PLANNING REPORT

Planning and Zoning Commission
Thursday, December 11, 2025

Sentry Senior Living Bright Road
25-111INF

www.dublinohiousa.gov/PZC/25-111

Address PID: 273-008380

Proposal Construction of a senior continuum of care facility, a medical office building, and
associated site improvements on an 18-acre site at the southwest corner of Bright
Road and Emerald Parkway.

Request Review and non-binding feedback on an Informal Request for future
development.

Zoning R-1, Restricted Suburban Residential District

Planning Consideration of the discussion questions

Recommendation

Next Steps Upon receiving feedback from the Planning and Zoning Commission (PZC), the

applicant may incorporate the feedback and submit for a Concept Plan (CP).
Applicant Jordan Dorsey, Sentry Development
Case Manager Sarah Tresouthick Holt, AICP, ASLA, Senior Planner

(614) 410-4662
sholt@dublin.oh.us
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1. Request and Process

Request

The applicant requests review and feedback on an Informal Request (INF) for a continuum of
care facility: independent living, assisted living, memory care, villas, and a medical office with
associated parking and open space. Rezoning to Planned Unit Development (PUD) would be
necessary to accommodate the project.

MAY FOUR STORY
INDEPENDENT LIVING

Process
1. Informal Request (INF) — optional PZC Consideration (non-binding feedback)
2. Concept Plan (CP) — PZC Consideration (non-binding feedback)
3. Rezoning/Preliminary Development Plan (PDP) — PZC Recommendation, City Council
Determination
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The proposal was sent to the East Dublin Civic Association membership (+/- 250 people) for
comment. Comments are included in the packet.

2. Background

The vacant, approximately 18-acre site has frontage on two streets: Emerald Parkway and
Bright Road. A tree row exists on the west property line; otherwise, the site is grassed. An
ephemeral drainage runs through the site from east to west. On site, the drainage starts just to
the north of the Mount Carmel roundabout. To the west it results in a tree stand and a more-
defined drainage, which traverses Ferris Wright Park and ends at the Scioto River.

November 2021 — Case 19-115CP

This parcel temporarily included with The Beacon senior living proposal (ultimately limited to
21.5 acres northeast of roundabout at Emerald Parkway and Bright Road). PZC supported
synergy with Mount Carmel Hospital but expressed concern that proposed villas/flats did not
align with then-Community Plan. Concerns about compliance with then- Future Land Use
(FLU), density, and traffic expressed. This parcel since removed from The Beacon. In 2021,
Community Plan FLU was Standard Office/Institutional (gross densities of 12,500 SF/ac).

July 2024
Envision Dublin, updated Community Plan, adopted. See discussion directly below.

3. City Plans and Policies

The Community Plan is a key policy document used to guide
decision-making regarding the future of Dublin’s natural and
built environment. It assists in evaluating development
proposals and helps ensure that proposed development
supports the community’s long-term objectives. The Envision
Dublin FLU Map now indicates Neighborhood Office for this site,
which includes office/medical office, and supporting uses of
institutional, including assisted living. Buildings are anticipated
to be 1 — 2 stories tall.

Emerald Corridor Special Area Plan (SAP)

The subject site is located within the Bright/East Emerald
subarea of the Emerald Corridor SAP. The intent of this area is
to protect and buffer existing residential areas, encourage open
space and pedestrian connections, improve traffic circulation,
and maintain high-quality development standards. In the SAP,  Site superimposed on SAP
the existingtree row is preserved, and the ephemeral stream

is shown as a larger local feature (green arrow) with terminal

nodes. Density is generally not to exceed 9,500 SF per acre.
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Emerald Parkway is noted as a Commuter Boulevard in the Mobility and Transportation Element
of Envision Dublin. This is defined as a traditional minor arterial with commuter bike routes,
including shared-use paths or protected bike lanes, and sidewalks. Emerald Parkway is also
defined as a Traditional Dublin Character. This envisions 100-foot setbacks to allow blending
with adjacent development; formal, maintained landscape treatment; focus on ponds and water
features; and variable mounding. Emerald Parkway is also a Corridor of Significance, which
anticipates amplifying the previously-mentioned features to a more prominent, refined
character.

In the same plan, Bright Road is identified as a River Character Corridor. This is a more natural
character that anticipates 60 — 100-foot setbacks; use of woodland plantings and landscapes;
integration of stone walls or split rail fencing; and use of informal water features, swales and
berms to blend with the surrounding character.

South of the site, the planned I-270 overpass (#11 above) will connect with Emerald Parkway
at a roundabout. While the timing and exact location of these facilities are not yet known, the
applicant has been provided with potential concepts for consideration. The currently-indicated
right-in/right-out access point is in conflict with the roundabout; access needs to be properly
incorporated into that feature. Additional right-of-way will be required from this site.

Along the western two-thirds of the site’s Bright Road frontage, the parcel line currently extends
to the centerline of the road. Right-of-way will have to be dedicated to match the east side of
the site frontage and the parcel to the west. Sidewalks and shared use paths are expected
along all street frontages. Sidewalks along the project’s internal roads will be expected.

Should this project move forward, a Traffic Impact Study (TIS) with mitigations is required at
PDP. An approved memorandum of understanding (MOU) is required prior to the TIS.

4. Project

This request shows a 2-4 story independent living, assisted living and memory care building
parallel to Emerald Parkway in the northeast corner of the site, with primary access at the
Mount Carmel Hospital roundabout. On the west side of the site is a row of one-story senior
villas with central parking/access courts. Farther south on the property are two stormwater
ponds, and south of them is a future phase for a medical building or retail. The west-edge tree
line is shown as preserved. 100’ setbacks are generally shown along Emerald Parkway. Sample
architecture was provided using stone, brick, and Nichiha and Hardie siding.

The current zoning will not permit the proposed uses, hence the needed PUD. Staff notes that
it is required to rezone the entirety of the site at one time to ensure adequate coordination of
zoning, utilities, and design, while also managing expectations for development quality.
Phasing of building construction may be considered as part of the PUD.

A number of utility concerns are noted by staff. The water line on the Bright Road frontage will
need to be extended. The applicant will need to discuss water service with the City of
Columbus Division of Water to determine how to best serve the site. Sanitary sewer will need
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to be extended into the site from Emerald Parkway; further discussion of the anticipated project
population density will be needed to ensure adequate capacity.

There are two stormwater discharge points from Mount Carmel Hospital on the site: both need
to be maintained. The stormwater ponds as currently shown are south of the ephemeral
stream/open space ribbon shown on the SAP; this will need to be adjusted if the project moves
forward. Stormwater discharge to the west shall ensure no adverse impacts. Ponds within 50
of the right-of-way will require a steel-backed timber guardrail; for aesthetic reasons, keeping
the ponds beyond 50" will be appreciated.

5. Questions for Discussion

The following discussion questions are framed for the Commission to facilitate non-binding
feedback for the applicant. Staff asks the Commission to also provide feedback on other
elements of the proposed development not framed with the questions below.

1) Does the proposal’s uses and density adequately respond to Envision Dublin and
the site context?
Envision Dublin identifies this area as Neighborhood Office, which allows supporting uses of
civic and institutional, including assisted living. The proposed residential villas are to be a
transition to the adjacent residential uses. The villas are part of the overall continuum of
care facility; however, may act more as a single-family residential use. Additionally, the
southern portion of the site is shown as potential medical office or strip center retail based
on the supplied information. The Commission is requested to opine on whether these uses
match the community plan’s vision.

Envision Dublin also notes that the density is generally not to exceed 9,500 SF/acre. It
describes “small-scale clustered buildings with a residential character, buffered from
residential, set back from the street”, taking architectural cues from surrounding buildings
and having low-lot coverage. For comparison of density, the approved PDP for The Beacon
continuum of care project has a density of approximately 26,000 SF/ac. This was deemed
acceptable due, in part, to low traffic impacts given the resident population. A one story
building is located along Bright Road, with 4-story buildings to the rear of the site with
significant setbacks from adjacent residential uses. Open space is mostly oriented towards
the Billingsley Creek corridor and the Emerald Parkway frontage.

Land use expectations between Envision Dublin and this proposal are compared below.

Land Use Height Building Size Density SF/acre
Envision Dublin 1-2 stories 9,500
Proposed

Main Building 2-4 stories 195,000 SF
Villas 1 story 45,000 SF
Medical Building 3-4 stories 100,000 SF
TOTAL 340,000 SF 18,888

The Commission is asked to comment on both uses and density, relative to Envision Dublin.

Page 6 of 8



2)

3)

City of Dublin Planning and Zoning Commission
25-111INF | Sentry Senior Living Bright Road
Thursday, December 11, 2025

Does the proposal’s massing respond best to this specific site?

Envision Dublin suggests 1-2 stories for Neighborhood Office. The main continuum of care
building is shown at 2-4 stories, although the inspirational images suggest 3 stories. In this
particular location, adjacent to Mount Carmel Hospital and near I-270, a taller building may
be appropriate to anchor the corner. If this is the case, then such a building may want to
have a more continuous presence along the street, to support the anticipated site design as
discussed below. Conversely, the height and mass along Bright Road is intended to
transition to the existing single-family houses. Shown is the two-story portion of largest
building facing these homes. While set back from the road, this may not meet transition
expectations. Additional scrutiny of architectural massing and details will be considered
should the project move forward.

The proposed single-story villas are to buffer the adjacent residential uses; however, there
is one house directly to the west of the site, while 4 residentially-zoned lots (with two
houses) are located to the north. The City owns the easternmost lot. This proposed
transition could wrap around the both the north and west sides of the property to be most
effective.

Finally, the southern portion of the site indicates a taller building than envisioned, yet this
location will be greatly influenced by the future I-270 overpass at Emerald Parkway. This is
an opportunity to have a building serve as a focal point from that overpass. See the site
design discussion below. The applicant also indicates a potential for a single-story strip-
center design surrounded by parking; staff has concerns that this would not be an
appropriate mass/design for this highly-visible location.

The Commission is requested to comment on the massing related specifically to this site.

If questions 1 and 2 are met, do the proposed site layout and buffering comply
with the Emerald Corridor SAP?

For Emerald Parking, a minimum 100’ setback is shown on the site plan, although it appears
to diminish in the south portion of the site. This edge is only shown as grassed at this early
stage. The City expects to see a highly-developed landscape that meets the character
previously noted. Parking is shown adjacent to Emerald Parkway, where compelling
architecture should be seen in concert with the required buffering.

For Bright Road, mitigation of the proposed road-adjacent parking would be expected to
help preserve the residential and natural character on this road. Parking could be minimized
here to help blend in with a more natural landscape. The applicant shows partially
overlapping rows of trees along Bright Road. The inclusion of berms, understory plantings,
and shared use paths is needed.

Even though the southern portion of the site might be a future phase, it should take
advantage of the future I-270 overpass to Emerald Parkway. This is an opportunity to have
a signature building and site design to act as a terminal focal point for that bridge. Parking
should be located to the side or rear of the site per the SAP. The provided images show a
traditional multi-story office building or strip center building/s with surrounding parking.

Page 7 of 8



4)

5)

6)

City of Dublin Planning and Zoning Commission
25-111INF | Sentry Senior Living Bright Road
Thursday, December 11, 2025

The Commission is requested to comment on the site layout and buffering, relative to the
cited plans.

If questions 1 and 2 are met, does the proposed preservation of natural features
respond to the Emerald Corridor SAP?

Preservation of the western tree row and the ephemeral drainage are noted in the SAP.
The proposal shows preservation of the tree row. Should this project move forward, a Tree
Preservation Plan would be required at PDP: roots should be protected by adequate
setbacks, taking into account buildings, parking, construction, and utility impacts.

The proposed plan indicates a continuous east-west open space that has stormwater ponds;
however, these appear to be farther south than the actual drainage as seen on Dubscovery
(the City’s online GIS map) and anticipated in the SAP. Since this area is identified as an
open space corridor in the SAP, the City would expect to see some public connection
through the site at PDP. Organizing the proposed buildings around this feature, with
enhancements, is a unique opportunity to create a sense of place within this community.

The Commission is asked to comment on the incorporation of natural features into the
proposal.

Is the Commission supportive of the provided architectural character?

Materials for the main building in the Proposed Architecture exhibit show buildings that are
meant to provide a natural, residential look, which may help transition to adjacent
residential uses. Height is shown at 3 stories, plus a gabled roof (although the site plan
shows up to 4 stories in height). Materials are suggested as stone, brick, and wood.

The medical office/retail building/s are shown as “for future approval” (refer to previous
rezoning comments). Materials are unknown, and height varies widely. As previously
noted, this location is an opportunity for a signature building with superior architectural and
site design. The provided samples, especially the single-story strip center architecture, fall
short of the expectations from Envision Dublin, the SAP, and the PUD process.

At this very early stage, the Commission is asked to comment on the architectural images,
and the applicant wishes to know if modern or traditional architecture is preferred.

Any other considerations by the Commission.
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