Rd Roundabout and Ravenhill Pkwy $4,200,000 2012-2015 Pd (under U)

8 Hyland-Croy Road & Brand Road/Mitchell-Dewitt Road Roundabout $3,700,000 2013 D, Pd (TIF)

9 Hyland-Croy Road resurfacing $230,000 2013 U

10 SR 161 & Eiterman Road Roundabout $2,400,000 2015 D, Pd (TIF)

11 Design for Hyland-Croy Road & McKitrick Road Roundabout $200,000 2015 D

12 Hyland-Croy Road turn lanes (10) $1,700,000 various Pd

13 Waterline Extension from Fladt Rd to SR 161 (Industrial Pkwy) $1,400,000 1999 U

14 Sanitary Sewer extension from Marysville to Memorial Dr (Industrial Pkwy) $2,700,000 1997 U

15 US 33 Sanitary Sewer Extension (for properties east of US 33) $307,800 2012 M 50%, JT 25%, Pd 25%

16 Dublin Green - WW Pump Station $534,000 2015 M, Pd

17 COIC Sewer Phase 1 $330,000 2010 D

18 COIC Sewer Phase 2 $360,000 2011 D

19 Crosby Court Business Park $2,650,000 2015 D (TIF)

20 Darree Water Tank $4,530,000 2008 D

21 Floodplain Fill Project $493,970 2013 D, Pd

22 Water Line Extension $948,000 2008 D

23 University Boulevard Extension $812,000 2014 D (TIF)

Investments to Date $62,195,770 

PLANNED

Project Est. Costs Year Potential Funding Sources

24 Pump Station #2 Replacement $2,000,000 Future M

25 US 33 / SR 161 / Post Rd Interchange construction $24,000,000 Future (TIF)

26 Hyland-Croy Rd widening/boulevard $28,000,000 Future (TIF)

27 Hyland-Croy Rd & McKitrick Rd Roundabout $1,300,000 Future D, Pd 15%

28 SR 161 & Cosgray Rd $4,200,000 Future Pd, D, U, and others

29 University Blvd extension $2,100,000 Future (TIF)

30 Eiterman Road realignment $3,000,000 Future (TIF)

31 Sanitary Sewer Extension CBP Lot 1 $150,000 Future D, Pd

Future Projects $64,750,000 
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COMPLETED
# Project Name Approx. Costs Year Funding Sources

1 Hyland-Croy Road & Glacier 
Ridge Blvd Roundabout

$1,100,000 2006 Dublin and private 
developer (10%)

2 Right-of-way acquisition and 
design for US 33 / SR 161 / 
Post Rd Interchange

$16,000,000 2007 Dublin

3 Liggett Road Realignment $2,800,000 2008 Dublin

4 Right-of-way for SR 161 & 
Industrial Pkwy

$4,400,000 2009 Dublin

5 SR 161 & Industrial Pkwy 
Roundabout with Industrial 
Pkwy Improvements

$6,600,000 2009 Dublin (75%), ARRA 
Funds, Job Ready 
Sites, Ohio Dept of 
Development

6 Industrial Pkwy improvements 
north of the roundabout

$3,800,000 2009 Federal 70%, OPWC 
10%, Union County 20%

7 Hyland-Croy Road between 
the Brock Rd Roundabout  
and Ravenhill Pkwy

$4,200,000 2012-2015 Private developer (under 
Union County Engineer’s 
Office)

8 Hyland-Croy Road & Brand 
Road / Mitchell-Dewitt Road 
Roundabout

$3,700,000 2013 Dublin and private 
developer (TIF)

9 Hyland-Croy Road resurfacing $230,000 2013 Union County

10 SR 161 & Eiterman Road 
Roundabout

$2,400,000 2015 Dublin and private 
developer (TIF)

11 Design for Hyland-Croy Road 
& McKitrick Road Roundabout

$200,000 2015 Dublin

12 Hyland-Croy Road  
turn lanes (10)

$1,700,000 Various Private developers

13 Waterline Extension 
from Fladt Road to SR 161 
(Industrial Parkway)

$1,400,000 1999 Union County

14 Sanitary Sewer extension from 
Marysville to Memorial Drive 
(Industrial Parkway)

$2,700,000 1997 Union County

15 US 33 Sanitary Sewer 
Extension (for properties east 
of US 33)

$307,800 2012 Marysville

16 Dublin Green - WW Pump 
Station

$534,000 2015 Marysville and 
developer

COIC Sewer Phase 1 $330,000 2010 Dublin

COIC Sewer Phase 2 $360,000 2011 Dublin

Crosby Court Business Park $2,650,000 2015 Dublin

Darree Water Tank $4,530,000 2008 Dublin

Floodplain Fill Project $493,970 2013 Dublin and private 
developer

Water Line Extension $948,000 2008 Dublin

University Boulevard 
Extension

$812,000 2014 Dublin (TIF)

Investments to Date $52,071,800 

PLANNED
# Project Name Est. Costs Year Funding Sources

17 Pump Station #2 Replacement $2,000,000 Future Marysville

18 US 33 / SR 161 / Post Rd 
Interchange construction

$24,000,000 Future TIF

19 Hyland-Croy Rd widening /
boulevard

$28,000,000 Future TIF

Hyland-Croy Rd & McKitrick 
Rd Roundabout

$1,300,000 Future Dublin and private 
developer (15%)
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Economic strengths
The northwest corridor of US 33 between Dublin, 
Marysville, and East Liberty continues to grow as 
a significant economic engine for the local area, 
region and state. 

A concentration of major corporations. It is 
along this corridor where Honda of America, Inc. 
and many automotive suppliers and advanced 
manufacturers have grown to form one of the 
largest manufacturing concentrations in the 
Columbus region, if not the state. Other major 
corporations include Nestle Product Technology 
Center, The Scotts Miracle-Gro Co., Continental, 
Parker Hannifin Hydraulics, Select Sires,  and the 
Transportation Research Center (TRC). These 
corporations are complemented by many smaller 
companies in the area. 

Identity as an Innovation Corridor. Union County 
has worked to brand the area as the Northwest 33 
Innovation Corridor to recognize and leverage the 
area's economic value. Related to that idea, an effort 

is underway to earn designation as an Advanced 
Manufacturing Corridor. This federal designation 
would reinforce the Innovation Corridor brand and 
make certain federal grant funding available to area 
entities. Also, The Ohio State University is leading 
an effort with public and private partners called the 
Ohio Smart Mobility Initiative (OSMI) to designate 
this section of US 33 as a Smart Mobility Corridor. 
That concept would bring national recognition for the 
research and testing of driverless vehicle technology. 
These efforts underscore the area's significance 
and momentum as a regional economic engine. 
Decisions regarding land use and infrastructure along 
the corridor should reinforce its identity and seek to 
leverage these initiatives. 

Fiber Collaborative underway. Union County, the 
City of Marysville, and the City of Dublin are currently 
working to provide fiber optic infrastructure along 
the corridor from Dublin's Metro Data Center to 
TRC. Fiber is necessary to support the OSMI and will 
potentially benefit all businesses along the corridor. 

Demographics, Market Opportunities, and Implications for Land Use
In alignment with national trends, the Central Ohio 
region will see significant demographic changes in 
the coming decades. These changes impact local 
market opportunities and should be considered in 
local land use policy choices. According to MORPC's 
Insight2050, nearly 80 percent of the region's growth 
in the last two decades (1990 to 2010) was among 
35 to 64 year olds. But, over the next two decades, 
this same group will account for only 31 percent of 
growth. Aging baby boomers will make up nearly 45 
percent of growth and those under 35 will account for 
more than 25 percent. Households with children will 
account for less than 20 percent of growth. These 

significant shifts have implications for the kinds of 
places that people will prefer to live and work. Recent 
studies by the National Association of Realtors, 
Urban Land Institute, and other organizations are 
pointing towards increasing preferences for walkable, 
complete communities where daily needs are close 
to homes and jobs (often in walkable settings). 
As the Baby Boomer generation continues into 
retirement and are replaced by younger workers, 
businesses too are seeing these preferences. In 
response, many growing businesses are choosing to 
locate in environments that integrate places to live, 
work, play and access daily needs. 

Yet, demographic shifts aren't the only driver of 
market opportunities. Markets can be created and/
or induced through public policy. For instance, major 
infrastructure investments (roads, utilities) can 
make certain types of development feasible where 
they otherwise would not occur. Also, a critical 
mass of established conditions such as businesses, 
institutions, or population can support certain 
market opportunities (and may diminish other 
opportunities).

Union County Economic Development Strategy (2014)
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Stakeholder Input

Dozens of property owners, business owners, elected officials, 
developers and other stakeholders told us...

There is conflict and cooperation—We want to 
be good neighbors and make sound, long-term 
decisions. 

Stakeholders recognize the inevitable conflicts 
inherent in planning within a multijurisdictional 
context. They acknowledge that there have been 
conflicts with past actions taken by various parties 
in this area, but there is a general sense of good faith 
and a willingness to work together. 

There are structural issues—We are faced 
with different tax rules; Development review 
processes in each jurisdiction.

The different jurisdictions in the area have differing 
fiscal structures and regulatory authority, which are 
rooted in state law and are challenging to reconcile. 
Stakeholders recognize that there will not be a 
single solution that provides the best outcome for all 
parties. Each must compromise.

There is a sense of urgency—Our needs and 
concerns (traffic) continue to become more 
acute. A “way forward” is needed. 

Traffic is the principal and most urgent concern, 
but it is driven by land use decisions. The urgency 
exists in part because some development is 
approved before the impacts, much less solutions, 
are fully understood. The urgency is also a result of 
legitimate concerns of missing opportunity. 

Limited decisions remain for the area—Our 
decisions may only impact a portion of the 
developable land area…but they are significant.

A significant portion of the land within the study 
area is considered fixed – with existing development 
or approved projects underway. The land that is 
underdeveloped could have major infrastructure and 
relationship impacts depending on what ultimately 
is built. 

Take a long-term view but respect short-term 
needs—We will live with decisions and impacts 
of current development proposals.

While there may be immediate market demands 
for certain kinds of uses, they do not have to be 
supported if they do not meet long-term needs, e.g. 
fiscal benefit, image. 

 STAKEHOLDERS
The following stakeholder groups were convened: 

City of Dublin Council and staff members

City of Marysville staff

Dublin City Schools staff

Industrial Parkway Business Association 

Jerome Township trustees and zoning commission  
(individual interviews)

Jonathan Alder Schools staff

Property owners  
(Individual interviews with three large land owners)

Schottenstein Realty Group

Union County commissioners
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Public Input
Participants at the public workshops shared their hopes and concerns about 
future development in the area. Those ideas are summarized into eleven 
themes. Percentages indicate the proportion of ideas within each theme.

Development (33%). Participants expressed 
concern about the proposed densities of 
development, types of development and placement 
of development. They also expressed concern 
about the effect future development may have on 
existing property values, and about tax revenue 
generated compared to the costs of infrastructure 
improvements.

Traffic (22%). Participants expressed hope that 
there will be improvements made to expand the 
capacity of Hyland-Croy Road and Post Road and 
improve major intersections along these corridors 
(support for roundabouts was mentioned). 
They were concerned that traffic will worsen as 
development continues. 

Character (11%). Participants expressed a desire 
to maintain the rural, scenic character of the area, 
particularly along Hyland-Croy Road. Several 
mentioned creating a parkway appearance for the 
Hyland-Croy corridor similar to Emerald Parkway. 
Others mentioned providing generous setbacks and 
preserved open spaces, and the need for consistent 
design standards (building aesthetics). 

Governance (7%). Participants expressed hope for 
continued cooperation between Jerome Township 
and the City of Dublin. 

Miscellaneous (7%). Participants shared ideas 
about the need for a branding and image strategy as 
an economic development tool. Some participants 
also shared concern about the unusual shape of the 
study area as it leaves out several entities.

Schools (6%). Participants expressed concern 
about the impact on schools, particularly Dublin 
City Schools, with new residential development 
proposed in the area.

Safety (4%). Related to concerns about traffic, 
participants were also concerned about safety 
(primarily along roadways) as population and traffic 
in the area increases. Safety concerns pertained 
mainly to Hyland-Croy Road's high traffic volume 
and rural design. Specific concens mentioned the 
Hyland-Croy and Post Road intersection, cyclists 
who use Hyland-Croy road for recreation or access 
to the Metro Park, and inexperienced student 
drivers travelling to and from Dublin Jerome High 
School.

Bike/Pedestrians/Parks (5%). Participants 
expressed hope for an increase in connection 
points and safety measures for both bicyclists and 
pedestrians, particularly along Hyland-Croy Road. 
Several participants mentioned connecting to 
Glacier Ridge Metro Park and including more open 
space with future development.

Retail Amenities (2%). A small number of 
participants shared concerns about the lack 
of restaurants and services for residents and 
employees in the area. However, they generally 
would prefer that future amenities be located west 
of US 33. 
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Needs and Wants
Representatives from the four funding organizations all have the following needs:

1.	 Formalize a protocol for pre-development consultation
2.	Create a stronger, coordinated development review process
3.	Strengthen financial situation
4.	Improve transportation infrastructure (capacity & safety)

5.	Strong physical development standards (in proximity of interchange)

The diagram below indicates these and other needs.

Union County Jerome Township Dublin Marysville Dublin City Schools Jonathan Alder Schools

Formalize a protocol for pre-development consultation

Strong physical development standards (in proximity of interchange)

Clarity on utility service boundary 

Communication on development applications 

Quality development that transitions between US 33  
and Hyland-Croy, higher design expectations

Have their concerns 
heard, be treated as 

an equal partner

sales tax, property tax property tax or partial income tax sharing income tax capacity fees and usage fees property tax property tax, income tax

Community Plan 
recommendations fulfilled, 

east US 33 and south of  
SR 161/Post Rd

Financial support for road infrastructure

Strengthen financial situation

Improve transportation infrastructure (capacity & safety)

Create a stronger, coordinated development review process
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RECOMMENDATIONS / GOALS

1 	 A high-quality visual setting 
This area serves as a gateway and sets a tone 
for the development values of the community. 
This means the aesthetics of the public realm 
(roads, streetscape) and built and natural 
areas will be of a consistent high quality.

2 	Efficient traffic system 
People and traffic move to and through the 
area in an efficient manner. Ideally, traffic 
improvements are made concurrent—if not in 
advance—of development.
 

3 	Fiscally beneficial development 
The local governments experience net positive 
economic impact from development that is 
in balance with other factors. This provides 
quality community services and facilities. It 
also means development yields benefit the 
immediate, impacted area.

4 	Strong image / brand
This area is part of a corridor known for its 
uniqueness in appearance and economic 
potential, e.g. advancing manufacturing, 
industrial, and research and development 
corridor. Areas not immediately fronting US 
33, e.g. residential uses, also set a tone for the 
community’s values.

5 	Clarity of mutual expectations 
The policies and deliberations made by 
individual jurisdictions happen in concert with 
other potentially effected jurisdictions. This is 
essential to the self-interest of all entities in 
the planning area.

These five goals express the intended outcomes of the plan.
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RECOMMENDATIONS
1. Formalize a Protocol for Pre-Development 
Consultation
Prior to a potential project beginning the public review and hearing 
process in either the City of Dublin or Jerome Township, all potentially 
affected jurisdictions should have an opportunity to learn about the 
proposal and provide input. The type of feedback may include land use 
compatibility, design considerations, provision of utilities, and road 
improvements, among other factors.

Both Jerome Township and the City of Dublin allow for informal and/
or conceptual reviews by their respective zoning commissions as 
an optional step in the development process. These reviews occur 
before any official action or applications are filed that trigger the 
zoning amendment process. Dublin also encourages pre-application 
consultations with planning staff prior to Planning and Zoning 
Commission review. Pre-development reviews are an opportunity for 
collaboration from the regional planning commission and neighboring 
jurisdictions. Both the city and township could encourage informal 
reviews for proposals in the area before formal applications are 
filed. The conceptual proposals would be shared with LUC Regional 
Planning Commission and neighboring jurisdictions with adequate 
time for interested parties to provide written comments to the review 
authority. Applicants should be encouraged to give an informal 
presentation to the Northwest 33 Innovation Corridor Group.  

2. Create a Stronger, Coordinated Development Review Process 
Related to establishing a better pre-
development protocol, key entities need 
to be aligned in the process, timing and 
communication of active development 
applications in the planning area. While the 
formal development review process in a 
township is typically shorter and more rigid 
than a municipality (by state law), there are 
opportunities for better coordination.

Notification of applications is the first step. 
Currently, when LUC Regional Planning 
Commission receives a zoning amendment 
proposal from a township, it is posted 
online and member jurisdictions receive 
notifications. A similar procedure could be 
created for zoning amendment proposals 
in Dublin to increase communication with 
neighboring Union County jurisdictions. 
A decision-making jurisdiction should 
also inform neighboring entities of the 
scheduled public hearings and all major 
public milestones in the decision-making 
process. Since this process began, the City of 
Dublin has begun sending Jerome Township 
announcements and agendas for all public 
hearings. 

Traffic impacts are a significant 
consideration in the development review 
process. Sound planning and interest in 
relationship-building suggest that a traffic 
study should be conducted prior to granting 
zoning approval to determine expected 

impacts and how improvements will be 
funded. Although legally limited, townships 
can take a wholistic view of development 
impacts and work with applicants and other 
affected jurisdictions. This is a common and 
accepted practice in which developers are 
accustomed. 

One local example of coordinated 
development review are the accords 
established by the City of Columbus and 
neighboring jurisdictions. These have been 
successful in the Rocky Fork Blacklick Accord 
and the Big Darby Accord planning areas. 
In each case, formal zoning applications 
are reviewed by citizen panels representing 
the participating jurisdictions. Each panel’s 
recommendation is non-binding on the 
respective jurisdiction, but the process 
provides an early public and coordinated 
discussion of a zoning proposal.

Eight strategic recommendations support the goals.

STRATEGIES

a.	 Conduct informal reviews prior to accepting formal applications 
within the area.

b.	 Notify neighboring jurisdictions about likely development 
applications, share preliminary plans and encourage feedback.

c.	 Encourage prospective applicants to meet with the Northwest 33 
Innovation Corridor Group prior to accepting a formal development 
application in the area.

STRATEGIES

a.	 Standardize an initial sharing of applications; 
examples being to notify agencies of 
applications and public hearings.

b.	 Communicate process milestones.

c.	 Complete traffic studies prior to approving 
rezonings. (see 3a)

d.	 Evaluate opportunities to establish a more 
formal coordinated development review 
process.

Chapter 4
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Comparing Current Development Processes

The following is a summary of the processes through which development 
gets approved in both the City of Dublin and Jerome Township.

DUBLIN
In Ohio, municipalities (villages and cities) have the authority to exercise a broad range of 
powers of local self-governance through their unique charters. Dublin, like most cities, has 
established regulations and a development process that aims to achieve a balance between 
review by public officials, input from residents, and efficiency and predictability for the 
development community.

Annexation (if applicable). If a property is outside of the City, annexation may be the first 
step to developing in Dublin. This process can run simultaneously with the development 
process but no approvals will be granted until the land is successfully annexed. Annexation 
alone could take up to six months. Significant projects have also included Economic 
Development Agreements for infrastructure improvements or cost sharing techniques.  

Pre-applications review (optional). The City encourages developers to meet with planning 
staff prior to submitting a formal rezoning or development application. This generally takes a 
few meetings depending on how complex and “thought out” a project is. The pre-application 
review generally likes to involve all divisions so the City understands any obstacles that a 
project is facing. This is not required by the City but is strongly encouraged and usually is a 
good indicator of how successful a project will be.  

Informal Review (optional). An applicant can have their preliminary plans reviewed by the 
Planning and Zoning Commission before site design and architecture is “finalized” and an 
application for a formal hearing is filed. 

Concept Plan, Rezoning and Preliminary Development Plan. Formal application steps 
that usually happen simultaneously. Concept Plans are required for properties over 25 
acres. The Rezoning Application determines whether the land use is consistent with the 
City's Community Plan and the surrounding area whereas the Preliminary Development 
Plan focuses on design issues. These steps can usually be successful in one hearing of the 
Planning and Zoning Commission (PZC) if the proposed land use is consistent with the City's 
future land use recommendations. Prior to the hearing, planning staff will provide a formal 
recommendation to PZC to approve, deny, or approve with modifications or conditions. 

The Final Development Plan and Final Plat (if applicable). The final stages of planning 
review and are meant to ensure that all of the design issues, identified during the Preliminary 
Plan process, have been finalized and all details have been completed. This can also be 
done within one PZC hearing depending on the complexity of the case. PZC makes a 
recommendation to City Council, who may grant approval to Final Development Plans, Final 
Plats and Rezonings.  

JEROME TOWNSHIP
The power of local-governance for townships is limited by Ohio law. In Jerome Township, 
development procedures such as zoning amendments must adhere to Ohio Revised Code (section 
519). The following information that follows generally describes and summarizes the process for a 
rezoning and subsequent development plan initiated by application. 

Pre-application review (optional). An applicant can have their preliminary plans reviewed by the 
Zoning Commission informally prior to beginning the formal zoning process which requires official 
action to be made within certain time limits. 

Regional Planning Commission Review. Within five days of the filing of a rezoning application, 
the application is transmitted to the regional planning commission for its recommendation. 
The regional planning commission (LUC Planning) reviews the proposal and its conformity to 
township's adopted future land use plan and recommends to the township zoning commission 
to approve, deny, or approve with some modification of the proposal. The regional planning 
commission staff has on average three to five days to provide its staff report to the Zoning and 
Subdivision Committee. That Committee meets ten days after receipt of an application and 
provides a recommendation to the Executive Committee, which meets the same day and issues the 
formal recommendation to the Township.

Township Zoning Commission Public Hearing and Action. Within 20-40 days after the application 
is filed, the township Zoning Commission will hold a public hearing on the application. Within 
thirty days after the Zoning Commission’s public hearing, the zoning commission shall recommend 
to approve, deny, or approve some modification of the proposed amendment and transmit its 
recommendation and the regional planning commission's recommendation to the Board of 
Trustees.

Township Trustees Public Hearing and Action. Within thirty days after the Zoning Commission's 
formal action, the Township Trustees must have a public hearing on the application. Within twenty 
days after the Trustee’s public hearing, the Trustees shall adopt, deny, or adopt some modification 
of the Zoning Commission’s recommendation. 

Final Development Plan (for planned developments only). Once a site has appropriate zoning 
in place, a development plan must be approved before any building permits can be issued (set by 
Township policy, not governed by ORC). The development plan process is meant to ensure that 
the plan meets the approved zoning requirements. The development plan requires a hearing and 
recommendation from both the Zoning Commission and Trustees. Each body must act within "a 
reasonable period of time" following the initial public hearing. 
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4. Create Stronger Physical 
Development Standards
The aesthetics of development is critical to 
strengthening the area's image as a gateway to 
Union County and Franklin County and as a unique 
economic engine for the region. The quality of 
development, including architecture, materials, 
signs, and site design should be defined for the 
entire US 33 Corridor from Dublin to East Liberty. 
Design quality should be greatest in those locations 
near US 33 and Hyland-Croy Roads, as well as 
development fronting US 33. The City of Dublin 
has a history of mandating very high development 
standards. 

Unlike a municipality, Jerome Township is 
somewhat limited in how it can regulate 
development standards based on state law. 
However, Planned District (PD) zoning can include 
more rigorous design standards. PD zoning has 
been used elsewhere in the Township (such as 
Jerome Village) and should be encouraged for sites 
with visibility to US 33. 

3. Improve Transportation Infrastructure
Transportation improvements are essential to 
addressing current capacity and safety needs in the 
area. These needs will only become more serious as 
development occurs. Future development projects 
are required to contribute financially toward the cost 
of these improvements. 

The zoning approval process should consider the 
potential impact on the transportation network, 
needed infrastructure improvements, and how those 
improvements should be paid for. One way to ensure 
that those issues are considered is to require a traffic 
study to be conducted prior to accepting a formal 
application. Millcreek Township, Jerome Township's 
neighbor to the north, requires a traffic study to be 
submitted as part of any application for rezoning. 
Jerome Township should amend its development 
regulations to include a similar requirement, perhaps 
for projects meeting certain thresholds in size or 
location. The Township should collaborate with 
neighboring entities to determine the appropriate 
requirements.

Ideally, transportation improvements are not made 
in reaction to development, they are planned in 
anticipation of it. Major improvements such as the 
proposed new interchange at US 33 and Post Road, 
can facilitate development opportunities that may 
not exist today. 

There are over $60 million in planned transportation 
improvements within the area. Like many of the 
recently completed improvements most future 
projects would be funded by Dublin (with local, 
state, and federal funds). The jurisdictions should 
commit to working together to move these planned 
projects forward. The best way to ensure that 
happens is to improve the predictability of future 
development through an agreement on future land 
use in the area, clarifying utility service boundaries, 
or establishing an annexation agreement and/or a 
revenue/cost sharing structure.

Investments along Hyland-Croy Road proposed by the 
City of Dublin would improve the capacity and safety 
while maintaining the scenic value of the corridor.

STRATEGIES

a.	 Require a complete traffic study, accepted by the 
County or City engineer, to be conducted prior to 
accepting a formal application (see 2c).

b.	 Formalize expectations that future development 
projects directly contribute financially toward the 
cost of transportation infrastructure improvements 
(see 2c).

c.	 Continue to coordinate on identifying, planning for, 
and funding transportation improvements in the 
area.

STRATEGIES

a.	 Jointly define the quality of development through 
design standards in architecture, materials, 
signage, and site design.

b.	 Utilize PD zoning for township development 
within the area to exert regulatory control over 
aesthetic details that are not permissible under 
conventional township zoning.
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5. Explore an Annexation Boundary 
Many of the challenges in this area and in the 
relationships between neighboring jurisdictions 
are a function of unpredictability. A greater level of 
cooperation, coordination and trust is essential for 
everyone’s self-interest. 

The fact that there are three overlapping utility 
service areas creates uncertainty, uncertainty creates 
tension, and tension creates poor relationships.

The entities should agree to the limits of annexation 
tied to the provision of utilities. In addition, 
economic development agreements could be 
prepared (see box below). The intent of these 
agreements is to promote multi-jurisdictional 
economic development. An economic development 
agreement could combine an agreement on 
annexation with tax revenue sharing.

Consider other collaborative economic development structures

Joint Economic Development District (JEDD) 
An arrangement where one or more municipalities and a 
township agree to work together to develop township land for 
commercial or industrial purposes. 

Cooperative Economic Development Agreement 
(CEDA)  
An agreement between one or more cities and one or more 
townships that may address tax revenue sharing, provision of 
services and infrastructure, and annexation for a period of time.

Tax Increment Financing (TIF)  A financing mechanism 
created by a township, municipality or county that directs 
additional tax revenue from the increased value of a property 
improvement into a designated fund that is used to finance 
the construction of public infrastructure defined within the TIF 
geography.

6. Conduct Fiscal Analysis 
All jurisdictions desire to strengthen their financial 
situation through future development in the area. 
Infrastructure investments are needed to address 
existing and anticipated development. Initial 
outlays and return on these investments needs to 
be more equitable. A fiscal impact study should 
be conducted to better understand the economic 
impact of development to all potentially involved 
jurisdictions in this area. 

As part of Insight2050, MORPC commissioned a 
fiscal study to assess the potential impact on tax 
revenue and costs to the region of different types 
of development. It was based on typical revenue 
structures and levels of service from a range of 
cities, counties, and townships in the region. 
Among many findings, it showed that residential 
development alone does not pay for itself, 
whereas office, retail, industrial, and research and 
development have positive returns on investment. 
Again, these returns vary based on the type of 
government structure and level of service provided.

A fiscal analysis for the Crossroads Area would be 
more specific than the Insight2050 study. It would 
show the revenue, cost, and net impacts for each 

land use type (including: single family residential, 
multi-family residential, retail, office, and industrial) 
within each jurisdiction (Dublin, Jerome Township, 
Marysville, Union County, and potentially Dublin 
City Schools and Jonathan Alder Schools). It would 
be a general guide to the anticipated fiscal impacts 
based on a number of assumptions that would be 
made about specific land use characteristics.

An alternative is to conduct a fiscal impact 
analysis specific to a development proposal. Such 
an analysis would be conducted for significant 
development proposals (of a certain size) and 
would evaluate the anticipated revenue and cost of 
that specific proposal to multiple jurisdictions.

STRATEGIES

a.	 Conduct a fiscal impact study to better understand 
the economic impact of development to all 
potentially involved jurisdictions in the area.

b.	 Use results of the fiscal impact study to update 
comprehensive plans and to evaluate development 
proposals.

STRATEGIES

a.	 Define the limits of annexation tied to the provision 
of utilities.

b.	 Develop effective economic development 
structures that include collaborative strategies.
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7. Identify Preferred Land Uses
The City of Dublin and Jerome Township each have 
adopted future land use plans for the area. Where 
both jurisdictions have the right to prepare plans, 
there is considerable alignment, but there are also 
conflicts. The most significant conflicts between 
the two policies are the west end of the planning 
area in which the Township recommends single 
family residential and Dublin recommends research 
assembly. Additionally, recent development 
decisions by the Township Trustees would produce 
development that is inconsistent with current public 
policy of both the Township and Dublin.  

Both Dublin and Jerome Township, among the 
other neighboring entities, deserve to experience a 
positive return on their investments and be able to 
predict with reasonable certainty, the future land 
use patterns in the area. To achieve that outcome, 
the entities should align their future land use 
policies, which will require compromise from both 
Dublin and the Township.

This plan's recommended land use concept is based 
on retaining the commonalities between each entity's 
current policy, achieving a balance of give and take 
in areas of conflict, following current best practices, 
and taking a long-term view of the area's potential. 
Of the 870 acres within the planning area, the 
recommended land use identifies 60 acres where 
there remains significant disagreement between the 
two jurisdictions on the preferred future land use. 

Jerome Township's Current Policy

NOTES
1. 	 Site is zoned for commercial (retail). Rezoning was granted 

subsequent to the adoption of the Township's 2008 
Comprehensive Plan.

2. 	 Rezoning for residential and commercial development 
approved by Township Trustees in December 2015. Zoning 
referendum expected in 2016. See page 13.

Dublin's Current Policy

1

1

2

2

STRATEGIES

a.	 Update comprehensive plans to align future land 
use policies within the area between Jerome 
Township and the City of Dublin.

b.	 Consider common land use terminology among 
the jurisdictions.
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buildings with higher quality architecture and building 
materials.  

227

Flex Offi  ce
Hybrid offi  ce with a range of offi  ce, research, laboratory, 
assembly, clean manufacturing and warehousing space. 

178

Light Industrial / Research and 
Development Assembly
Hybrid offi  ce and industrial. Larger warehousing and 
assembly space. Offi  ce space secondary to industrial and 
assembly uses.

129

Mixed Use / Support Services
Neighborhood-scale offi  ce, higher density housing, and 
locally-serving commercial uses confi gured in a walkable 
patt ern.

83
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primarily multi -family with single-family neighborhood 
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Regional Retail — A mix of commercial uses 
including large format retail that serves more 
regional market beyond the immediate area.

Premium Office / Research — High profile office 
and institutional uses appropriate for highly visible 
locations near the U.S. 33 interchange. Multi-story 
buildings with higher quality architecture and 
building materials.  

Flex Office — Hybrid office that provides for 
a combination of office, research, laboratory, 
assembly and clean manufacturing spaces.. 
Manufacturing and warehousing would be 
secondary activities within a prominent office 
component.

Light Industrial / R&D Assembly — Hybrid office 
and industrial. Larger warehousing and assembly 
space. Office space secondary to industrial and 
assembly uses.

Mixed Use / Support Services — Neighborhood-
scale office, higher density housing, and locally-
serving commercial uses configured in a walkable 
pattern. These areas are intended to provide 
amenities to help make nearby office and industrial 
areas more competitive.

Mixed Residential — Residential development with 
a mix of housing types, primarily multi-family with 
single-family neighborhood appearance and scale. 
Gross density averages 3-5 units per acre. Given 
the proximity to SR 161, consideration should be 
given to moving the residential in the far west of 
the planning area further north than shown.

Suburban Residential — Single-family residential 
neighborhoods averaging 2 dwelling units per acre. 

Conservation Residential — Single-family 
residential development clustered in a pattern 
intended to preserve open space. Gross density 
averages one dwelling unit per acre.

Open Space — Natural areas and parks.

Dublin and Jerome Township not in agreement on 
current, pending, or future land use at this time.

NOTES
This potential alternative land use concept is mostly aligned with the 
current adopted land use policies of both Jerome Township and the 
City of Dublin. Highlights of the differences and recommendations are 
described below. 

West edge of the planning area, north of SR 161

•	 The Township's plan indicates single family residential (2du/ac).

•	 The City's plan indicates a combination of office, research and 
Mixed Use Tech.

•	 The alternative suggests residential in this area, but set back 
significantly from SR 161 as that corridor offers important office and 
research opportunities. Residential uses are needed in the vicinity of 
the study area, given current and anticipated job growth.

East edge, between US 33 and Hyland-Croy

•	 A recent zoning approval for approximately 60 acres by the 
Township is not fully consistent with either of the plans.

•	 A referendum petition has been filed for this area and the alternative 
concept does not include a recommendation for the land use.

•	 The balance of this area is designated as Premium Office/Research 
and Flex Office to maximize the US 33 frontage and justify the 
significant infrastructure investment needed in the area.

•	 In addition to the office oriented use, careful consideration should 
be given to introducing locally-supporting retail. This should be seen 
as an amenity to make the office uses more attractive.

Potential Future Land Use 
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227

Flex Offi  ce
Hybrid offi  ce with a range of offi  ce, research, laboratory, 
assembly, clean manufacturing and warehousing space. 

178

Light Industrial / Research and 
Development Assembly
Hybrid offi  ce and industrial. Larger warehousing and 
assembly space. Offi  ce space secondary to industrial and 
assembly uses.

129

Mixed Use / Support Services
Neighborhood-scale offi  ce, higher density housing, and 
locally-serving commercial uses confi gured in a walkable 
patt ern.

83

Mixed Residential
Residenti al development with a mix of housing types, 
primarily multi -family with single-family neighborhood 
appearance and scale. 

148

Suburban Residential
Single-family residenti al neighborhoods averaging two 
dwelling units per acre.

14

Conservation Residential
Single-family residenti al development clustered in a 
patt ern intended to preserve open space. Gross density 
averages one dwelling unit per acre.
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8. Continue the Work
Adopting the previous recommendations is 
important, but it is only the beginning. The best 
possible future for the area and that of all the entities 
involved depends on sustaining the cooperative 
effort begun during this planning process. The 
entities should continue to nurture mutual trust by 
maintaining open dialogue and to monitor this plan's 
progress.  

The Northwest 33 Innovation Corridor Group 
should be the primary stewards of this plan and 
help to facilitate positive dialogue, share issues, and 
encourage implementation of the recommendations. 
There are several ways to continue this work, such 
as preparing an annual report of the plan's progress, 
and conducting joint work sessions between the 
planning commissions of Jerome Township and the 
City of Dublin. If joint sessions were to be conducted, 
LUC could serve as the convener for a program 
that includes change to Ohio land use law and best 
practices for planning and development. 

On an annual basis, joint legislative bodies should 
convene to share development progress and 
opportunities of mutual interest. 

STRATEGIES

a.	 Monitor the plan's progress (Northwest 33 
Innovation Corridor Group should be the primary 
stewards of this plan).

b.	 Prepare an annual report of the plan's progress.

c.	 Conduct annual joint work sessions between the 
planning commissions of Jerome Township and City 
of Dublin.

d.	 Conduct bi-annual (at minimum) joint legislative 
meetings.

43ac 

230ac 

175ac 

140ac 

75ac 

78ac 

14ac 

46ac 

5ac 

64ac 
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Summary of Strategies

Strategy Timeframe Responsibility

1. FORMALIZE A PROTOCOL FOR PRE-DEVELOPMENT CONSULTATION 
(See page 22)

Action a Conduct informal reviews prior to accepting formal 
applications within the area.

Short-term, 
Ongoing

CG, CD, JT, 
LUC

Action b Notify neighboring jurisdictions about likely 
development applications, share preliminary plans and 
encourage feedback.

Short-term, 
Ongoing

CD, CM, 
JT, UC, 
LUC

Action c Encourage prospective applicants to meet with the 
Northwest 33 Innovation Corridor Group prior to 
accepting a formal development application in the area.

Short-term, 
Ongoing

All

2. CREATE A STRONGER, COORDINATED DEVELOPMENT REVIEW PROCESS
(See page 22)

Action a Standardize an initial sharing of applications; examples 
being to notify agencies of applications and public 
hearings.

Short-term CD, CM, 
JT, UC, 
LUC

Action b Communicate process milestones. Short-term, 
Ongoing

CD, CM, 
JT, UC

Action c Complete traffic studies prior to approving rezonings. 
 (see 3a)

Short-term, 
Ongoing

CD, CM, 
JT, UC

Action d Evaluate opportunities to establish a more formal 
coordinated development review process.

Short-term CD, CM, 
JT, UC

3. IMPROVE TRANSPORTATION INFRASTRUCTURE
(See page 24)

Action a Require a complete traffic study, accepted by the 
County or City engineer, to be conducted prior to 
accepting a formal application (see 2c).

Short-term, 
Ongoing

CD, CM, 
JT, UC

Action b Formalize expectations that future development 
projects directly contribute financially toward the cost 
of transportation infrastructure improvements (see 2c).

Short-term CD, CM, 
JT, UC

Action c Continue to coordinate on identifying, planning for, and 
funding transportation improvements in the area.

Ongoing All

The following table summarizes the strategies and action items 
for each recommendation. The table is organized by strategy 
and indicates the desirable timeframe and responsible party for 
completion. 

The timeframes are defined as:

>> Short-term:	 within one year

>> Mid-term:	 2-4 years

>> Long-term:	 5-7 years

 
The lead departments and agencies responsible for each action 
item are:

CD	 City of Dublin 
CG	 Northwest 33 Innovation Corridor Group 
CM	 City of Marysville 
JT	 Jerome Township 
LUC	 Logan, Union, Champaign Regional Planning Commission 
MT	 Millcreek Township 
UC	 Union County
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Strategy Timeframe Responsibility

4. CREATE STRONGER PHYSICAL DEVELOPMENT STANDARDS
(See page 24)

Action a Define the quality of development through design 
standards in architecture, materials, signage, and site 
design all along the US 33 Corridor.

Short-term CD, JT, 
CM, MT

Action b Utilize PD zoning for township development within the 
area to exert regulatory control over aesthetic details 
that are not permissible under conventional township 
zoning.

Ongoing JT

5. EXPLORE AN ANNEXATION BOUNDARY
(See page 25)

Action a Define the limits of annexation tied to the provision of 
utilities.

Short-term CD, CM, 
JT, UC

Action b Develop effective economic development structures 
that include collaborative strategies.

Mid-term CD, CM, 
JT, UC

6. CONDUCT FISCAL ANALYSIS
(See page 25)

Action a Conduct a fiscal impact study to better understand 
the economic impact of development to all potentially 
involved jurisdictions in the area.

Short-term CD, CM, 
JT, MT, UC

Action b Use results of the fiscal impact study to update 
comprehensive plans and to evaluate development 
proposals.

Mid-term CD, CM, 
JT, MT, UC

Strategy Timeframe Responsibility

7. IDENTIFY PREFERRED LAND USES
(See page 26)

Action a Update comprehensive plans to align future land use 
policies within the area between Jerome Township and 
the City of Dublin.

Short-term CD, JT, UC

Action b Consider common land use terminology among the 
jurisdictions.

Short-term All

8. CONTINUE THE WORK
(See page 27)

Action a Monitor the plan's progress (Northwest 33 Innovation 
Corridor Group should the primary stewards of this 
plan).

Ongoing CG

Action b Prepare an annual report of the plan's progress. Ongoing CG

Action c Conduct annual joint work sessions between the 
planning commissions of Jerome Township and City of 
Dublin.

Ongoing CG

Action d Conduct bi-annual (at minimum) joint legislative 
meetings.

Ongoing CG






