Office of the City Manager
. . 5200 Emerald Parkway ¢ Dublin, OH 43017-1090
Clty Of DUbhn Phone: 614-410-4400 » Fax: 614-410-4490

Memo

To: Members of Dublin City Council
From: Dana L. McDaniel, City Manager
Date: February 4, 2020
Initiated Jennifer M. Rauch, AICP, Interim Planning Director
By: Claudia D. Husak, AICP, Senior Planner
Chase J. Ridge, AICP Candidate, Planner I
Re: Ordinance 07-20
Rezoning with Preliminary Development Plan of +/- 24 acres from PUD,
Planned Unit Development District (Tartan Ridge, Subareas D1, E and F) to
PUD, Planned Unit Development District (Tartan Ridge, Subarea F) for the
future development of up to 56 single-family homes and 7.9 acres of open
space. The site is north of McKitrick Road and east of Hyland-Croy Road (Case
19-084Z/PDP)

Summary

This Ordinance is a request for review and approval of a rezoning with preliminary development
plan of a 24-acre site within the Tartan Ridge PUD to allow for the future construction of up to
56 single-family homes and approximately 7.9 acres of open space.

Background

The approximately site was annexed into the City of Dublin in 2002 (Ord. 71-02) and originally
rezoned in 2007 (Ord. 16-07) to PUD, Planned Unit Development District, Tartan Ridge. The
proposed site contains all or portions of Subareas D1, E, and F of the larger Tartan Ridge PUD.
The Planning and Zoning Commission reviewed and provided non-binding feedback on a
concept plan for this site in July, 2019. The Planning and Zoning Commission reviewed this
application on December 12, 2019 and made a recommendation of approval to City Council.

Description

The site is undeveloped, except for a stormwater management pond that was installed as part
of a previous phase of the Tartan Ridge development. There are trees and an abandoned silo
located in the southwest portion of the site. A stream runs west to east in the northern portion
of the site. The site has frontage on Hyland-Croy Road to the west (+1,365 Feet) and McKitrick
Road to the south (£975 Feet). A shared use path exists along the eastern portion of the site
with runs north off McKitrick Road.

To the north is the Glacier Ridge Elementary school, zoned R, Rural District. To the east and
south are single-family homes within the Tartan Ridge development and to the west is the
Glacier Ridge Metro Park in unincorporated Jerome Township.
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Proposal

This is a proposal for a residential development for a maximum of 56 single-family homes, new
public streets with sidewalks, and open spaces. The proposal includes approximately 7.9 acres
of open space including shared-use path connections, a gazebo and amenity space, and the
expansion of a pond for use by the neighborhood. The site is currently zoned PUD — Tartan
Ridge and includes Subareas D1, E, and F which allow for a mix of uses ranging from single-
family homes to townhomes and a commercial center with the potential for office, retail and
restaurant uses. A fuel station is permitted as a conditional use. This proposal requires a
rezoning, and will result in a single subarea with a consistent development pattern through the
entire site.

Community Plan/Future Land Use

The Future Land Use Map classifies all parcels within the Dublin planning area with a
recommended land use. The map is supported by a detailed description explaining the general
character of each land use type, including typical ranges for residential and non-residential
densities. The Future Land Uses for this site are Mixed Residential Low Density and Mixed Use
Neighborhood Center as they were part of the Tartan Ridge zoning when the Community Plan
was most recently updated.

Mixed Residential Low Density designates a typical density of 3.0 dwelling units per acre and
are intended to provide a mix of housing options. Mixed Use Neighborhood Centers are
intended to provide daily retail uses and personal services for the convenience of
neighborhoods for which they are located. Such sites include a target of 60,000 square feet of
gross leasable area for non-residential uses. At 2.33 dwelling units per acre, the proposal is for
a less dense and less intense development than the Community Plan recommends. In addition,
the applicant has indicated that the change in use is supported by nearby residents.

Proposal Details

Layout

The proposal depicts the extension of Brenham Way to the south to connect to McKitrick Road,
as well as the extension of Enfield Trace to the west to connect to Brenham Way. Emmet Row
Lane is also to be extended on the north end of the site and will curve to the south connecting
to a new stubbed public street. Three additional public streets are proposed to provide access
to the center and southern portions of the site. The new street names have been updated since
the Preliminary Development Plan was recommended for approval by the Commission.

Open space with associated landscaping is shown along Hyland-Croy Road, McKitrick Road and
Brenham Way. The existing stormwater management ponds in the northwest and the southeast
portions of the site are proposed to be altered and expanded. Sidewalks are shown throughout
the development and a shared-use path is proposed along the Hyland-Croy and McKitrick Road
frontages, as well.

Zonhing
The site is currently zoned PUD, Planned Unit Development District (Tartan Ridge) and contains
all or portions of Subareas D1, E, and F which allow for a mix of uses ranging from single-family
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homes to townhomes and a commercial center with the potential for office, retail and
restaurant uses. A fuel station is permitted as a conditional use. This proposal would create a
new subarea with a uniform development pattern for single-family homes.

Access

This proposal will eliminate a previously approved access point off Hyland-Croy Road to the east
to the existing stub at Baronet Boulevard. This access was intended to serve the commercial
development and will no longer be needed. This will also eliminate any previously required
improvements to Hyland-Croy Road.

Primary access to the proposed lots will be from McKitrick Road via Brenham Way. Brenham
Way currently ends at Baronet Boulevard; however, the street will be extended from its
terminus at Baronet Boulevard to McKitrick Road to allow for access to the site.

Enfield Trace currently ends in @ hammerhead east of the existing basin at the southeast
portion of the site. The proposal includes extending this road to the west and connecting to the
extension of Brenham Way.

On the north end of the site, Emmet Row Lane will be extended to provide access to the new
homes. Emmet Row Lane is proposed to terminate in a north-south orientation into Overlook
Point. Overlook Point is proposed to curve to the south, turning into Claymore Drive. Claymore
Drive will then terminate into the new extension of Brenham Way. Highland Pass (east-west),
located in the center of the site, will serve as a connection between Brenham Way, Overlook
Point and Claymore Drive. Overlook Point is terminated west of Brenham Way.

Sidewalks are proposed throughout the entirety of the site, including along all frontages and
leading to a proposed overlook in Reserve A (northwest portion of the site). An eight-foot wide
shared use path is proposed along McKitrick Road, turning north along the entire length of
Hyland-Croy Road.

As part of the Preliminary Plat, which will be presented as a Resolution at the Second
Reading/Public Hearing of this Ordinance, a condition required the right-of-way width of
Hyland-Croy Road to be increased by ten feet to meet the Thoroughfare Plan and to
accommodate the future planned roundabout at the McKitrick Road intersection. This increase
in the right-of-way required the setback of lots from Hyland-Croy Road to decrease to 90 feet,
which the text addresses.

Stormwater Management/Utilities

The existing stormwater pond in the northwest portion of the site will be altered as part of this
proposal. The existing pond in Tartan Ridge (southeast portion of the site, east of Brenham
Way) will be also modified to accommodate the proposed development.

Public utilities will be provided through public easements and/or rights-of-way as shown on the
preliminary plat, which will accompany the rezoning ordinance at the public hearing/second
reading.
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Development Text

The development text is the regulating document that outlines the development standards for
the development including uses, lot requirements, and architecture and materials. The applicant
has provided a development text that largely lays out similar to the existing zoning regulations
for the West Innovation District as part of the Zoning Code.

Development Standards

The proposal includes 56 single-family lots generally separated into two different sizes.
Courtyard lots are a minimum of 60 feet wide at the building line and a minimum of 125 feet
deep. Twenty-two courtyard lots are proposed located on the perimeter of the site.

Patio lots are a minimum of 52 feet wide at the building line and require a minimum lot depth of
125 feet. The remaining 34 lots are patio lots and are primarily located in the interior of the

site.

The smallest lots are 6,500 square feet and the largest lot is 10,764 square feet in size. Lot
coverage is limited to 60 percent. For courtyard homes, the front yard setback is a minimum of
15 feet and a maximum of 25 feet from the right-of-way, or otherwise shown on the
preliminary plat. For patio homes, the front yard setbacks are also a minimum of 15 feet and a
maximum of 25 feet. However, front loaded garages must be located at the maximum setback
of 25 feet while non-garage portions of the front fagade may be permitted to extend up to the
minimum 15-foot setback. Rear yard setbacks for both lot types are 25 feet from the rear
property line. The minimum required side yard setback is six feet.

At-grade patios on both the patio lots and courtyard lots may be permitted to encroach a
maximum of 10 feet into the required rear yard provided that no walls greater than 36 inches in
height are incorporated into the patio design. Window wells may encroach into the side yards a
maximum of three and one-half feet, provided that there is a minimum of eight feet of
separation between these permitted encroachments on adjoining lots. Air conditioners may
encroach into side yards a maximum of two and one-half feet.

All residential structures are limited to a maximum height of 25 feet, as measured per the City
of Dublin Code.

Landscaping

The applicant is proposing a number of landscape improvements with this plan. The most
notable landscape improvement proposed is to the exterior of the site, along Hyland-Croy Road
and McKitrick Road. The applicant is proposing a naturalized mix of deciduous, ornamental and
evergreen trees within Reserve A. This is consistent with other developments along the corridor
and provides screening and privacy for the new homes. The Commission required additional
screening along the Hyland-Croy Road frontage, which the applicant will be required to address
with the Final Development Plan. Along the northwest portion of the site, the applicant is
proposing a less dense cluster of trees and no mounding so that a vista of the existing pond is
possible from the west.

Proposed for the southeast portion of the site is an entry feature surrounded by low and mid-
height plantings with taller evergreens behind. The pond overlook and shelter in the northwest
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portion of the site will also include low and mid-height plantings as well as some ornamental
trees. This proposal also requires a hedgerow in front of all residential units in the development
to be consistent with the overall Tartan Ridge development.

Architecture

The Tartan Ridge development is unique in its detailed architectural requirements, which
prohibit overlapping forms, particularly for roofs and require symmetry in design and window
placement. In addition, diversity of architecture is strictly enforced. Subarea F will incorporate
many of the same elements found in Tartan Ridge. The applicant has indicated that the
character of Subarea F will be identified by European Country and Midwestern Vernacular
architectural styles.

Key massing principles outlined in the development text include a prominent street presence,
appropriate proportions, clean intersections and purity of form. These principles intend to
provide the same high-quality architecture as is found elsewhere in Tartan Ridge.

Permitted exterior materials include stone, manufactured stone, stucco, wood or cementitious
fiberboard. The primary building materials on the front elevation of a home are required to be
represented on all elevations, similar to what already exists in Tartan Ridge. A masonry water
table, a minimum of 30 inches high or to the height of the window sill is required on all
elevations. No walls are permitted more than two cladding materials unless otherwise approved
by the Architectural Review Committee.

The applicant has identified 17 lots that are especially visible throughout the development.
These homes are primarily on corner lots or along Brenham Way, where side elevations are
highly visible. For these homes, additional cladding requirements exists as to ensure a high-
quality aesthetic throughout the neighborhood. These homes must be rendered with a constant
cladding material on all sides exposed to view. This requirement will also ensure consistency
throughout the entirety of Tartan Ridge.

Permitted garage configurations include street loaded/front oriented and street loaded/
courtyard oriented. Double bay overhead doors and garages containing three or more bays are
permitted. However, garages shall comprise no more than 45 percent of the total linear width
of the front elevation. Driveways are to be constructed of brick pavers.

As part of this proposal, the applicant has indicated that the HOA declarant shall form an
Architectural Review Committee (ARC) to review all architecture to ensure that all dwellings and
accessory structures comply with or exceed the architectural standards set forth in the
development text.

Entry Sign

The proposal includes one ground monument sign identifying the neighborhood at Brenham
Way and McKitrick Road. The applicant has indicated that this sign will be similar in character to
the existing Tartan Ridge sign located at Brock Road and Wilton Chase Street. The ground sign
will have a rectangular profile, a masonry base, and will be a maximum of 6 feet in height.
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Recommendation of the Planning and Zoning Commission

The Planning and Zoning Commission recommended approval of the Rezoning with Preliminary
Development Plan to City Council on December 12, 2019 with the conditions listed below. The
applicant has addressed Conditions 1 and 2 on the plans submitted to Council. The dry basin
has been removed from the proposal and green space has been added, landscape materials will
be detailed at the Final Development Plan stage. Condition 5 will be addressed at the FDP as
well. The development text has been updated, after consultations with Staff and the Tartan
Ridge HOA leadership, to indicate that The Overlook at Tartan Ridge will join the Master Home
Owners Association for Tartan Ridge while also creating a subsidiary HOA that will be
responsible for on-lot maintenance (including the hedges) and the open space amenities related
to The Overlook. All other conditions will be addressed at the final development plan stage.

1) That the preliminary development plan Subarea map be revised to include the existing
storm water management pond in the southeast portion of the site that is to be
redesigned, prior to Council review;

2) That the applicant continue to work with Staff to ensure that the street names and
naming method is appropriate;

3) That the applicant work with Staff to clarify HOA membership;

4) That the applicant remove the dry basin, add green space in the area and landscape
material in the area, subject to Staff approval;

5) That the applicant provide opaque landscaping on the mound along Hyland Croy Road

Recommendation
Planning recommends City Council approval of this Ordinance at the second reading/public
hearing on February 24, 2020.



RECORD OF ORDINANCES

BARRETT HROTHERS - DAY TON, OHID

07-20

Ordinance No. Prassed

Rezoning with Preliminary Development Plan of +/- 24 acres
from PUD, Planned Unit Development District (Tartan Ridge,
Subareas D1, E and F) to PUD, Planned Unit Development
District (Tartan Ridge, Subarea F) for the future development
of up to 56 single-family homes and 7.9 acres of open space.
The site is north of McKitrick Road and east of Hyland-Croy
Road (Case 19-084Z/PDP)

NOW, THEREFORE, BE IT ORDAINED by the Council of the City of Dublin,
of its elected members concurring, that:

Section 1. The following described real estate, (see attached legal description,
Exhibit A), situated in the City of Dublin, State of Ohio, is hereby rezoned PUD,
Planned Unit Development District, and shall be subject to regulations and
procedures contained in Ordinance No. 21-70 (Chapter 153 of the Codified
Ordinances), the City of Dublin Zoning Code and amendments thereto.

Section 2. The application, including the list of contiguous and affected property
owners, and the recommendations of the Planning and Zoning Commission, are all
incorporated into and made an official part of this Ordinance and said real estate
shall be developed and used in accordance there within.

Section 3. This Ordinance shall take effect and be in force from and after the
earliest period allowed by law.

Passed this day of , 2020.

Mayor - Presiding Officer

ATTEST:

Clerk of Council
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D l:'il::)'_'.flulf Case # -
limo,lu{.eln PLANNING APPLICATION

This is the gereral application form for all City of Dubbn Boards and Commissions. Tn addition, applicants shoukd submit a checklist with
the repuirements for the application type indicated below. Aftach additions! sheets as necassary.

II. PROPERTY INFORMATION: Fiovide miormation aboul

I. REYIEW EEQUESTED: The following are sbbreviations lor
Speafic zonmng disticts within the 26 of Dublin with associated
application bypes wentified below:

the proparty including existing and propnsed aeveloprment,

FUD - Flanned vt Development -
B54r - Bridge street District Property Address{es):
WD - West Innovation Cistrice

MecKitrick and Jerome Road

- . Tax I/ Parce| Numbert s) Parcat Azels) i Acres
S R s (st Ay 3000140580020; | (List Each Separatsiy):
O Amended Final Development Plan (FUD) 400001 40580020; 13.77; 3.23; 2.64; 293
0O Amended Final Development Plan - Sign {PUD) 4000014058110
O Archttectural Review Board Existing Land Use/Develupment: |  Existing Zoning District:
O Building Code Appeal Mixed Residential Low
8 Community Plan Amendment Density & Mixed Use Tartan Ridge PUD
O Concept Plan {(BSD or PUD) Neighborhood Center
O Conditional Use '

Pro : ing District:
O Development Plan Review [WID) pased Land Lise/Devalopment Proposed Zoning Dishict:
g Demolition Mixed Residential Low Tartan Ridge PUD
O Final Development Plan (BSD or PUD) Density
1 Finzl Flat :
O Informal Review III. CURRENT PROPERTY OWNER{S): Indicate the
0O Master SEQH Blan PErsOn{s) or organizatian{s) who awn the property proposed o
O Minor Project devakypment.
O Minor Subdiviskon
O Non-Use {Area) Variance Name (Indhidual or Organization}:
O Preliminary Development Plan (BSD} DV 6700 Associates, LLC & The Shoppes at Tartan
O Preliminary Plat Ridge LLC
X Rezoning with Preliminary Development Plan (PUD) Mailing Address (Street, City, State, ZIP):
O Site Plan Review {WID) .
O Special Permit The Shoppes at Tartan Ridge
O Standard District Rezani 6688 Dublin Center Drive
ol DA fensalf iy Dubiin Ohio 43017
O Use Variance
O Waiver Review
E gmlascocdm;nunic:hmm el ErnailfFhone Number:
fng Code Amendment kevin@stavwoff.com
614-T64-9981

For queshons or mone information, please contact Manntng ot §14.410 4560 | www.dubinohioUSt.goy

EYERYTHING GROWS HERE
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IV. APPLICANT{S): Complate this section If the person/osganization repracenting the applicanty property awner is different from the applicant,

0 Not Applicable

Harne {Individual o Drganizatgn}:_ Gary Smith / G2 Planning & Design

Mailing Address (Street, Ty, State, ZIP): 720 E Broad Street, Sulte 200 Columbus Ohio 43215
Fhane Nomber. 614-390-6149

Ermail: gsmith@g2planning.com

V. REPRESENTATIVE(S): Comptete this sechion If the pemsorS organization representing the zpohcanty progerty owner is different fom the

apgicant {Such a3 the project manager or property onrtér's legal coundil),

O Not Applicable
Narne {Individual or Organization}: Gary Smith / G2 Planning & Design
Mailing Address (Street, City, Stale, 2IPk 720 E Broad Street, Suite 200 Golumbus Chio 43215
Phoete Wunmbes §14-390-6149
| Email: gsmith@g2planning.com

VI. PROFPERTY OWNER'S AUTHGRTZATION OF APPLICANT{S){ AUTHORIZED REFRESENTATIVE: The Property Qwher
ksted i Section [ must aulhonze e Aoplicant listed i Sechion v andfer the Authonized Representative listed i Sectian W ko a0t an the

Owner's behall with respeck to this apphcatis.

O Not Applicable

1 Kevin Mccmy, Aouthorized Agent , Ihe property owier, hensly authonze Gary Smith/G2 Planning_& DEEiE]"I
To act as wy raprasentativels)in all matters pertaining to the processing and approval of this application. nduding modification o the
application. T agree to be bound by alf representations and agreements made by the desionated rapresentative (sterd in Sections 1T and/or V),

Originel Signature of P Owner (listed In Section TH): — — e, | Date:
riginal Signature of Property Owner | ction T3 u-/__- ";.-:'}':'m: E"! e g/21M8
= 1 t ,-' 7Y
Suhscnb% swum before ma thi5‘-3_'4.) !, day of ’/ ,’ -CR;ISOT'Il'igYEP[?é?]IéNE
Srate of I FORTHE
County of _F_{:mi‘md\r\ Notary Public i STATE OF OHIO

'-}’Q My Commussinn Expires
(v NoveEmber 20, 2021

VII. AUTHORIZATION TO VISIT THE PROPERTY: Site visits to the property by Gty re._'.rt..- ' are essantial to process the
application. The Property Qwaer! Applicant, Authorized Representative (hsted n Section 103, hereby a res Uity representatives b enter,

phokograph, andd post a notice on the property destribed in this appdication. This is apbional, but sfrongly recommmended,

1 _Kevin McCauley, Authorized Agent  the property cwner or suthorized representative, hersby avthorize City
representatives Lo entet, photograph and post & notice an the property described in the application.

Original Signature of Property Ower or Authcrized Representativer l_"’—\ ‘ Date: /2119
. S _ ]

Far questions or more information, Hleasa contadt Planning at 614, 410.4500 | www.dublinohialiSA gou

EVERYTHING CAOWS HERE
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VIIL. APPLICANT'S AFFIDAVIT OF ACKNOWLEDGMENT: This section rusk b completed with an orlginal signaturs and notarized.

0 Original Document Attached

1 Kevin McCauley, Authorized Agent , the property owner or authorized representative, have read and understand
the contents of this application. The informatien contained in this application, attached exhibhts and othey informaticn submitted s comolete and
inall respects true and comect to best of my knowledge and belied

ITLLLLELLLET P

o . ARPRIAL o %
Oniginal Signature of Property Owner of duthorized Representative: {. ,:‘n.P‘Ri T SE | Date; 1/
X z I '.'? =
__._-:;—_f-\*\:k\‘.‘. ;’;::’,- T RISTING & YONNE

FOR THE
=¥ I STATE OF QHIO
&=-0F My Commissicn Expires

Subscri sworm bafove me mi&lf“zay of
State of & -
County of I@E Q Notary Publc 1
L LA L dgs Mavember 28, 2021

FOR OFFICE USE ONLY:

[ {ase Tifle: | Date Received: |
Case Mumber: '
__Amnl.nt Recelved: Newt Dreclsion Oue Date
ey {If Applicable};
Reviewing Body (Circle One): ART ARB BZA cC PZC Final Bate of Detesmination:
Map Zone;
Detertination of Action: | Related Casas:
Ordinsnce Mumber {If Applicable}):

Far questions or more information, please contad Planning at 614,410,48040 | www.dubinehiclsa,goy

EYERY THING GROWS HERE
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WILLIAMS, NANCY
6794 BARONET BLVD
DUBLIN, OH 43017

GEOFFRION, ALICE
9171 BRENHAM WAY
DUBLIN, OH 43017

FORTE, VICTOR
9195 BRENHAM WAY
DUBLIN, OH 43017

PETERSON, CHRISTOPHER C
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CITY OF DUBLIN
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DUBLIN, OH 43017-1068

SHOPPES AT TARTAN RIDGE LLC
6689 DUBLIN CENTER DRIVE
DUBLIN, OH 43017

GILLISPIE, GERARD
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LUTZ, KEVIN W AND
JENNIFER M
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DUBLIN, OH 43017

RAM, MURLI AND JAYASHREE
MURLIDAR

9203 BRENHAM WAY

DUBLIN, OH 43017

BREITMAYER, GEORGE
7180 EMMET ROW LN
DUBLIN, OH 43017

BOARD OF PARK COMMISSIONERS
1069 W MAIN ST
WESTERVILLE, OH 43081-1181

PUN, TALENT VARLUE PHO,
MING HONG
6786 BARONET BLVD
DUBLIN, OH 43017

MOORE, JALA LOUISE AND
ADRIAN CARL

6810 BARONET BLVD
DUBLIN, OH 43017

RESTREPO, MAURICIO
9187 BRENHAM WAY
DUBLIN, OH 43017

CHANDRA, PURNAMA
9211 BRENHAM WAY
DUBLIN, OH 43017

PAYNTER, JENNI LYNN AND
TREVOR

7172 EMMET ROW LN
DUBLIN, OH 43016



As recommended for approval by the Planning and Zoning Commission on December 12, 2019
As Submitted to City Council for First Reading on February 10, 2020 and
Second Reading on February 24, 2020

Proposed Development Text
The Overlook at Tartan Ridge
Subarea F of the Tartan Ridge Development

A. Description: The Overlook at Tartan Ridge is located at the southwestern portion of
the Tartan Ridge Development, northeast of and adjacent to the intersection of
McKitrick Road and Hyland-Croy Road. This development shall consist of approximately
24 acres and shall re-zone all of the existing Tartan Ridge Subarea E and Subarea F, and
a portion of the existing Subarea D1, into this new development. The rezoning would
eliminate the townhome residential in the existing Subarea E and the neighborhood
retail in Subarea F, and would allow for the development of up to 56 single-family patio
homes. The areas of the site being re-zoned in this application are as identified in the
aftached legal descriptions and Preliminary Plan Exhibits.

B. Introduction: The development of an upscale empty-nester detached cluster home
community in the Tartan Ridge Development will help to satisfy the need for housing
catering to the growing demand for maintenance-free, first floor master living. The
high-quality architecture in this subarea will compliment the rest of the Tartan Ridge
development, while serving to create its own unique sense of place within the broader
Tartan Ridge community. This new section will incorporate all the landscape /
streetscape standards from the larger Tartan Ridge development and will be designed
to meet the lifestyle needs of empty nester adults within an upscale, walkable
development. A pond overlook and shelter will provide residents of the community with
a scenic place to gather, picnic, or host small community events. Interior sidewalks and
pathways will connect residents to the Tartan Ridge pedestrian / greenspace network,
while the multi-use pathway along Hyland-Croy Road and McKitrick Road will serve to
connect the development with the broader Dublin Community and will complete an
important section of the pedestrian network in that region. Generous setbacks and
mounding and landscaping along Hyland-Croy Road and McKitrick Road serve to add
privacy to the development and preserve a more setback from the exterior roadways.

C. Applicability: The development text, and preliminary plan exhibits, submitted
herein are intended to replace the standards established within Section Xl (Subarea E)
and Section Xl (Subarea F) of the existing Tartan Ridge zoning.

D. Permitted Uses: Only single-family homes shall be permitted in The Overlook at
Tartan Ridge.

E. Number of Units: The maximum number of dwelling units in The Overlook at Tartan
Fields shall be fifty-six (56). Of this total, a minimum of twenty-two (22) shall be
Courtyard Lots as described below.

The Overlook atf Tartan Ridge 1



As recommended for approval by the Planning and Zoning Commission on December 12, 2019
As Submitted to City Council for First Reading on February 10, 2020 and
Second Reading on February 24, 2020

F. Development Standards: The following Standards shall govern the Overlook at Tartan
Ridge and include with permission all of the applicable requirements from Section V of
the approved Tartan Ridge Development Text.

1. Residential Lot Types: To compliment the residential S':;":;;’:',
4 AR

lot types outlined within the Tartan Ridge Zoning text, s~ ——
the following lot types shall be permitted within The
Overlook at Tartan Ridge.

a. Courtyard Lots:  Courtyard lots are generally
located on the western, and southern perimeter
of the development, or on corner lots within the
development, and feature an extended side-
loaded garage designed to create a small auto-
court in the front of the house (fig D(1)(q)).
Courtyard lots shall be a minimum of 60 feet in
width at the building line, but shall be permitted
at a variety of lot widths exceeding this minimum,
and shall allow for 2 and 3 car garage
configurations.  Courtyard lots shall have a
minimum setback line of 15 feet, and a maximum
setback line of 25 feet from the right-of-way of -
the street or as otherwise shown on the  Fig D(1)(a)- Courtyard Lot
Preliminary Plat.

Shoat Trea (iyp.}

b. Patio lots: Patio lots are generally located to the
interior of the site and are intended to allow for
the development of high-end patio homes with
front oriented garages (fig D(1)(b)). Patio lofs
shall be a minimum of 52 feet in width at the
building setback line, and feature homes with
rear facing patios. 2-car street loaded / front
oriented garages with single bay and double
bay doors are permitted on Patio Lots within the
development. Face of garages shall be placed
at the maximum 25-foot setback from the right
of way, or as otherwise shown on the Preliminary
Plat, while non-garage portions of the front
facade will be permitted to extend up to the
minimum 15’ setback line.

Fig D(1)(b) - Patio Lot
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2. Lot Dimensions, Setbacks, Garage Types: The following standards shall apply

to each permitted residential ot type in The Overlook at Tartan Fields:

a. Courtyard Lots: Courtyard Lots are subject to the following standards:

vi.

Vii.

Lot Width: Minimum of sixty (60) feet at the building line
Lot depth: Minimum of one hundred twenty-five (125) feet

Front yard setback: Minimum of fifteen (15) feet, and a maximum
of twenty-five (25) feet from the right-of-way or as otherwise shown
on the Preliminary Plat

Rear yard setback: Minimum of twenty-five (25) feet from the rear
property line. At-grade patios may be permitted to encroach a
maximum of 10 feet into the required rear yard provided no walls
greater than 36 inches in height are incorporated into the patio
design.

Side yard setback: Minimum of six (6) feet

Lot Coverage: The maximum lot coverage shall be sixty percent
(60%) including structure and driveway

Permitted Garages (See section F(8) below)
aaq. Street Loaded / Court Oriented

b. Patio Lots: Patio Lots are subject to the following standards:

vi.

Lot Width: Minimum of fifty-two (52) feet at the building line
Lot depth: Minimum of one hundred twenty-five (125) feet

Front yard setback: Minimum of fifteen (15) feet, and maximum of
twenty-five (25) feet from the right-of-way, or as otherwise shown
on the Preliminary Plat. Front loaded garages must located at the
maximum setback of twenty-five (25) feet while non-garage
portions of the front facade may be permitted to extend up to the
minimum fifteen (15) foot setback.

Rear yard setback: Minimum of twenty-five (25) feet from the rear
property line. At-grade patios may be permitted to encroach a
maximum of 10 feet into the required rear yard provided no walls
greater than 36 inches in height are incorporated into the patio
design.

Side yard setback: Minimum of six (6) feet

Lot Coverage: The maximum lot coverage shall be sixty percent
(60%) including structure and driveway

The Overlook atf Tartan Ridge 3



As recommended for approval by the Planning and Zoning Commission on December 12, 2019
As Submitted to City Council for First Reading on February 10, 2020 and
Second Reading on February 24, 2020

vii. Permitted Garages (See section D(3) above)

aa. Street Loaded / Front Oriented

3. Hyland-Croy and McKitrick Setbacks: A minimum of ninety (90) feet shall be
provided between any street or lot line within the development and the rights-of-
way of Hyland-Croy Road and McKitrick Road:

4. Encroachments:

a. Encroachments: Encroachments into applicable setbacks shall be in
accordance with the City of Dublin Zoning Code unless otherwise set forth
in this text. Window wells may encroach into side yards a maximum of
three and one-half (3 '2) feet, provided there shall be a minimum of eight
(8) feet of separation between these permitted encroachments on
adjoining lots, as measured from the nearest corners of the window wells.
Air conditioners may encroach into side yards a maximum of two and one
half (2 %) feet.

5. Building Heights: The maximum height of any residential structure throughout the
development shall be twenty-five (25) feet as measured per the City of Dublin
Code.

6. Architectural Standards

a. Unless otherwise set forth herein, all structures shall meet the City of Dublin
Zoning Code Residential Appearance Standards as they exist on the date
that the preliminary development plan approval becomes effective.

b. Architectural Review: The HOA established declarant shall form an
Architectural Review Committee (ARC) to review all architecture to
ensure that all dwellings and accessory structures comply with or exceed
the architectural standards set forth in this development text. Prior to filing
for a building permit with the City of Dublin for the construction of, or any
addition or major alteration to, each primary or accessory residential
structure in this development, the owner or builder shall be required to
subject the exterior architectural elevations and the site plan to a review
by the ARC established by the declarant. The ARC shall undertake a
review of these elevations and plans for compliance with the
commitments made in this development text such as (but not limited to)
setbacks, building heights, architectural style, diversity, types of materials,
configuration of materials on individual building facades, consistency of
materials on all elevations of the structure, and colors. The ARC shall
approve only those structures that comply with or exceed the
requirements set forth in this development text. The City of Dublin shall not
be required to issue a building permit for any affected residential structure
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in this development without written evidence of approval of such
structure from the ARC.

c. Architectural Character: The architecture within this development shall
be traditional in nature. Its vocabulary shall employ Midwestern
Vernacular and European Country styles. Continuity of element and scale
and the commonality of building materials between the referenced styles
will reinforce an architectural cohesiveness while promoting architectural
diversity within the site.

i. European Country -
Inspired primarily by
provincial country homes
in  France,  American
examples of the
European Country style
first appeared in the
1920s. Characterized by
the use of stone and
stucco as cladding
materials, the European
Country style also
employs deep recesses and reveals for doors and windows as well
as steeper roof pitches and flared eaves. Forms tend to be simple
and rectangular and tall, well-proportioned windows are common,
resulting in a simple, elegant residence. The single-story
adaptation of European Country style provided in the Overlook at
Tartan Ridge is designed to accommodate the desire for first-floor
master living while complementing the architecture of the overall
Tartan Ridge development.

ii. Midwestern Vernacular - The character of Midwestern Vernacular
architecture evolved throughout the mid- to late 19th and early
20th centuries and makes reference to a broad range of styles.
Greek revival references incorporate simplicity and permanence of
form while retaining versatility, while “farmhouse vernacular” is
characterized by Gothic influences and verticality of proportion
common to Early Victorian examples. The Midwestern Vernacular
style reiterates local forms, strong examples of which are
indigenous to Dublin and may also be found in Bexley and Upper
Arlington.

7. Architectural Diversity: The Overlook at Tartan Ridge shall be subject to the
following diversity standards:

The Overlook at Tartan Ridge 5



As recommended for approval by the Planning and Zoning Commission on December 12, 2019
As Submitted to City Council for First Reading on February 10, 2020 and
Second Reading on February 24, 2020

a. Area of Influence: With respect to a home on any particular lot, the same
or similar front elevations and/or color treatment shall not be repeated for
any home located within one lot on either side, directly across the street
from, or within one home on either side of the home directly across the
street from, the subject home (the “Area of Influence”). Except for corner
lots, these requirements apply only to the street on which the home is
located; that is, they do not extend to homes on intersecting streefts if
fewer than two homes are located between the subject home and the
end of the street. For corner lots the requirement shall apply to both streets
on which the home is situated.

b. Administration of Standard: It will be the responsibility of the Architectural
Review Committee (ARC) established by the declarant to evaluate each
house plan in the development for compliance with the diversity
standard. Compliance with the diversity requirement shall be required for
the approval of the construction of each new dwelling within the
Overlook at Tartan Ridge.

c. Themed Communities: The Overlook at Tartan Ridge may be developed
as a themed or architecturally-coordinated community featuring a
specific architectural style. If developed as a themed community the
Overlook at Tartan Ridge would not be subject to the diversity schedule
outlined above. In the event that such a community is proposed, the
developer shall file a single final development plan for the community
with illustrations of representative building elevations and anficipated
product mix for review by the Planning Commission. Minor variations to
the elevations of homes within the themed community may be approved
administratively by City of Dublin staff.

8. Architectural Massing: The following standards from the Tartan Ridge
Development, as adapted to accommodate this housing type, shall apply to the
Overlook at Tartan Ridge.

a. Key Massing Principles
i. Street Presence
ii. Proportions and Purity of Form

iii. Clean Intersections

b. Permitted Massing N ',:;;r
. . . . ;:.iv‘., L1

i. Gable: Gable Spanning the short dimension of .= ,\

the main house block enhances the street 7. ¥/ »
presence Gable

< T

Sy
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ii. Hipped: Reduces roof massing; ideal for floor plans with more of a
square proportion.

c. Prohibited Massing

i. Gable: Gabled roofs spanning the long dimension N/
of the main block of the house results in awkward
proportions.

i. Gable: When utilized with a square floor plan, the
gabled roof results in awkward proportions.

ii. Continuous Walls: Long continuous walls, devoid of
fenestration, shall not be permitted. Long walls { \
along the side of the patio homes shall be broken \*f:’
up using windows, doors, a change in materials, or a -
combination thereof.

9. Exterior Materials:

a. Cladding materials: The exteriors of structures, including foundations, shall
be constructed of stone, manufactured stone, stucco, wood, or
cementitious fiberboard.

b. Configuration of Materials:

i. Four-sided architecture shall be required so that similar
architectural design elements and details shall be consistent
throughout all elevations of the structure. All building elevations
shall be articulated with a consistency of detailing.

i. The primary building materials on the front elevation of a home
shall be represented on all elevations. Secondary and
complementary cladding materials found on the front elevation of
the structure shall be utilized on all other elevations of the residence
provided that the aesthetic integrity of the entire dwelling is
maintained.

ii. Material transitions at exterior corners are permitted with an 8"-12"
material return and frim detail.
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. A masonry water table, a minimum of 30" high or to the height of

the window sill, is required on all elevations.

If the main house block is rendered in masonry, hyphens/
connectors, dependencies, garages, etc., may utilize a secondary
cladding material.

Changes in cladding material should occur in logical locations,
where one building mass meets another.

Walls shall show no more than two (2) cladding materials
(excluding trim) above the water table unless otherwise approved
by the Architectural Review Committee.

For residences on feature lots the main house block shall be
rendered with a constant cladding material on all sides exposed to
view. Feature lots include lots 1, 8, 13, 17, 18, 27, 29, 30, 32, 33, 38,
39, 44, 45, 50, 51, and 56 as indicated on the Preliminary Plat.

Materials Application Examples
aa. Recommended Material Transition — Narrow Building Massing

e Forresidences that are narrow / deep in plan a definable
main elevation that presents a strong front to the street is
preferred.

e The residence has a consistent water table, and the
predominant cladding material for portions of the side
and rear of the residence is secondary in nature.

e Material transitions may also occur along a consistent
horizontal course, with the heavier (or primary) material
occurring below the line.

bb. Recommended Material Transition — Court Oriented Building

e For residences with court-loaded garages, a garage
massing rendered in the primary material applied to
the main house block is preferred.

e The residence has a consistent water table, and the
predominant cladding material for portions of the
side and rear of the residence is secondary in nature.

e Material fransitions may also occur along a consistent
horizontal course, with the heavier (or primary)
material occurring below the line.

c. Trim Materials: Permitted exterior trim materials shall include wood, foam
backed vinyl, aluminum (for gutters and downspouts only), copper, fiber
cement products, or any combination thereof.
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d. Shutters: Shutters, when used, shall be consistently used on all elevations
and be sized to fully cover the adjacent window. Shutters must be
painted, shall be louvered, raised or flat paneled, or board and batten,
and shall be made of painted wood, vinyl, painted synthetic, PVC, or
cementitious fiberboard. Shutters may be considered as “trim” within this
development.

e. Roofs

Shutter Requirements
aa. Sized to cover the adjacent window

bb. Shutters that are operable, or appear |
as such, shall utilize approved
hardware (s-clips and hinges)

a1

b

B |

[
LIS TLR | T

cc. While shufters are to be used
consistently on all elevations, they
should be used judiciously and not on
every window.

smmAnilim- Rag

Approve Shutter Types
aa. Flat Panel - European County

bb. Board and Batten — European Country

Materials: All homes shall utilize an architectural grade dimensional
asphalt shingle, wood shake or wood shingle, or natural or synthetic
slate. Metal standing seam materials shall be permitted on
porches, hyphens, and dependencies.

Principal Roofs: Principal roofs, where sloped, shall be a symmetrical
gable or hip, or gambrel. Sloped principal roofs shall have a
minimum slope of 7:12 rise over run. Roof penetrations, including,
without limitation, vent stacks, shall not be located on the front roof
slope and shall be painted to match the color of the roof.

Eaves: Eaves shall be continuous. Eaves which overhang less than
one (1) foot shall have closed soffit.

Dormers: Dormers shall have gabled, hipped, arched, or shed roofs.
Dormer windows shall either match the standard window size of the
house or be smaller. Dormers may be no larger than necessary to
hold their windows and framing unless otherwise approved by the
Architectural Review Committee.
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v. Gutters and Downspouts: Traditional half-round gutters and/or
ogee gutters with downspouts shall be used and shall be made of
aluminum materials that are painted to match or compliment the
color of the home's trim. Gutters and downspouts shall be placed
at the corner of the building that is least visible from nearby streets
or shall be symmetrically arranged as an integral part of the
facade composition. Gutters shall be profiled at closed soffits and
half-round at exposed eaves.

f. Exterior Paint Colors: Exterior paint colors shall be selected from an historic
color palette, i.e. Sherwin-Wiliams “Heritage Colors” or "“Preservation
Palette”; Benjamin Moore “Historical Color Collection”, “Exterior
Expressions”; or similar color lines by alternate manufacturers.

g. Front Doors: Front doors: Front doors shall be wood or an approved
composite material, typically painted a dark value, and shall be of a style
appropriate to the architectural character of the home.

i. Five Pillars of Entry Design

aa. Pediment/Entablature: entry pediments shall be classically
detailed and proportioned.

bb. Transom: light cuts shall be consistent in scale and proportion
to the rest of the residence.

cc. Door: front doors shall be of a style appropriate to the
architectural character of the residence.

dd. Stoop: stoops shall be constructed of a natural material; the
use of brick or bluestone is encouraged.

ee. Railing: railings are to be integral with the architecture and
character of the residence. They are not to be treated as an
independent feature.

i. Front doors and enfries may provide the residence with an
additional touch of personality. Special care shall be given to the
design and detail of such elements and shall be based on the
fundamental principles of the Classical Orders.

ii. Certain architectural styles, for example, European Country or
Midwestern Vernacular, allow for heavier entryways and more
deeply recessed doors. Classical principles of proportion still apply
in the design and detailing of this type of surround.

h. Chimneys: All exterior portions of chimneys shall be finished with masonry
consisting of brick, stone, or manufactured stone. The use of stucco,
siding, and wood shall be prohibited. Cantilevered chimneys are not
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permitted. Chimneys located on exterior walls must be continuous to the
grade line or a substantial structure (e.g., deck, porch, patio slab, etc.).

i. Lighting: Each unit shall have a minimum of one (1) approved yard post
light near the sidewalk at the front entry and one (1) wall-mounted porch
light at the front door. Lamp locations shall be consistent from unit to unit.

j. Front Porches: Front porches shall be covered and open. Glass and
screens shall be prohibited.

k. Windows: Windows shall be constructed either of wood, painted
aluminum, or vinyl clad and shall have clear glass. All windows must have
grid patterns. Windows shall be double hung or operable casements.
Transoms shall be oriented horizontally with vertically proportioned panes
of glass. There shall be no flush-mounted windows. Bay windows shall not
be cantilevered.

i. Window Requirements:

aa. Window grids are to be
proportionally similar on all windows
with vertical orientation.

bb. Light cuts with equivalent horizontal
and  vertical dimensions  are
permitted provided that the window
maintains an  overall  vertical
proportion.

cc. Window surrounds and/or trim appropriate to the
architectural character of the residence are required.

i. Typical Window Types and Proportions

aa. Double Hung - Typical of Classical and Colonial Revival
styles; American Period Revival; appropriate for all styles.

bb. Casement - Typical of Classical and Colonial Revival styles.

cc. Arched Top - Typical of European Couniry styles; also
appropriate for Midwestern Vernacular.
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l.  Soffit and Fascia: Soffit, fascia, and trim shall consist of vinyl, aluminum,
wood, or wood composite materials. Fascia and trim may be capped
with vinyl or aluminum. Colors for soffit, fascia, trim, and gutter materials
shall be compatible with the color of the dwelling.

8. Garages:

a. Permitted Garage Configurations: The various lot types to be found in the
Overlook at Tartan Ridge development are each intended to
accommodate certain garage configurations. The range of permissible
garage configurations shall be defined as follows:

i. Street loaded / front oriented: Garage faces the public street
frontage of the lot and is loaded from a public street in front of the
lot. This type of garage must be located at the maximum 25-foot
setback line of the lot. Other portions of the front facade, not
including the garage, shall be permitted to extend up to the 15-
foot minimum setback line. Single bay and double bay overhead
doors are permitted. The garage shall comprise no more than 45%
of the total width of the front elevation (not applicable to
sideloaded/court-oriented garages where garage does not face
front of house)

i. Street loaded / court oriented: Garage faces the side of the lot
and is loaded from a public street in front of the lot via a driveway
court. Court oriented garages shall be set back a minimum of 15
feet, and a maximum of 25 feet from the right-of-way. Garages
with two (2) or three (3) bays shall be permitted in this
configuration. Single bay and double bay overhead doors are
permitted. A minimum of 22 lots within The Overlook at Tartan
Ridge shall have street loaded / court-oriented garages.

b. Additional Garage Standards: Double bay overhead doors and garages
containing three (3) or more garage bays shall be permitted unless
otherwise set forth herein.

c. Percentage of Elevation: The garage shall comprise no more than 45% of
the ftfotal linear width of the front elevation (not applicable to
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sideloaded/court-oriented garages where garage does not face front of
house)

9. Driveways: All driveways within The Overlook at Tartan Ridge shall be
constructed of brick pavers as indicated on the preliminary development plans.

10. Gates and Gateposts: Either (a) gateposts or (b) gateposts and a gate shall be
required on the front of each lot at the end of the brick sidewalk running from
the front door, if such sidewalk is connected to the public sidewalk.

a. Gate and Gatepost Requirements

i. Gateposts are required and shall be
located at the intersection of the public
sidewalk and the brick sidewalk running
from the front door, if the brick sidewalk is
connected to the public sidewalk.

i. Gateposts shall integrate with the standard
landscape hedge.

ii. The design of gates and gateposts shall be
appropriate to the architectural character
the residence. For example, the iron gate
and stone piers pictured below are
appropriate for European Country styles
but may not be appropriate for Classical or Colonial Revival styles.

Painted Wood Picket

b. Brick or stone Piers

i. Brick or stone piers are required for Courtyard Lots, and Patio Lots,
and shall be installed on either side of the brick driveway. Piers may
be freestanding or used in combination with an entry gate. The pier
material shall coordinate with the primary masonry material used
on the residence.

RS L - o
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c. Wood Posts

Wood posts shall be detailed in a manner appropriate to the
architectural character of the residence.

. When wood posts are freestanding, they shall portray the

appearance of solidity.

Special attention should be given to the incorporation of the
gateposts and gates with the landscape hedge and brick
sidewalk.

The relationship between the residence, front entry, and gateposts
should be taken into account when considering a gatepost’s
design.

11. Access, Loading and other Traffic-Related Commitments:

a. Public Streets: All roadways constructed as a part of this residential
development shall be public. All public streets shall have a minimum
right-of-way width of fifty (50) feet. Pavement width shall be a minimum of
twenty-eight (28) feet measured back of curb to back of curb. Public
streets shall be constructed in accordance with the City of Dublin Code
and the standards established by the City of Dublin Engineer.

b. Frontage: all dwelling units in the Overlook at Tartan Ridge shall front a
public roadway.

c. Sidewalks, bike path, leisure trails:
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i. For Public Use: A final system of sidewalks, bike paths, and leisure
trails shall be provided as approved in the final development plan.
Sidewalks shall be constructed of concrete and shall be a minimum
of four (4) feet in width. Bike paths shall be constructed of asphalt
and shall be a minimum of eight (8) feet in width. Leisure trails shall
be constructed of a pervious surface and shall be a minimum of
eight (8) feet in width.

ii. For Private Use: Private sidewalks on individual lots shall be
constructed of Brick Pavers to match the driveways and may be
connected from the front door to the driveway, or from the front
door to the public sidewalk. If private sidewalks are extended from
the front door to the public sidewalk, the Gates and Gateposts
section shall apply.

12. Buffering, Landscaping, Open Space, and Screening Commitments:

a. A landscaping plan for this subarea shall be submitted to the Planning
Commission as a part of the Final Development Plan. Landscaping shall
be in conformance with that which is approved as a part of the Final
Development Plan and shall conform to these general standards

b. All residential landscaping shall meet the requirements of Sections 153.130
through 153.148 of the City of Dublin Zoning Code.

c. Maintenance of Open Space: Reserve ‘A’ shall be owned by the City of
Dublin and maintained by the Tartan Ridge Master Homeowners
Association. The overlook structure and associated path adjacent to the
retention basin within Reserve ‘A’ shall be maintained by The Overlook at
Tartan Ridge homeowners sub-association.

d. Street Trees: Street trees shall be required along all public streets. These
frees shall be located in the free lawn and shall be spaced to
accommodate driveway locations and public utilities. Spacing shall be
determined at the time of final development plan in order to ensure the
proper streetscape for each portion of the development. All frees shall be
a minimum of two and one-half (2 '2) inches in caliper at installation. Trees
may be grouped as indicated on the final development plan, provided
that the quality is in accordance with applicable City of Dublin
landscaping standards. Trees shall not obstruct sight distance or signage,
subject to staff approval.

e. Hedges: A hedgerow planting shall be required in front of all residential
units in the development. This hedgerow shall be located on the
residential property and run parallel to the front property line of each lot
containing a single-family home. Details on hedgerow plantings shall be
provided at the time of final development plan.
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Fences: All fencing in the Tartan Ridge PUD shall conform to the
requirements of the City of Dublin Zoning Code unless otherwise set forth
in these standard.

Hyland-Croy & McKitrick Road Landscape Buffer: A landscape buffer
consisting of a combination of landscape mounding (+/- 4-5' ht.),
evergreen trees (2 per 30 L.F.), ornamental trees (3 per 90 L.F.), and
deciduous trees (1 per 45 L.F.) planted in a more naturalized manner,
similar to the landscape buffer shown on the Preliminary Development
Plans, shall be installed along Hyland-Croy and McKitrick Road within the
required ninety (90) foot setback behind lots 1-17.

13. Graphics and Signage Commitments:

a. Unless otherwise set forth herein or approved as a part of a final

development plan for this subarea, all signage shall comply with the City
of Dublin Sighnage Code, Sections 153.150 through 153.164.

A signage and graphics plan with exhibits conforming to these guidelines
shall be submitted to the Planning Commission as part of the Final
Development Plan for The Overlook at Tartan Fields. All signage shall be in
conformance with that which is approved as a part of the final
development plan.

c. Ground Signage:

i. One (1) ground monument sign identifying the neighborhood,
similar in character to the existing Tartan Ridge sign located at
Brock Road and Wilton Chase Street, shall be permitted at the
main entry of Brenham Way and McKitrick Road.

i. A maximum graphic area of fifty (25) square feet per sign face shall
be permitted, with a limit of no more than two (2) faces per sign.

ii. The maximum height of each ground sign shall be six (6) feet
above grade.

iv. The ground sign shall have a rectangular profile and shall have a
masonry base that is harmonious to the masonry used on the other
entries in the Tartan Ridge Development.

14. Homeowners' Association: All residential property owners located within
the Overlook at Tartan Ridge PUD shall be required to join and maintain
membership in the Tartan Ridge Master Association as well as a forced
and funded homeowners’ association, which shall be a sub-association of
the overall Tartan Ridge master association and will be formed prior to
any lots being sold. Homeowners' association responsibilities shall be
detailed within Declarations of Covenants and Restrictions that shall be
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duly recorded in the office of the Union County Recorder. These
Declarations of Covenants and Restrictions shall run with the land and
shall include a requirement that Reserve ‘A’ shall be owned by the City of
Dublin and maintained by the Tartan Ridge Master Homeowners
Association, and that the hedgerows, overlook structure and associated
path adjacent to the retention basin within Reserve ‘A’ shall be
maintained by The Overlook at Tartan Ridge homeowners sub-association
as outlined in this this text.

15. Model Homes: Homes may be used as model homes in each subarea for the
purpose of marketing and sales. A manufactured modular building or model
home may be used as a sales office during the development of the project and
the construction of homes therein, subject to City of Dublin Zoning Code Section
153.098.
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PROJECT NARRATIVE

Since its adoption by the City of Dublin in 2007, the residential portions of the Tartan Ridge Planned Development have slowly been
developing to completion over the last 12 years. While the residential component of Tartan Ridge has been extremely successful, it
has not satisfied growing enthusiasm for a true empty-nester maintenance-free lifestyle product. In order to meet that market
demand, the developer would like to petfition the city to re-zone the remaining portions of the Tartan Ridge PUD to allow the
development of an upscale empty-nester cluster home neighborhood. This petition would re-zone approximately 24 acres of the I _ T
original Tartan Ridge PUD, and would primarily re-zone all of Sub-Area E and Sub-Area F, and a portion of Sub-Area D1. The subject % 47%2% "‘ L e 12
area primarily borders Hyland-Croy Road to the west, McKitrick Road to the south, Glacier Ridge Elementary to the north, and the 29 4 vl 7o et
developed portions of Tartan Ridge to the east. The re-zoning would eliminate the townhome residential in Sub-Area E, and the
neighborhood retail / office in Sub-Area F, and would allow for the development of up to 56 single-family cluster lots. This new section
would incorporate all of the landscape / streetscape standards as the existing development, including the Tartan Ridge Hedge and
Columns, and would include architecture that would be complimentary in style and detail to the overall development. The
development would be designed to meet the lifestyle needs of empty nester adults within an upscale, walkable development, O\ A b Vilr g
utilizing the traditional New Urbanism principles embodied in the Tartan Ridge development. 1 D) el R
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CODE BOT. NAME/COMMON NAME SIZE COND. SPACING NOTES
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CABE  Carpinus betulus 'Frans Fontaine' 2.5" CAL. B&B Plant at 10' O.C. Match Form
Frans Fontaine Hornbeam
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Green Velvet Boxwood

Juniperus chinensis 'Spartan’ 7'HT. B&B Plant @ 42" O.C.
Spartan Juniper
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Calamagrostis acutiflora 'Karl Foerster' - #2 Cont. Plant @ 18" O.C.
Karl Foerster Feather Reed Grass

Echinacea purpurea '‘Magnus' - #1 Cont. Plant @ 15" O.C.
Magnus Coneflower

Hemerocallis 'Stella d'Oro’ - #1 Cont. Plant @ 15" O.C.
Stella d'Oro Daylily

Miscanthus sinensis 'Gracillimus' - #3 Cont. Plant @ 42" O.C.
Maiden Grass

Nepeta xfaassenii 'Walker's Low' - #3 Cont. Plant @ 36" O.C.
Walker's Low Catmint

Perovskia atriplicifolia - #3 Cont. Plant @ 36" O.C.
Russian Sage
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REVISIONS CITY OF DUBLIN, UNION COUNTY, OHIO
DATE DESCRIPTION PRELIMINARY PLAT
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T e rer oo Evans, Mechwart, Hambleton & Tifon, Inc. 148 WEST SCHROCK ROAD
S N Al Yo, O, O 4304 WESTERVILLE, OHIO 43081 T H E OV E R I_O O K AT TA RTA N R | D G E
Phone: 614.775.4500 Toll Free: 888.775.3648
emhtcom TREE SURVEY & REMOVAL PLAN

TREE REPLACEMENT CALCULATIONS:

EXISTING GOOD AND FAIR TREES REMOVED 224" (LANDMARK)
73" DBH (2 TREES) / 3.0" (DIA. TREES REPLACED AT INCH FOR INCH) = 25 REPLACEMENT TREES (AT 3.0" CAL.)

I EXISTING GOOD AND FAIR TREES REMOVED 6" TO <24" (PROTECTED)
545" DBH (51 TREES) / 3.0 (DIA. TREES REPLACED AT INCH FOR INCH) = 182 REPLACEMENT TREES (AT 3.0 CAL.)

TOTAL REPLACEMENT TREES = 207 TREES (AT 3.0" CAL.)

TREES TO BE REMOVED

TREES 3. 4, 11, 20, 85, 89-91 AND 93 ARE ASH TREES AND ARE NOT COUNTED TOWARDS THE TREE REPLACEMENT
REQUIREMENTS

TREES 18, 19, 37, 42, 74,79, 81-84, 93, 99 AND 128 ARE IN POOR CONDITION AND ARE NOT COUNTED TOWARDS THE TREE
REPLACEMENT REQUIREMENTS

. THE OWNER SHALL BE RESPONSIBLE FOR THE CONSTRUCTION, ERECTION AND MAINTENANCE OF
TEMPORARY FENCING AROUND TREE PRESERVATION AREAS SO THAT ALL PROTECTED TREES SHALL BE
PRESERVED. THE FENCING SHALL BE LOCATED A DISTANCE FROM THE TRUNK THAT EQUALS, AT A
MINIMUM, THE DISTANCE OF THE CRITICAL ROOT ZONE OR 15 FEET, WHICHEVER IS GREATER. WHERE

14 PHYSICAL SITE CONSTRAINTS DO NOT ALLOW FOR SUCH INSTALLATION, TREE PROTECTION LOCATIONS
AND METHODS SHALL BE DETERMINED ON SITE, WITH THE CONSULTATION OF THE CITY OF DUBLIN
LANDSCAPE INSPECTOR. CALL 410-4600 FOR TREE FENCING INSPECTION.

2. FENCING SHALL REMAIN IN PLACE AND BE SECURED IN AN UPRIGHT POSITION DURING THE ENTIRE
CONSTRUCTION PERIOD TO PREVENT THE IMPINGEMENT OF CONSTRUCTION VEHICLES, MATERIALS,
SPOILS, AND EQUIPMENT INTO OR UPON THE TREE PRESERVATION AREA.

3. TREE PRESERVATION SIGNS, AVAILABLE FROM THE DIVISION OF LAND USE AND LONG RANGE
PLANNING, MUST BE LOCATED ALONG THE FENCING. ANY CHANGE IN PROTECTIVE FENCING MUST BE
APPROVED BY THE DIRECTOR OF LAND USE AND LONG RANGE PLANNING.

. THE APPROVED TREE PRESERVATION PLAN SHALL BE AVAILABLE ON THE BUILDING SITE BEFORE WORK
COMMENCES AND AT ALL TIMES DURING CONSTRUCTION OF THE PROJECT. THE OWNER SHALL BE
RESPONSIBLE FOR NOTIFYING ALL CONTRACTORS AND UTILITIES.

5. DURING ALL PHASES OF CONSTRUCTION, ALL STEPS TO PREVENT THE DESTRUCTION OR DAMAGE TO
PROTECTED TREES SHALL BE TAKEN. NO CONSTRUCTION ACTIVITY, MOVEMENT AND/OR PLACEMENT OF
EQUIPMENT, VEHICLES, MATERIALS OR SPOILS STORAGE SHALL BE PERMITTED WITHIN THE TREE
PRESERVATION AREA. NO EXCESS SOIL, ADDITIONAL FILL, LIQUIDS, OR CONSTRUCTION DEBRIS SHALL BE
PLACED WITHIN THE CRITICAL ROOT ZONE OF ALL TREES THAT ARE TO BE PRESERVED.

. NO ATTACHMENTS, INCLUDING BUT NOT LIMITED TO ROPES, NAILS, ADVERTISING POSTERS, SIGNS,
FENCES, OR WIRES (OTHER THAN THOSE USED FOR BRACING, GUYING OR WRAPPING) SHALL BE
ATTACHED TO ANY TREE.

7. NO GASEOQOUS LIQUIDS OR SOLID SUBSTANCES WHICH ARE HARMFUL TO TREES SHALL BE PERMITTED
WITHIN THE TREE PRESERVATION AREA.

. NO FIRE OR HEAT SHALL BE PERMITTED WITHIN THE TREE PRESERVATION AREA.

. ALL UTILITIES, INCLUDING SERVICE LINES, SHALL BE INSTALLED IN ACCORDANCE WITH THE TREE

I PRESERVATION PLAN.

]
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Number Latin name Common name DBH Condition
1 Ulmus americana American Elm 9 Good
2 Juglans nigra Black Walnut 7 Good
3 Fraxinuspennsylvanica Green-Ash 5l Poer
4 Fraxinus pennsybvanica Green Ash 7 Poor
5 Juglans nigra Black Walnut 8 Good
6 Pinus strobus Eastern White Pine 8 Fair
7 Pinus strobus Eastern White Pine 10 Good
8 Juglans nigra Black Walnut 9 Good
9 Pinus strobus Eastern White Pine 16 Good
10 Pinus strobus Eastern White Pine 12 Good
11 Fraxinus-pennsylvanica Green-Ash 8.8 Fair
12 Celtis occidentalis Hackberry 16 Good
13 Pinus strobus Eastern White Pine Good
14 Juglans nigra Black Walnut Good
15 Juglans nigra Black Walnut Good
16 Morus rubrua Red Mulberry 9,8 Good
17 Malus ioensis Crab Apple 12 Fair
20 Fraxinuspennsylvanica Green Ash S ars Dead
21 Juglans nigra Black Walnut 14 Good
22 Juglans nigra Black Walnut 14,13 Good
23 Juglans nigra Black Walnut 8 Good
24 Juglans nigra Black Walnut 19 Fair
25 Juglans nigra Black Walnut 14 Good
26 Juniperus virginiana Eastern Red Cedar 13,13,11 Good
27 Catalpa speciosa Northern Catalpa 7 Good
28 Juniperus virginiana Eastern Red Cedar 6 Good
29 Celtis occidentalis Hackberry 12 Good
30 Quercus palustris Pin Oak 49 Fair
31 Juglans nigra Black Walnut 6 Good
32 Juglans nigra Black Walnut 12 Good
33 Celtis occidentalis Hackberry 7 Fair
34 Quercus palustris Pin Oak 16 Good
35 Quercus palustris Pin Oak 15 Good
36 Quercus palustris Pin Oak 24 Good
37 Quercus palustris PinOak 31 Poer
38 Juniperus virginiana Eastern Red Cedar 16 Fair
39 Pinus resinosa Red Pine Fair
40 Quercus palustris Pin Oak Fair
41 Pinus strobus White Pine Fair
43 Pinus strobus White Pine 10 Fair
44 Pinus strobus White Pine 7 Fair
45 Pinus strobus White Pine 12 Fair
46 Pinus strobus White Pine 11 Good
47 Pinus strobus White Pine Fair
48 Pinus strobus White Pine Fair
49 Pinus strobus White Pine Fair
50 Quercus alba White Oak 14 Good
51 Pinus strobus White Pine 10 Fair
52 Pinus strobus White Pine 10 Fair
53 Pinus strobus White Pine 9 Fair
54 Juglans nigra Black Walnut 10 Good
55 Juglans nigra Black Walnut 11 Good
56 Celtis occidentalis Hackberry 10 Good
57 Ulmus americana American Elm 14 Good
58 Quercus palustris Pin Oak 14 Good
59 Pinus strobus White Pine 11 Fair
60 Quercus alba White Oak 12 Good
61 Pinus strobus White Pine 12 Fair
62 Pinus strobus White Pine 7 Good
63 Acer saccharinum Silver Maple 6,6,5,5,4 Fair
64 Pinus strobus White Pine 10 Good
65 Pinus strobus White Pine 7 Fair

REVISIONS
DATE DESCRIPTION
10/23/19 REVISED PER STAFF COMMENTS
11/21/19 REVISED PER STAFF COMMENTS
01/21/20 REVISED PER STAFF COMMENTS

Evans, Mechwart, Hambleton & Tilton, Inc.
Engineers = Surveyors = Planners < Scientists
5500 New Albany Road, Columbus, OH 43054
Phone: 614.775.4500 Toll Free: 888.775.3648

emht.com

ROMANELLI & HUGHES

148 WEST SCHROCK ROAD
WESTERVILLE, OHIO 43081

66 Acer saccharinum Silver Maple 16,13 Fair
67 Pinus strobus White Pine 6 Fair
68 Quercus alba White Oak 20 Good
69 Pinus strobus White Pine 9 Fair
70 Quercus alba White Oak e Good
71 Pinus strobus White Pine 16 Good
72 Pinus strobus White Pine 12 Good
73 Picea abies Norway Spruce 11 Fair
4 fuglansnigra Black wWalnut 1 Roor
75 Pinus strobus White Pine 12 Good
76 Pinus strobus White Pine 12 Good
77 Ulmus americana American Elm 6 Fair
78 Pinus strobus White Pine 11 Fair
80 Quercus palustris Pin Oak 8,4 Good
81 Prunus-serotina BlackCherry S Poor
83 RPinus-strobus White Pine g Dead
84 Pinus-strobus White Pine & Roor
&5 Frasdodspeproyianien Green-Ash * Fair
86 Pinus strobus White Pine 10 Fair
87 Pinus strobus White Pine 8 Fair
88 Pinus strobus White Pine 11 Good

Fraxinus-penrnsylvanica Green-Ash & Geood

Fraxinus-pennsybvaniea Green-Ash & Good

Fraxinus-pennsylvanica GreenAsh 6 Fair
92 Pinus strobus White Pine S Fair
93 Fraxinuspennsylvanica Green-Ash g Poor
94 Pinus strobus White Pine 9 Fair
95 Pinus strobus White Pine 11 Good
96 Fraxinus pennsylvanica Green Ash 8 Fair
97 Pinus strobus White Pine 15 Good
98 Pinus strobus White Pine 8 Good
89 Acer-negundo BeowEhdear & Dead
100 Pinus strobus White Pine 7 Good
101 Pyrus communis Common pear 19 Good
102 Pinus strobus White Pine 8 Fair
103 Pinus strobus White Pine 7 Good
104 Pinus strobus White Pine 6 Fair
105 Pinus strobus White Pine 8 Good
106 Pinus strobus White Pine 8 Good
107 Pinus strobus White Pine 11 Good
108 Pinus strobus White Pine S Good
109 Pinus strobus White Pine 10 Good
110 Pinus strobus White Pine 10 Good
111 Pinus strobus White Pine 9 Good
112 Pinus strobus White Pine 11 Good
113 Pinus strobus White Pine 13 Good
114 Pinus nigra Austrian Pine 8 Good
115 Pinus strobus White Pine 11 Good
116 Pinus strobus White Pine 8 Good
117 Pinus strobus White Pine 8 Good
118 Pinus strobus White Pine 8 Good
119 Pinus strobus White Pine 8 Good
120 Pinus strobus White Pine 8 Good
121 Pinus nigra Austrian Pine 7 Good
122 Pinus nigra Austrian Pine 7 Good
123 Pinus strobus White Pine 7 Good
124 Pinus nigra Austrian Pine 8 Fair
125 Juniperus virginiana Eastern Red Cedar 18 Fair
126 Picea abies Norway Spruce 12 Good
127 Picea abies Norway Spruce 17 Good
128 Prunus-pensylvanica PinCherry- 76,6 Poor

CITY OF DUBLIN, UNION COUNTY, OHIO
PRELIMINARY PLAT

THE OVERLOOK AT TARTAN RIDGE

TREE SURVEY LIST

TREE REPLACEMENT CALCULATIONS:

EXISTING GOOD AND FAIR TREES REMOVED 224" (LANDMARK)
73" DBH (2 TREES) / 3.0" (DIA. TREES REPLACED AT INCH FOR INCH) = 25 REPLACEMENT TREES (AT 3.0" CAL.)

EXISTING GOOD AND FAIR TREES REMOVED 6" TO <24" (PROTECTED)
545" DBH (51 TREES) / 3.0 (DIA. TREES REPLACED AT INCH FOR INCH) = 182 REPLACEMENT TREES (AT 3.0 CAL.)

TOTAL REPLACEMENT TREES = 207 TREES (AT 3.0" CAL.)

TREES TO BE REMOVED

TREES 3. 4, 11, 20, 85, 89-91 AND 93 ARE ASH TREES AND ARE NOT COUNTED TOWARDS THE TREE REPLACEMENT
REQUIREMENTS

TREES 18, 19, 37, 42, 74, 79, 81-84, 93, 99 AND 128 ARE IN POOR CONDITION AND ARE NOT COUNTED TOWARDS THE TREE
REPLACEMENT REQUIREMENTS

Exhibit ‘D-4’

STATE OF OHIO, COUNTY OF UNION, CITY OF DUBLIN, TOWNSHIP OF JEROME

Date Job No.
LOCATED IN: SEPTEMBER 4, 2019 20190043
VIRGINIA MILITARY SURVEY NUMBER 2991
Scale Sheet
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RECORD OF ACTION

City of » i . ”
Dublin  Planning & Zoning Commission
ORI, UsA Thursday, December 12, 2019 | 6:30 pm

The Planning and Zoning Commission took the following action at this meeting:

4, The Overlook at Tartan Ridge McKitrick and Jerome Road
19-084Z-PDP Rezoning with Preliminary Development Plan
Proposal: To facilitate the future development of 56 single-family lots and 7.9-

acres of open space on the 24.55-acre site in Tartan Ridge, Subarea F.
Location: Northeast of the intersection of Hyland-Croy Road and McKitrick Road.
Request: Review and recommendation of approval to City Council for Rezoning

with a Preliminary Development Plan under the provisions of Zoning
Code Sections 153.050-153.056.

Applicant: Gary Smith, G2 Planning & Design
Planning Contact: Chase J. Ridge, AICP Candidate, Planner I
Contact Information:  614.410.4656, cridge@dublin.oh.us

Case Information: www.dublinohiousa.gov/pzc/19-094

MOTION: Ms. Kennedy moved, Mr. Fishman seconded, to recommend approval to City Council for
Rezoning with a Preliminary Development Plan with five conditions:

1) That the Preliminary Development Plan subarea map be revised to include the existing
stormwater management pond in the southeast portion of the site that is to be redesigned, prior
to Council review;

2) That the applicant continue to work with Staff to ensure that the street names and naming
method are appropriate;

3) That the applicant work with Staff to clarify HOA membership;

4) That the applicant remove the dry basin, add green space in the area and landscape material in
the area, subject to Staff approval; and

5) That the applicant provide opaque landscaping on the mound along Hyland Croy Road.
VOTE: 6-0

RESULT: The Rezoning with a Preliminary Development Plan was recommended for approval to City
Council,
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4, The Overlook at Tartan Ridge McKitrick and Jerome Road

19-084Z-PDP Rezoning with Preliminary Development Plan

RECORDED VOTES:

Victoria Newell Yes

Jane Fox Yes

Warren Fishman Yes

Kristina Kennedy Yes

William Wilson Absent

Mark Supelak Yes

Rebecca Call Yes

STAFF CERTIFICATI ) .
I ' \ J1I N / y /|
LI. k.kirmTf LA

Chase J. Ridge, AICP Candidate, Pjanner 1
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[Motion passed 4-2]
[5-minute recess]
Ms. Newell stated that Cases 4 and 5 would be heard together.

4. The Overlook at Tartan Ridge, McKitrick and Jerome Road, 19-094, Rezoning
with Preliminary Development Plan

5. The Overlook at Tartan Ridge, McKitrick and Jerome Road, 19-085
Preliminary Plat

Ms. Newell stated that Case 4 is a request for a recommendation of approval to City Council for
a rezoning with preliminary development plan of approximately 24 acres for the future
construction of up to 56 single-family homes and approximately 7.9 acres of open space. The site
is within the Tartan Ridge Planned Unit Development District, northeast of the intersection of
Hyland-Croy Road and McKitrick Road. Case 5 is for the same site and the request is for a
recommendation of approval to City Council for preliminary plat to subdivide the site. The
Commission will hear the cases together.

Staff Presentation

Mr. Ridge stated that the site is currently zoned PUD, Tartan Ridge, and contains all or portions
of Subareas D1, E and F, which permit a mix of uses including townhomes and commercial uses.
The site is located northeast of the intersection of Hyland-Croy Road and McKitrick Road and is
currently undeveloped. There is an existing stormwater pond in the northwest portion of the site
and a solitary tree stand in the southwest portion of the site. The proposed plan for approximately
24 acres includes 56 lots with an average density of 2.33 dwelling units per acre and eight acres
of open space. Lot sizes are proposed in two different sizes. There are 34 patio lots that are a
minimum of 52 feet wide at the building line with a minimum lot depth of 125 feet. The remaining
22 courtyard lots are located on the perimeter of the site and are a minimum of 60 feet wide at
the building line and a minimum of 125 feet deep. Lots range in size from 6,500 square feet to
10,800 square feet. Lot coverage is limited to 60 percent, including structure and driveway.
Sideyard setbacks are a consistent six feet minimum across the site. Rear yard setbacks are 25
feet throughout site. Front yard setbacks are a minimum of 15 feet and a maximum of 25 feet
from the right-of-way, or as otherwise shown on the preliminary plat. For patio homes, the front
yard setbacks are also a minimum of 15 feet and a maximum of 25 feet. Front-loaded garages
must be located at the maximum setback of 25 feet while non-garage portions of the front facade
may be permitted to extend up to the minimum 15-foot setback. The rear yard setback for both
lot types is 25 feet from the rear property line. The minimum required side yard setback is 6 feet.
The development text also requires that a minimum of 22 lots in the development have court-
oriented garages. On the southeast corner of the site is Lot 1. Due to the separation/isolation and
odd lot shape, staff is recommending that the applicant remove Lot 1 from the plan. The applicant
has put an emphasis on walkability throughout the site with sidewalks along all frontages, as well
as connection and expansion to the shared-use paths along McKitrick and Hyland-Croy Roads. An
existing connection to the school site to the north is to remain. There is significant landscaping
around the perimeter of the site. The applicant is proposing mounding at a height of 3 - 5 feet
with trees on top and behind in a naturalized manner. The proposed pond amenity will be a part
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of the existing stormwater management pond in the northwest portion of the site. The amenity
will include a patio space and shelter structure with seating.

The development text requires that a hedgerow be planted and run parallel to the front property
line as seen elsewhere in Tartan Ridge. It also requires gates and gatepost if a sidewalk is to
connect from the front door to the public sidewalk. Brick, stone, or wood posts are permitted
materials for the gateposts. Per the development text, driveways are to be constructed of brick
pavers, which is a character element unique to this subarea. Outdoor spaces can be constructed
within the footprint of the home. Open spaces such as at-grade patios will also be permitted to
encroach 10 feet into the rear yard setback, providing increased outdoor amenity space, if desired
by the homeowner. Per the development text, the HOA will be responsible for maintaining all
open spaces as well as the hedgerow in front of the homes. An important architectural element
will be carried over from Tartan Ridge into this subarea, which is the consistent use of cladding
materials across all facades. The City-owned pond will be re-designed slightly. Staff is
recommending the subarea map include the existing stormwater management pond in the
southeast portion of the site that is to be redesigned with this proposal. It is also requested that
the applicant continue to work with staff to ensure the street names and naming method is
appropriate and that the applicant revise the plat to reflect a typical chamfer at the corner of
Hyland-Croy and McKitrick Roads. The rezoning and preliminary development plan have been
reviewed against all applicable criteria, and staff recommends approval with three conditions. The
plat has also been reviewed against all applicable criteria and staff recommends approval with
four conditions.

Commission Questions

Ms. Call inquired what is the reason for recommending deletion of Lot 1.
Mr. Ridge responded that Lot 1 is separated from the rest of the community by a sewer easement.
The lot is irregularly shaped, larger than the other lots and isolated.

Ms. Call inquired if the easement is a no-build zone.
Mr. Ridge responded affirmatively.

Mr. Fishman stated that he would assume that the area where the pond is located would be
unbuildable, so it would become part of the common area.
Mr. Ridge confirmed that would be the case.

Ms. Fox stated that there is a lovely area on the northwest side with the pond area. The City has
many retention ponds. There is opportunity to utilize them as an amenity for developments, and
this is a good-sized development. If Lot 1 is eliminated, has staff suggested that a nicer amenity
be created at this end of the development, as well?

Mr. Ridge responded that staff has not made that request.

Ms. Fox inquired how stubbing off the one street, currently unnamed, would impact ability for
emergency vehicles and trucks to turn around.

Mr. Ridge responded that the proposed name of the street is Jasmine Glen Drive.

Ms. Kennedy inquired between which lot numbers the proposed street would be located.

Ms. Fox responded that the street lies between Lot 32 and 30. She is curious about why that
street has been stubbed.
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Mr. Ridge responded that some neighbors across the street were concerned about the glare of
vehicle headlights into their homes and the closeness of that intersection to the one at Baronet
Boulevard.

Ms. Fox inquired if all were public streets.

Mr. Ridge responded affirmatively

Ms. Fox requested confirmation that truck turnaround would not be an issue there.

Mr. Ridge responded affirmatively.

Ms. Newell inquired how a fire vehicle would turn around, if the street terminates there.

Staff responded that it would be necessary for the vehicle to back up.

Ms. Newell stated that there is no ability for a fire vehicle to turn around. Once the roundabout
is constructed, is there a distance requirement between that and another lane that would stop
and turn?

Staff responded that there is no such requirement.

Ms. Fox asked about the City policy on adding a left turn lane.

Mr. Hammersmith responded that it has been the City’s practice for many years that with any
new access point into a subdivision, a left turn lane be required to preserve the through
movements on the roadway and provide safe access/egress from the development.

Ms. Fox inquired if construction of that turn lane is the responsibility of the developer when
constructing the development.

Mr. Hammersmith responded affirmatively. It is built as a public improvement consistent with the
City’s standards, which the City then inspects and accepts.

Ms. Fox inquired if there have been any exceptions to that practice.

Mr. Hammersmith responded that there has been none during his tenure with the City.

Ms. Kennedy inquired if the left turn is near Lot 1.
Mr. Hammersmith responded affirmatively; it is the McKitrick Road access point, the eastbound
left-turn lane.

Kevin McCauley, Stavroff Land and Development, 6689 Dublin Center Drive, Dublin,
representative for Tartan Ridge LLC, stated that with him tonight are Gary Smith, G2 Planning &
Design, Jim Ohlin, Romanelli & Hughes and Steve Shell, EMH&T Engineering. Previously, they
presented the Concept Plan for this development to the Commission. Stavroff has been involved
with this project since its inception. They made the initial land purchase for what is now Tartan
Ridge. In 2007, they believed there would be a commercial element in this development. In 2019,
retail is not an option, and the majority of the residents have indicated they are not supportive
of retail within the development. They would prefer to have the subdivision completed now rather
than wait five to fifteen years for potential retail to occur. The current market overwhelmingly
indicates that a detached, empty-nester product within a community such as this is desired.
Dublin residents wanting to downsize will be able to remain within Dublin, be part of the Tartan
Ridge community and have a maintenance-free lifestyle. He believes Tartan Ridge is one the best
developments he has ever been involved with, and these high-end homes, built by Romanelli &
Hughes, will continue that quality. The Commission’s concerns shared at the Concept Plan review
were noted and have been addressed; Mr. Smith will elaborate on those. As required by City
Engineering, a left-turn lane into McKitrick Road will be constructed. However, there is an
established New Community Authority, which must pay for the turn lane. Although the developer
would build the turn lane and receive a 5% return on his investment, the residents of Tartan
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Ridge pay into that Community Autlhority. The residents paid for the other existing three
intersections. No one is opposed to the turn lane, but the residents do not want to pay for it.
However, the turn lane is not part of the rezoning matter before the Commission at this time. It
could be a later matter for staff's or Council’s consideration.

Mr. Hammersmith stated that when he responded to the Commission’s earlier question regarding
the left-turn lane into this development, he responded in general terms. This turn lane and the
other turn lanes constructed earlier with this development were part of an infrastructure
agreement approved by City Council in 2008, and only a City Council action could modify that
agreement.

Gary Smith, G2 Planning and Design, 720 E. Broad Street, Columbus, stated that since July, they
have been working on the architectural elements of the development, tweaking the plan and
making significant changes to the development text. The Romanelli & Hughes product has been
modified to meet the needs of this development. This is a 24-acre portion of the existing Tartan
Ridge development and this portion is in the southwest, below Glacier Ridge Elementary School.
What is currently approved for that area are five single-family homes, 24 townhomes, and 68,000
square feet of retail and commercial uses, potentially including gas stations, convenience stores,
restaurants and associated uses. The developer has been working on the retail piece of the
development for the past 12 years, but no viable option was identified. Because there was a
strong desire to have the community completed, they looked for other options. Some form of
lower-density residential was determined to be the best use. The City is fortunate to have an
abundance of single-family product, and has been trying to broaden the spectrum of lifestyle
options for its residents, such as the Bridge Park product. What is proposed is a continuation of
that effort to address another lifestyle need. There is a niche of Dublin homeowners who no
longer need a large, single-family home. However, they value their network of friends in Dublin
and prefer not to move away. They continue to want a high-end home, but with limited
maintenance requirements. They may prefer to travel a good portion of the year without the
demands of caring for a home here. The proposed development will attract those types of buyers.
They are requesting approval of 56 high quality, empty-nester patio homes. Because 29 single-
family homes are already approved here, essentially, they are requesting to exchange another 27
patio homes for the 68,000 square feet of retail previously planned. The site is long, linear and
encumbered by heavy setbacks along Hyland-Croy and McKitrick Roads. There is an existing pond
in the northwest corner of the site, which will be used for stormwater retention. The site dictates
the layout of the development. Early in the process, neighbors across the street on Brenham Way
indicated that they were not excited about having lots fronting the street across from their homes
and asked them to consider turning the layout to avoid that situation. Therefore, the long, linear
site, pond and need to avoid having homes fronting the road across from Brenham Way have
dictated the layout. In July, the Commission discussed the gridded layout of the development.
While it may appear so in a Google view, he has often viewed similar developments and found
that a ground-level experience of the site feels different. Upon entering the community, a
spectacular model home will be seen. There was some discussion about eliminating Lot 1, but for
them, Lot 1 is extremely important. The home on that ot will be the nicest home in the
development and will be a critical sales tool. Although the home will be a little further apart due
to the easement, many other elements will tie the home to the development, such as the
landscaping, hedge treatment and the columns. Upon driving further into the community, the
site will look much as it does today. On the right side will be the existing park and the homes on
Brenham Way; on the left side will be a linear greenspace. Mounding and landscaping will be
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incorporated into that space. The same Tartan Ridge hedge will follow all the sidewalks. In a
number of locations, benches will be provided, giving residents the opportunity to sit. There will
be no long streets or blocks in this community. Although there is a grid pattern, due to the very
short grids, drives and turns, the focus will be on the architecture. On 17 homes, additional
architecture treatment on the sides will be required due to those sides being more exposed to
the view. The lots along the perimeter have been widened and changed to courtyard lots, and a
variance in setbacks will provide architecture that peaks in and out of the view, creating more
interest. The courtyards will provide intimate spaces framed by the architecture. This will be
complemented by other elements that are part of the Tartan Ridge experience, including an
architectural style consistent with the existing development; hedge treatment along all the roads;
and masonry columns adjacent to each driveway. With 56 driveways, there will be 112 masonry
columns, costing a total of $250,000. There will be a significant investment on the landscape
treatment on the street frontages. Every home will have a brick driveway and matching brick
private sidewalks, which is an element not required for the existing Tartan Ridge development.
The pond amenity will now be more central to the units than in the earlier plan. With a fireplace
and covered seating area, it will be a place for the residents to enjoy. Along the perimeter will be
a lush landscape buffer and extensive mounding along Hyland-Croy and McKitrick Roads. Not only
will it buffer the rear of the homes, it also will make the drive along those roads feel pastoral.
This development will replace a proposed use that would not be viable and is unpopular with
many of the Tartan Ridge residents with a use that is in high demand and will serve the needs of
the aging portion of Dublin’s population. In addition, this development will result in a considerable
reduction in the amount of traffic anticipated for the area. Patio homes typically generate less
trips per day than other residential development, and its traffic will not be at peak times. These
high-value homes will have high property taxes but make little impact on the schools. Due to its
many attributes, this is probably the best housing development possible for this area.

Ms. Fox stated that it appears they have discussed the proposed housing development with the
neighbors and attempted to address any concerns.

Mr. McCauley responded that there are two different HOAs. They have met with some of those
board members to receive their input, and a survey was sent out to residents earlier to obtain
feedback.

Ms. Call inquired how the variances in home alignments would impact the front setbacks of the
homes, including the garages and the sidewalks.

Mr. Smith responded that the garage doors do not face the sidewalk. The minimum setback for
the garages is 15 feet from the right-of-way where the sidewalk is located; the maximum distance
is 25 feet. The varied depth in homes will create interest on the street.

Ms. Kennedy inquired if the existing pedestrian trails to Glacier Ridge Elementary Schools would
also connect to this community.
Mr. Ridge responded affirmatively.

Mr. Fishman inquired if the smaller pond would remain wet year round.
Mr. McCauley responded that it would be a dry basin. Although it will provide a potential overflow
area, it would rarely have water.
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Steve Shell, EMH&T, 5500 New Albany Road, Columbus, OH, stated that they were taking
advantage of an open area for potential overflow storage, to provide flexibility for the City pond
to the west. The proposed basin may not remain.

Mr. Fishman stated that for aesthetic reasons, the City typically prefers a wet pond, which can
fulfill the same purpose.

Mr. Smith stated that because it is a tight area, there is a concern about having a wet pond there,
which would be connected to the larger pond on the west side. They would work with City
Engineering on that function.

Mr. Shell stated that this would be a “bubble up” system. In higher storm events, upper storage
basins are used. They would only be wet with a 50-year event or above, so water would rarely
be seen in that area.

Mr. Smith stated that stormwater that would typically flow under the surface could bubble up out
of it here during a greater event storm. They would consider the potential opportunity for making
it a wet basin as well as landscaping opportunities, should it remain dry.

Mr. McCauley stated that it would be very difficult to make this a wet pond. It would be necessary
to make the pond even larger to do so.

Ms. Newell stated that if the house on Lot 1 were eliminated, which is staff's recommendation,
more area would be available.

Mr. McCauley stated that the wet pond would be unnecessary, as there would seldom be a storm
event to make it wet. Because it is a high spot, it would be difficult to make it wet all the time for
aesthetic purposes only.

Ms. Husak stated that the City discourages wet ponds within proximity to a road; a 50-ft. setback
from the right-of-way is typically required.

Mr. Fishman noted that the dry basins he has seen around the City usually are full of weeds and
overgrowth. There would need to be a commitment from the developer that a dry basin would
be well landscaped and maintained.

Mr. Smith responded that they are able to make that commitment. This will be a well maintained
community. The residents will have a high level of expectations. They will work with staff to
ensure what is planted will be maintained and look attractive.

Ms. Kennedy inquired about the price point of these homes.
Mr. Smith responded that the home prices would be approximately $600,000-$650,000.

Mr. Fishman stated that he likes the development, except for Lot 1. He believes eliminating that
lot would improve the greenspace view from the street.

Mr. Smith responded that while he understands his point, having a model home located on that
lot is a critical marketing piece for them. It also would provide a terminus for the architecture of
the greater development, rather than having it bleed out to nowhere. This home will be a
centerpiece, a showpiece for the community.

Mr. Fishman stated that the neighbors would prefer to see open space. Many subdivisions do not
have that, but Tartan Fields does. Its open space is a “Wow”factor. He would concur with staff’s
recommendation to eliminate that lot.

Ms. Call stated that every parcel presents its own unique features. The setbacks along McKitrick
Road here are very nice, and the open space being provided with this development already
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exceeds the amount required, which is 3.56 acres. The actual space provided is 7.9 acres. Lot 1
would be in addition to that.

Ms. Kennedy inquired if information regarding proposed developments such as this are shared
with the School District, so that it can be factored into its redistricting considerations.

Ms. Husak responded that she is unsure if the Schools are aware of the proposed development.
However, an empty nester product would not have much impact on their redistricting
considerations.

Mr. Boggs stated that Dublin Schools redistricting is based on projections of development, not
this specific development, but upon expected residential infill within the District’s footprint.

Ms. Call stated that the Schools are aware of the proposed developments that are before the
Commission. This type of development, however, would have little impact.

Ms. Fox stated that she likes the mounding and landscaping along the road. It will create a nice
entrance along Hyland-Croy and McKitrick Roads. She likes the enhancements to the pond
amenity and public gathering area. The mounding appears to stop behind Lot 17, and the
topography around the pond is not extreme. Is there a way to provide connectivity from inside
the development out to Hyland-Croy Road, perhaps with a path? The Community Plan
recommends providing connectivity from one neighborhood to another. Due to the nearby school,
a path connection to Hyland-Croy would be beneficial.

Mr. Smith responded that connectivity has been discussed. The concern is that this is an empty
nester community. They do not want to encourage pedestrian traffic into the community from
the street. They would be willing to explore connectivity from another location, but not directly
from the street. They do not want to advertise a path through the community to be used by
bikers or pedestrian traffic along Hyland-Croy.

Ms. Fox stated that she understands. However, residents of the community would appreciate a
connectivity to the existing bikepath. Perhaps it could be provided on another corner.

Mr. McCauley stated that throughout Tartan Ridge, there are many other connection points.
Residents of this community would have to go outside the community to access one of those
paths, but they are confident the residents would prefer that to the alternative. Today, we are
constructing pedestrian bridges to encourage our community to walk; perhaps it is fine to
encourage the residents of the community to walk down to the street to a central point to access
the 1,000-acre park across the street. To have people cutting through this neighborhood would
not have a desirable impact.

Ms. Fox stated there are many pedestrian and bike paths around the proposed development, so
that opportunity exists. Many of her friends have moved to communities designed for ages 55
and older. What they enjoy is a community center where they can gather. Was there any
consideration for using Lot 1 for that purpose?

Mr. Smith stated that Lot 1 was originally used for a community gathering spot, using the fireplace
feature. However, Romanelli & Hughes has not experienced interest from potential homebuyers
for having a community center, especially in a community this small. It is expensive to support
the needed level of architecture, maintenance, heating and cooling needs by HOA dues from 56
lots. Financially, it would be more possible for a community of 150 patio homes to support a
fitness center.
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Ms. Fox stated she believes an attractive architectural feature would provide a nice introduction
to the community. Perhaps an open-sided feature without a high level of maintenance would be
an option to consider.

Mr. Smith clarified that the ultimate purpose of Lot 1 for Romanelli & Hughes is to have a model
home to be used as a sales center for the development. A model home will showcase what they
are selling in the community, but its ultimate repurpose is a home.

Mr. McCauley stated that they have been working on developing this area for 12 years and one
year on this specific plan. A model home on Lot 1 will be their sales location, and the home will
be the highlight of the community. After 12 years of effort, eliminating that critical feature is too
great a risk to take. When everything is completed and the hedgerows are present, this piece will
be well integrated into a beautiful development. Taking this one off the board is a significant ask
for the Commission to make of the developer. That home is extremely important to kick off this
community. Gathering places for the community have been incorporated elsewhere in the
development.

Jim Ohlin, Romanelli & Hughes, 148 W. Schrock Road, Westerville Ohio 43081, stated that Lot 1
is the gateway to and the signature piece for the community. Opportunities like this to have a
model that will stand out are very important to them. It will be a showcase at the entrance versus
just another open greenspace. In considering providing amenities, they always consider the
burden that would be placed on the HOA. They are providing multiple amenities within this
community. These homeowners will expect a high level of detail for their mounds, greenspace,
mulch beds, trees and shrubs — and all that comes with a price. From the HOA’s perspective, the
pond overlook, in particular, will require costly maintenance. To include an additional clubhouse
feature for 56 patio homes would be very burdensome to the homeowners. They have spent a
lot of time discussing this layout internally. Former Planning Director Mr. Papsidero has been
integral to that planning effort.

Ms. Newell stated that she agrees with staff's condition. She understands that Llot 1 is the
premier property for marketing purposes. However, Lot 2 could serve that purpose just as well.
Eliminating Lot 1 would improve the entry into the community.

Mr. Fishman concurred. In regard to Ms. Fox’s suggestion, he does not believe another amenity
should be placed on Lot 1. Greenspace alone will provide a nice entrance. Lot 2 can be used to
provide a spectacular model home. Overall, he believes the development plan is beautiful.

Public Comment

David Lakin, 7128 Glacier Ridge Boulevard, Dublin, OH, stated that he formerly served on the
Tartan Ridge HOA. He is hopeful that all of the construction traffic will come in from McKitrick
Road and not through the main portion of the neighborhood. He is concerned about the school
crossing for Glacier Ridge Elementary. When they refer to the HOA, are they referring to a new
HOA or the master HOA?

Ms. Husak responded that this development will have a new HOA.

Mr. Lakin inquired if the residents of this new development also would pay into the master HOA.
Current residents pay $800/year to maintain the hedgerows and the City’s open spaces.
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Ms. Husak responded that, as proposed, they would not.

Mr. Lakin stated that on page 32 of the existing development text, the statement is made that all
residential property owners located within Tartan Ridge PUD shall be required to join and maintain
membership in a forced and funded homeowners association. Why would these homes not be
included, as well? This is important because the master HOA maintains many acres of City land
within Tartan Ridge. They were told that due to the proximity they all have to the land, all should
share the burden of the maintenance cost. It directly affects the residents’ property values and
quality of life. These new homes will share that same neighborhood. It would appear that all the
residents in the existing development will be sharing in the cost of the left turn lane into the new
development, but the new homeowners will not be sharing in the maintenance cost of the
common areas. It would make sense for all the common area to be included in the master HOA,
and all residential homeowners should pay equally into the master HOA.

Ms. Husak stated that there are two HOAs for the area to the north. There is also an HOA for the
alley-loaded lots. Because they also pay into the master HOA, they pay more than $800/year.

Mr. McCauley stated that, as envisioned, the new development would have its own HOA and be
responsible for its 7.5 acres of open space and right-of-way, and not be part of the Tartan Ridge
master HOA. This new development will have a high level of maintenance costs in addition to its
open space, including the pond and pond amenity, the brick driveways and the sidewalks, and
the lawns and landscaping needs for the individual homes. This is a conversation that he and Mr.
Ohlin could have with the Tartan Ridge HOA board to see how they would like to proceed. He is
unsure the master HOA would want to take on what will be a heavy burden for these additional
56 lots. It would require more than $800/year per home to cover those costs.

Mr. Lakin stated that there are two other subareas within the subdivision that pay into their own
HOAs for private roads and specific maintenance within those subareas, in addition to paying in
the master HOA. The maintenance for all the common land, including that which abuts the villa
homes is paid by the master HOA. Although they do not own the land, they are responsible for
the maintenance. If the City of Dublin would be willing to assume some of the responsibility for
maintenance of their own land, that could be an option. Is there any opportunity for the Hyland-
Croy roundabout capital project to be scheduled to coincide with the construction of the turn
lane?

Ms. Newell responded that issue is not part of the purview of the Planning and Zoning
Commission.

Mr. Lakin stated that the varieties of the hedge materials in Tartan Ridge were determined by the
City. They have accumulated information on which hedge varieties have lived and which have
not. They would like to share that information with staff at the appropriate time. The HOA has
been burdened with replacing hedges every year, because they are not the correct variety. They
now have historical information on what has proven to be successful within their neighborhood.

Ms. Kennedy referred to Mr. Lakin’'s earlier comment about second HOAs that can handle the
specific maintenance needs of their areas. Would it be appropriate for the Commission to provide
such a recommendation for the proposed development?

Mr. Boggs stated that HOA considerations do not address the criteria before the Commission;
however, that item could be addressed by City Council. Without knowing details about the status
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of the master HOA and the details of the proposed declarations and covenants for the new HOA,
he cannot provide better guidance. It would be beneficial for the applicant and the master HOA
leadership to meet and discuss these issues.

Ms. Fox suggested a condition be added that information with those details be provided to City
Council for their consideration of this rezoning. The development text does describe the HOA
obligation. This new rezoning area is part of an overall much larger development. If the new
development is being treated differently than the existing development, that is an issue Council
would want to be made aware of.

Mr. Boggs responded that Council would want to be made aware of this matter. Including such a
condition would be responsive to the criteria that the common areas be maintained appropriately.
Typically, Planning staff and the Commission do not address how that occurs other than requiring
that there be a forced and funded HOA. How those responsibilities are shared is not part of this
Commission’s purview.

Ms. Fox stated that the reason she suggests Council be made aware of the matter is, in the past,
Council has been petitioned by HOAs for relief when HOAs have experienced financial burdens
because these specifics were not clearly addressed with the development. It would be preferable
to have a good understanding of this issue as it relates to the overall development and ensure
that an exception is not made that will create a problem for the master HOA, and ultimately, the
City.

Mr. Lakin noted that essentially, this would be defunding the master HOA the funds from the 29
homes that originally were planned in Tartan Ridge — funds he assumes were factored into
calculation of the HOA fee.

Ms. Call stated that the City does not address HOA fund calculations. Looking at the drawing
provided, there is a red dotted line circling the development area; what does that denote?

Ms. Husak responded that an outline of the entire Tartan Ridge development as it exists today
was provided; the hatched area designates the proposed development area.

Ms. Call stated that, in her view, if this area is being included in Tartan Ridge, it should be included
financially, as well. That may mean that a sub association is needed to address the maintenance
of the greater amenities in the proposed development. Although that is outside the purview of
this Commission, it needs to be addressed by some party. Perhaps the Commission could direct
staff to determine the proper body to address it and ensure that it is communicated to City
Council.

Mr. Fishman agreed, noting that perhaps these residents should pay into the master HOA and
have their own sub association, as well. However, much of this area originally was planned as
commercial property. The commercial area was not part of the earlier HOA fee calculation.

Mr. Lakin responded that there were two parcels involved. The commercial component was
planned on the right edge, and 29 homes are in the remaining area.

Mr. McCauley stated that, currently, he is not sufficiently knowledgeable of the master HOA
document provisions; however, they would abide by the stated terms. If the documents state
that this area is to be included in the overall forced and funded HOA, they will comply. If the
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documents are unclear on the matter, they would discuss the issue with the master HOA
leadership. In addition to lawns, this new area also will have 7.5 acres of open space and a pond
amenity. The master HOA may not want to maintain that area. Because this area will have a
higher degree of maintenance demands, the applicant was willing to handle that financial
responsibility in its entirety. The anticipated financial costs would be calculated, and the parties
would meet and discuss them.

Mr. Lakin stated that the Stavroff group has been excellent to work with, and he has spoken with
Mr. McCauley frequently. They like the proposed development plan. In regard to a home on Lot
1 — as a resident in the community, he has no objection to the developer’s plan.

Kevin Lutz, 9179 Brenham Way, Dublin, stated that his home is located across from the stubbed
street. If that street were to cut through, vehicle lights would be an issue for his family; he
appreciates the consideration that was made. Although he would prefer the area remain a
soybean field, development will inevitably occur. He has heard that they have been trying to
identify the right development for 12 years. It is better that it be development that is controlled,
and a residential development is much better than the 68,000 square feet of commercial that
could have been programmed. That amount of commercial space would not be a coffee shop and
ice cream parlor; it would be a strip mall. He applauds the work that has been done with the
streets, avoiding any direct access off Hyland-Croy Road that would have resulted in cut-through
traffic through their neighborhood. Glacier Ridge Elementary School is their neighbor. Putting any
commercial development here would have required a significant level of caution. Having an
empty-nester neighborhood makes much more sense. From 3:00-4:00 p.m., Brenham Way is
occupied by 20-25 vehicles making school pickups. The proposed development will complement
that practice. If a showcase home on Lot 1 will sell all the houses in the division faster, then he
supports giving them Lot 1. He would prefer the building process not take eight years! What
their neighborhood needs is to be connected. They do not have a bikepath connection. For his
children to ride their bikes to Jerome High School, they must either walk their bikes along Hyland-
Croy Road or cut through a cornfield. This project will permit a bikepath to be constructed from
Glacier Ridge Elementary to Jerome High School, meeting a real need. Although the residents
may not want to pay for another left turn lane, that is a better option than the two left-turn lanes
that would have occurred with a commercial development. In that case, a left-turn lane off
Hyland-Croy Road would have been necessary, as well. There would also be a curbcut on the
needed bikepath. Currently, the stretch of road from the elementary school to McKitrick Road has
no curbcuts, so children can bike safely down to that intersection.

Ms. Kennedy stated she appreciates the great public feedback and their opinions regarding a
house on Lot 1. The Commission appreciates hearing the voice of the residents.

Max Long, 1057 Hyland Croy Road, Dublin, stated that Jerome Township, Union County and the
City of Dublin have worked together on forming a comprehensive plan — The Crossroads Area
Plan. In 2015, the City agreed to Jerome Township’s and Union County’s plan. In the Land Use
Plan, it was indicated that a rural area would be maintained throughout Hyland Croy Road. Jerome
Village has already built 27 homes; 38 homes are planned; and a total of 5,300 homes are
projected. In addition to Glacier Ridge Elementary, another elementary and middle school will be
added on the same road. Glacier Ridge Elementary is set back 200 feet. When the Oak Park
development was adopted, 230 feet of road frontage was required. For Corazon, 300 feet was
required; for the Pulte Homes Autumn Rose development, 215 feet of road frontage was required.
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Does the text for this development require that the ROW be extended from 40 feet to 50 feet
from the center of the road?

Mr. Ridge responded that is the fourth condition, which was added after the staff report was
distributed.

Mr. Long stated the road is at the back of the pond. Lots 8 - 17 are within 100 feet of the road.
Mid Ohio Regional Planning Commission has indicated that Hyland-Croy will be changed to a four-
lane road with an island. When that is completed, will any setback remain? On the Corazon
property to the south, the islands are built up, earthen dams with trees, so those homes cannot
be seen. According to page 4-2 of this plan, the backs of the homes will not be exposed to the
existing road; yet, Lots 8-17 are within 100 feet of the road. The plan also provides for the homes
to be architecturally staggered on the lots. With only a 3 to 5-foot mound, there will be a direct
view into the rear patios of these homes. It was understood that new residential development
was not to be permitted to encroach upon this area. What will the distance be between the
anticipated traffic circle and Lot 8?

Mr. Ridge responded that he does not have that information at hand.

Mr. Long stated that for comparison purposes, Glacier Ridge Elementary has a 250-foot setback.
The O'Brien property at 9635 Hyland Croy has a 450-foot setback, and the other properties to
the south range from 300 feet to 200 feet. Dublin has preserved that setback in the past. There
will also be a path immediately next to the road. He does not want his children walking along this
road. He lives on this road, which has a 45-mph speed limit. It is often difficult to exit their
driveway. This is a heavily traveled road, and these houses will be next to the road. The area
plans, including the Jerome Township Comprehensive Plan and the Crossroads Area Plan required
some setbacks. The Gorden Property in Dublin provides a 50-ft. setback from the right-of-way;
adjacent to that is a service road, and an additional 100 feet is required on the inside before
building is permitted. That plan provides a significant open area -- why was nothing similar
required for this development? He is concerned this development will destroy the rural feel driving
along Hyland-Croy Road.

Commission Questions

Ms. Newell inquired if the City Code has setback requirements for this area. At one time, certain
City roadways were considered scenic, typically with requirements for 200-foot setbacks. Does
the Community Plan address this?

Ms. Husak stated that the speaker referred to The Crossroads Plan. Staff has reviewed that plan,
discussed the issue with Union County and verified that The Crossroads Plan does not address
homes backing up to Hyland-Croy Road. Many of the properties that were mentioned are not
within the City’s jurisdiction. All properties on the west side of Hyland-Croy Road are in Jerome
Township and were developed as very rural lots. The City’s Zoning Code does not require a
setback greater than the right-of-way width. Some of the neighborhoods, such as Bishop’s
Crossing, Bishop’s Run and Park Place, which are now 10-15 years old, were built when the City
was working on a plan called, “The Road to WOW.” That plan, which was never adopted,
proposed standards for greater setbacks from Hyland-Croy Road, and in exchange, higher density
would be permitted. The 2007 Community Plan provided for the roadway characteristics of a
scenic, rural roadway with a setback requirement of 200 feet. The Community Plan was updated
in 2013, along with the Northwest Glacier Ridge Area Plan, and that revision eliminated some of
the roadway characteristics and setbacks. The current setback requirement is 80-100 feet. What
is proposed with this plan is 100 feet, so it is consistent with the Community Plan. The Community
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Plan is a policy document. Mr. Long is referring to Township documents, which the City of Dublin
does not have. She is unsure if the Township’s 2018 document has the same language, although
that document has not been approved.

Ms. Newell referred to Exhibit C-1, which is an EMH&T plan. Running along Hyland-Croy Road,
there are a number of dashed lines; what do they denote?

Mr. Smith stated that there are existing easements along Hyland-Croy Road, including a gas line.
He believes the dashed lines designate those lines.

Ms. Newell inquired if there are any easements for future roadway improvements.

Mr. Smith responded that there are not. However, they will be dedicating 50 feet of right-of-way
along Hyland-Croy Road, pre staff's request, which will result in a total of 100 feet.

Mr. McCauley stated that the existing zoning, which includes the commercial development,
permitted the development to be closer than 200 feet. He believes a setback of 150 feet was
permitted. The new plan will provide 100 feet from the future road right-of-way.

Ms. Husak stated that staff has verified the future easement is for gas lines.

Mr. Smith stated that he previously served as the Zoning Officer for Jerome Township, so he is
familiar with the aforementioned documents. He was present when the Township, City and the
County adopted the Crossroads Area Plan. That plan never contemplated land up this far. Its
focus area was the area surrounding Costco, the additional piece of industrial land at the
intersection of SR161 and US33, and the Jacquemin Farms and Gorden Farms pieces. The
different entities were attempting to reach a common ground on that area. He also wrote the
Township’s Comprehensive Plan in 2009. That plan does not contemplate 200-foot setbacks from
anything. It does address land use, rural development and conservation development. Specific
setbacks were not established for any roads. From a Code standpoint, rural residential lots within
the Township must have a minimum setback of 50 feet from the right-of-way. From Jerome
Township’s perspective, additional setback for any new development within the Township is
preferred. Of the last four-five past developments, however, where houses backed up to the road,
nothing more than 80-100 feet was required. This development would be consistent with the
Township’s policy.

Ms. Call stated that the bikepath is shown in the drawings as continuing along the existing trail
that runs adjacent to Glacier Ridge and continuing down to the roundabout. Is there a schedule
for phasing in that path along with the development?

Mr. McCauley responded that it would be installed when the street paving occurs, or soon
thereafter.

Ms. Newell stated that one of the previous citizen comments referred to the location of the
construction entrance. Has the location of that entrance been determined?

Mr. McCauley stated that he does not believe it has, but he does not believe there would be any
objection to having it off McKitrick Road.

Ms. Fox referred to the condition requiring elimination of the home on Lot 1. Like Mr. Fishman,
she does not support dry retention basins. They tend to look unfinished. From an engineering
standpoint, what are the options to make it look attractive? That is at the main entrance. She
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would not be opposed to having an attractive piece of architecture in that location. Otherwise,
there would be an unattractive dry basin and a flat field.

Ms. Call requested clarification of the reason for staff's recommendation to delete Lot 1.
Mr. Ridge stated that staff recommended that it be deleted because it appeared isolated from the
remaining lots, is shaped irregularly and is larger than the other lots.

Mr. McCauley stated that they could agree to remove the dry basin concept, leaving it as open
greenspace with some landscaping. They would work with staff on how to modify the other pond
appropriately for the site. However, they do need to have Lot 1 remain. As heard tonight, the
neighbors support Lot 1 remaining in the plan. Although it appears irregularly shaped in the plans,
when completed, it will be as attractive as the other lots. Therefore, he would request that
condition be removed. They have no objection to the remaining conditions.

Ms. Kennedy and Mr. Supelak indicated that they have no objection to Lot 1 remaining.

Mr. Fishman requested clarification of the height of the mounding along Hyland-Croy Road.

Mr. Ridge responded that it would be three to five feet in height and include trees.

Mr. Fishman stated that he would like to see it heavily landscaped, but not with landscaping
material, per se. He would prefer pine trees or something that will achieve an opaque screening.
Ms. Newell stated that a variety of plantings could achieve that.

Mr. Fishman stated that the plan appeared to provide many deciduous trees. He requested that
the applicant commit to making the screening opaque — in whatever way that might be achieved.

Mr. Smith stated that there would be an opportunity for discussion of landscaping details with the
Final Development Plan. They are required to bring back a Final Landscape Plan to the
Commission.

Ms. Newell inquired if the applicant is in agreement with the revised five conditions.
Mr. McCauley confirmed the applicant was in agreement.

Ms. Kennedy moved, Mr. Fishman seconded to recommend approval of the rezoning with
Preliminary Development Plan to City Council with the following five conditions:

1) That the Preliminary Development Plan subarea map be revised to include the
existing storm water management pond in the southeast portion of the site that
is to be redesigned, prior to Council review;

2) That the applicant continue to work with staff to ensure that the street names
and naming method is appropriate;

3) That the applicant work with staff to clarify HOA membership;

4) That the applicant remove the dry basin and add green space and landscaping
within the area, subject to staff approval; and

5) That the applicant provide opaque landscaping in the mounding along Hyland
Croy Road.
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Vote: Mr. Supelak, yes; Ms. Call, yes; Mr. Fishman, yes; Ms. Fox, yes; Ms. Kennedy, yes; Ms.
Newell, yes.
[Motion passed 6-0]

Ms. Newell inquired if the applicant is in agreement with the four conditions.
Mr. McCauley confirmed the applicant was in agreement.

Ms. Call moved, Ms. Kennedy seconded to recommend approval of the Preliminary Plat to City
Council with the following four conditions:

1) That the applicant ensures that any minor technical adjustments and updates
to the plat in accordance with the accompanying Preliminary Development Plan
are made prior to City Council submittal;

2) That the applicant continue to work with staff to ensure that the street names
are approved and indicated appropriately on the plat; and

3) That the applicant revise the Preliminary Plat prior to Council review to reflect
a typical chamfer at the corner of Hyland-Croy Road and McKitrick Road, as
required by Code.

4) That the applicant revise the plat to accurately display the planned 100-foot
right-of-way for Hyland-Croy Road.

Vote: Mr. Fishman, yes; Ms. Fox, yes; Ms. Newell, yes; Ms. Kennedy, yes; Mr. Supelak, yes; Ms.
Call, yes.
[Motion passed 6-0]

6. Dublin Gateway (Gorden Development), 7270 & 7150 Hyland-Croy Road,
17-061, Rezoning with Preliminary Development Plan

A request to rezone £45.4 acres from Rural District to Planned Unit Development District to
facilitate the future development of 91 single-family homes and up to 200 living units for seniors
with varying levels of care in one or more buildings and approximately 12.7 acres of open space.

7. Dublin Gateway (Gorden Development), 7270 & 7150 Hyland-Croy Road,
17-061, Preliminary Plat

A request to subdivide +45.4 acres into one lot for a senior care facility and 91 single-family lots,
rights-of-way for five public streets, and six open space reserves.

Ms. Call moved, Mr. Supelak seconded to table Cases 6 and 7.

Vote: Ms. Fox, yes; Ms. Newell, yes; Ms. Call, yes; Mr. Fishman, yes; Ms. Kennedy, yes; Mr.
Supelak, yes.

[Motion passed 6-0]

COMMUNICATIONS

Ms. Rauch reported that staff is attempting to schedule a joint meeting with City Council, the
Planning and Zoning Commission and the Architectural Review Board shortly after the beginning



City of
Dublin Planning and Zoning Commisison
GHIO, USA December 12, 2019

19-084Z/PDP — Overlook at Tartan

Summary Zoning Map
A request for review and
recommendation of approval to City
Council of a rezoning with preliminary
development plan of a 24-acre site within
the Tartan Ridge PUD to allow for the
future construction of up to 56 single-
family homes and approximately 7.9 Jerome!
acres of open space. loWEEHIE

Site Location
The site is located northeast of the
intersection of Hyland-Croy Road and

McKitrick Road. i

Property Owners
DVC 6700 Associates LLC; The Shoppes i, T;w
at Tartan Ridge LLC

Applicable Land Use Regulations
Zoning Code Section 153.050-153.056

Case Manager

Chase J. Ridge, AICP Candidate, Planner I
(614) 410-4675

cridge@dublin.oh.us

Next Steps
Upon approval of the recommendation of approval from the Planning and Zoning Commission
the application will be forwarded to City Council for review and final approval.
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Background

The approximately 24.5-acre site was annexed into the City of Dublin in 2002 (Ord. 71-02) and
originally rezoned in 2007 (Ord. 16-07) to PUD, Planned Unit Development District, Tartan
Ridge. The proposed site contains all or portions of Subareas D1, E, and F of the larger Tartan
Ridge PUD. The Planning and Zoning Commission reviewed and provided non-binding feedback
on a concept plan for this site in July of 2019.

Site Characteristics

Natural Features

The site is undeveloped, except for a stormwater management pond that was installed as part
of a previous phase of the Tartan Ridge development. There are trees and an abandoned silo
located in the southwest portion of the site. A stream runs west to east in the northern portion
of the site. This area included a Stream Corridor Protection Zone and the applicant will be
required to study the area prior to development.

Historic and Cultural Facilities
The site is not located within the Historic District and does not contain any known historically
contributing structures or artifacts.

Surrounding Land Use and Development Character

North: R: Rural District (Educational — Glacier Ridge Elementary)

East: PUD: Tartan Ridge (Single-Family)

South: PUD: Tartan West (Single-Family)

West: Jerome Township (Park and Recreation — Glacier Ridge Metro Park)

Road, Pedestrian and Bike Network

The site has frontage on Hyland-Croy Road to the west (£1,365 Feet) and McKitrick Road to the
south (£975 Feet). A shared use path exists along the eastern portion of the site with runs
north off McKitrick Road.

Utilities

The site is served by public utilities, including sanitary and water. Electrical and gas are also
provided on site.

Proposal

This is a proposal for a residential development on approximately 24 acres with a maximum of
56 single-family homes, new public streets with sidewalks, and open spaces. The proposal
includes approximately 7.9 acres of open space including shared-use path connections, a
gazebo and amenity space, and the expansion of a pond for use by the neighborhood. The site
is currently zoned PUD — Tartan Ridge and includes Subareas D1, E, and F which allow for a mix
of uses ranging from single-family homes to townhomes and a commercial center with the
potential for office, retail and restaurant uses. A fuel station is permitted as a conditional use.
This proposal requires a rezoning, and will result in a single subarea with a consistent
development pattern through the entire site.
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Community Plan/Future Land Use

Recommendations throughout the Community Plan are based upon a review of existing
conditions and evaluation of future development scenarios for their impacts on infrastructure,
roads and the fiscal health of the City. Dublin’s ability to maintain high quality of services and
quality of life depends on a careful review of development proposals for conformance with the
Community Plan.

The Future Land Use Map classifies all parcels within the Dublin planning area with a
recommended land use. The map is supported by a detailed description explaining the general
character of each land use type, including typical ranges for residential and non-residential
densities. The Future Land Uses for this site are Mixed Residential Low Density and Mixed Use
Neighborhood Center.

Mixed Residential Low Density designates a typical density of 3.0 dwelling units per acre and
are intended to provide a mix of housing options. Mixed Use Neighborhood Centers are
intended to provide daily retail uses and personal services for the convenience of
neighborhoods for which they are located. Such sites include a target of 60,000 square feet of
gross leasable area for non-residential uses. At 2.33 dwelling units per acre, the proposal is for
a less dense and less intense development than the Community Plan recommends.

Thoroughfare Plan

The Thoroughfare Plan recommends 100 feet of right-of-way and generous setbacks ranging
from 100 to 200 feet along Hyland-Croy Road. The creation of meandering shared use paths is
encouraged and curb cuts should be minimized as to maintain openness and the rural character
of the roadway. This proposal is currently showing a dedication of only 40 feet from centerline
for Hyland-Croy Road. The applicant should revise the dedication along Hyland-Croy Road to be
50 feet from existing centerline to be consistent with the Thoroughfare Plan. The Thoroughfare
Plan also recommends 80 feet of right-of-way for McKitrick Road. The proposal meets this
requirement by showing a dedication of 40 feet from centerline for McKitrick Road.

Proposal Details

Layout

The proposed site is rectangular in shape and is situated west of the Tartan Ridge
neighborhood and south of Glacier Ridge Elementary School. The proposal depicts the
extension of Brenham Way to the south to connect to McKitrick Road, as well as the extension
of Enfield Trace to the west to connect to Brenham Way. Emmet Row Lane is also to be
extended on the north end of the site and will curve to the south connecting to a new stubbed
public street, Jasmine Glen Drive. Three additional public streets are proposed to provide access
to the center and southern portions of the site. Open space with associated landscaping is
shown along Hyland-Croy Road, McKitrick Road and Brenham Way. The existing stormwater
management ponds in the northwest and the southeast portions of the site are proposed to be
altered and expanded. A new dry basin is proposed for the southeast portion of the site, as
well. Sidewalks are shown throughout the development and a shared-use path is proposed
along the Hyland-Croy and McKitrick Road frontages, as well.

Staff is concerned that Lot 1 is proposed in a remote location and not integrated into this
Subarea. Staff recommends this lot be eliminated from the proposal.
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Zoning

The site is currently zoned PUD, Planned Unit Development District and contains all or portions
of Subareas D1, E, and F which allow for a mix of uses ranging from single-family homes to
townhomes and a commercial center with the potential for office, retail and restaurant uses. A
fuel station is permitted as a conditional use. This proposal would create a new subarea with a
uniform development pattern.

Site

As discussed above, the 24-acre site is a portion of the larger Tartan Ridge neighborhood. The
proposal is for 56 single-family homes. A preliminary plat application (Case 19-085PP) has been
prepared to coincide with the review of this rezoning application.

Access

Primary access to the proposed lots will be from McKitrick Road via Brenham Way. Brenham
Way currently ends at Baronet Boulevard; however, the street will be extended from its
terminus at Baronet Boulevard to McKitrick Road to allow for access to the site.

Enfield Trace currently ends in @ hammerhead just east of the existing basin at the southeast
portion of the site. As approved with the original zoning, the proposal includes extending this
road to the west and connecting to the extension of Brenham Way.

As with other new access points created onto existing roadways from Tartan Ridge and other
residential development, a left turn lane will be required to be constructed from McKitrick Road
to the new public roadway connection of Brenham Way. This improvement will serve to fulfill
the existing Tartan Ridge Infrastructure Agreement that lists this improvement as a required
improvement with the new street connection. This proposed development will eliminate a
previously approved street connection from Hyland-Croy Road to Tartan Ridge and therefore
will not require any improvement to Hyland-Croy Road, which is also listed as an improvement
to be made with any new street connection in the Infrastructure Agreement.

On the north end of the site, Emmet Row Lane will be extended to provide access to the new
homes. Emmet Row Lane is proposed to terminate in a north-south orientation into Jasmine
Glen Drive. Jasmine Glen Drive is proposed to curve to the south, eventually turning into Ariel
Drive. Ariel Drive will then terminate into the new extension of Brenham Way. Gaston Drive
(east-west), located in the center of the site, will serve as a connection between Brenham Way,
Jasmine Glen Drive and Ariel Drive. Jasmine Glen Drive is proposed to be terminated before
connecting to Brenham Way. There are 15 on-street parking spaces proposed in the
development, five on each of the three north-south oriented streets. The street names have not
yet been approved by the City and will require approval prior to the acceptance of the
preliminary plat.

Sidewalks are proposed throughout the entirety of the site, including along all frontages and
leading to a proposed overlook in reserve A (northwest portion of the site). An eight-foot wide
shared use path is proposed along McKitrick Road, turning north along the entire length of
Hyland-Croy Road. The proposal shows the pedestrian and bikepath network connecting into a
future roundabout at Hyland-Croy and McKitrick Road. As this development will likely be
constructed prior to this capital improvement being completed, the applicant should develop
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and connect to the existing pedestrian and bikepath system at Hyland-Croy and McKitrick Roads
in the current intersection condition and provide for safe connections and crossings

Stormwater Management

The proposal includes the use of three stormwater management facilities. Along with the
construction of new public storm sewer and drainage structures, the existing stormwater pond
in the northwest portion of the site is proposed to be slightly altered with this proposal and is
situated within Reserve A. Also proposed within Reserve A is a dry basin in the southeast
portion of the site. The existing pond in Tartan Ridge (southeast portion of the site, east of
Brenham Way) will be modified to accommodate the proposed development. Reserves A
through E are to be owned and maintained by The Overlook at Tartan Ridge homeowners
association. The existing stormwater management pond east of Brenham Way is owned by the
City of Dublin and is proposed to continue to be owned and maintained by the City of Dublin.

Utilities: Water

This site will gain access to public water for domestic and fire protection service by the
proposed construction of water mains and fire hydrants extended from existing eight-inch water
main in the immediate area.

Utilities: Sanitary Sewer

Sanitary sewer will be available to the development by means of the proposed construction of
new public sanitary sewer mains and associated sanitary sewer services to each proposed lot.
Engineering analysis was submitted that demonstrated that the anticipated sanitary sewer flow
from this development would be less than what would be expected from the currently approved
zoning.

Development Text

The development text is the regulating document that outlines the development standards for
the development including uses, lot requirements, and architecture and materials. The applicant
has provided a development text with development standards specific to this PUD Subarea,
Subarea F.

Uses
Per the proposed development text, the permitted uses in Subarea F are limited to single-family
homes.

Development Standards

The proposal includes 56 single-family lots generally separated into two different sizes.
Courtyard lots are a minimum of 60 feet wide at the building line and a minimum of 125 feet
deep. Twenty-two courtyard lots are proposed and are located on the perimeter of the site.

Patio lots are a minimum of 52 feet wide at the building line and require a minimum lot depth of
125 feet. The remaining 34 lots are patio lots and are primarily located in the interior of the
site.

The smallest lots are 6,500 square feet and the largest lot is 10,764 square feet in size. Lot
coverage is limited to 60 percent, including structure and driveway.

For courtyard homes, the front yard setback is a minimum of 15 feet and a maximum of 25 feet
from the right-of-way, or otherwise shown on the preliminary plat. For patio homes, the front
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yard setbacks are also a minimum of 15 feet and a maximum of 25 feet. However, front loaded
garages must be located at the maximum setback of 25 feet while non-garage portions of the
front facade may be permitted to extend up to the minimum 15-foot setback. Rear yard
setbacks for both lot types is 25 feet from the rear property line. The minimum required side
yard setback is 6 feet.

At-grade patios on both the patio lots and courtyard lots may be permitted to encroach a
maximum of 10 feet into the required rear yard provided that no walls greater than 36 inches in
height are incorporated into the patio design. Window wells may encroach into the side yards a
maximum of three and one-half feet, provided that there is a minimum of eight feet of
separation between these permitted encroachments on adjoining lots. Air conditioners may
encroach into side yards a maximum of two and one-half feet.

All residential structures are limited to a maximum height of 25 feet, as measured per the City
of Dublin Code.

Landscaping

The applicant is proposing a number of landscape improvements with this plan. The most
notable landscape improvement proposed is to the exterior of the site, along Hyland-Croy Road
and McKitrick Road. The applicant is proposing a naturalized mix of deciduous, ornamental and
evergreen trees within Reserve A. This is consistent with other developments along the corridor
and provides screening and privacy for the new homes. Along the northwest portion of the site,
the applicant is proposing a less dense cluster of trees and no mounding so that a vista of the
existing pond is possible from the west.

Proposed for the southeast portion of the site is an entry feature surrounded by low and mid-
height plantings with taller evergreens behind. The pond overlook and shelter in the northwest
portion of the site will also include low and mid-height plantings as well as some ornamental
trees.

All of the CBU locations will be landscaped using a mix of plantings including evergreen trees,
deciduous trees, and low and mid-height plantings. Street trees will be planted per City of
Dublin Code. This proposal also requires a hedgerow in front of all residential units in the
development to be consistent with the overall Tartan Ridge development.

Architecture

The Tartan Ridge development is unique in its detailed architectural requirements, which
prohibit overlapping forms, particularly for roofs and require symmetry in design and window
placement. In addition, diversity of architecture is strictly enforced. Subarea F will have a
decidedly different feel to it, but incorporates many of the same elements found elsewhere in
Tartan Ridge. The applicant has indicated that the character of Subarea F will be identified by
European Country and Midwestern Vernacular architectural styles.

Key massing principles outlined in the development text include a prominent street presence,
appropriate proportions, clean intersections and purity of form. These principles intend to
provide the same high-quality architecture as is found elsewhere in Tartan Ridge. Massing
issues such as continuous walls and awkward proportions shall be prohibited in this subarea.
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Permitted exterior materials include stone, manufactured stone, stucco, wood or cementitious
fiberboard. The primary building materials on the front elevation of a home are required to be
represented on all elevations, similar to what already exists in Tartan Ridge. A masonry water
table, a minimum of 30 inches high or to the height of the window sill is required on all
elevations. No walls are permitted more than two cladding materials unless otherwise approved
by the Architectural Review Committee.

The applicant has identified 17 lots that are especially visible throughout the development.
These homes are primarily on corner lots or along Brenham Way, where side elevations are
highly visible. For these homes, additional cladding requirements exists as to ensure a high-
quality aesthetic throughout the neighborhood. These homes must be rendered with a constant
cladding material on all sides exposed to view. This requirement will also ensure consistency
throughout the entirety of Tartan Ridge.

Shutters, when used, are to be used consistently on all elevations and to be sized to fully cover
the associated window. Shutters must be a flat panel or board and batten style.

Permitted roof materials include an architectural grade asphalt shingle, wood shake, wood
shingle, or natural or synthetic slate. Metal standing seam materials are permitted on porches,
hyphens, and dependencies.

Permitted garage configurations include street loaded/front oriented and street loaded/
courtyard oriented. Double bay overhead doors and garages containing three or more bays are
permitted. However, garages shall comprise no more than 45 percent of the total linear width
of the front elevation. Driveways are to be constructed of brick pavers.

As part of this proposal, the applicant has indicated that the HOA declarant shall form an
Architectural Review Committee (ARC) to review all architecture to ensure that all dwellings and
accessory structures comply with or exceed the architectural standards set forth in the
development text.

Entry Sign

The proposal includes one ground monument sign identifying the neighborhood at Brenham
Way and McKitrick Road. The applicant has indicated that this sign will be similar in character to
the existing Tartan Ridge sign located at Brock Road and Wilton Chase Street. The ground sign
will have a rectangular profile, a masonry base, and will be a maximum of six feet in height.

Rezoning with Preliminary Development Plan Analysis

1) The proposed development is consistent with the purpose, intent and applicable
standards of the Zoning Code;
Criterion met with Condition. This proposal is consistent with the purpose, intent and
applicable development standards of the Zoning Code requirements, except as altered in
the proposed development text to create unique and specific standards for this proposal.

However, the preliminary development plan does not accurately reflect the geographic
extent of Subarea F, which should be updated prior to Council review.
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The proposed development is in conformity with Community Plan, Thoroughfare Plan,
Bikeway Plan, and other adopted plans or portions thereof as they may apply and will
not unreasonably burden the existing street network;

Criterion met with Condition. Based on previous discussions with the Commission, the
proposal was deemed to be largely consistent with the Community Plan
recommendations and the established character of the neighborhood.

Staff recommends that the applicant revise the dedication along Hyland-Croy Road to be
50 feet from existing centerline to be consistent with the Thoroughfare Plan. Staff is also
recommending that the applicant develop and connect to the existing pedestrian and
bikepath system at Hyland-Croy and McKitrick Roads in the current intersection
condition and provide for safe connections and crossings.

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

Criterion Met. This proposal provides for an orderly development and will improve the
surrounding area.

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

Criterion met. The development is appropriately located within the City and is an
example of the type of a development type appropriate for this District.

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

Criterion Met. There proposal provides 7.9 acres of open space where 3.56 acres are
required.

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

Criterion met. While a significant number of trees are being removed, the applicant has
provided a tree survey and replacement plan, is proposing replacing trees on an inch-
for-inch basis, and is proposing significant landscaping on the site.

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

Criterion met. The applicant has worked with staff to ensure adequate services and
infrastructure is provided.

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

Criterion met. Access to the proposed site will be from all adjacent public streets and
paths will also be provided through the site and to the park.
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9) The relationship of buildings and structures to each other and to such other facilities
provides for the coordination and integration of this development within the larger
community and maintains the image of Dublin as a quality community;

Criterion met with Condition. The proposal includes appropriate coordination and
integration with its surroundings and maintains Dublin as a quality community. Staff
recommends the elimination of Lot 1 due to the separation of the lot from the remainder
of the subarea.

10) The density, building gross floor area, building heights, setbacks, distances between
buildings and structures, yard space, design and layout of open space systems and
parking areas, traffic accessibility and other elements having a bearing on the overall
acceptability of the development plans contribute to the orderly development of land
within the city;

Criterion met. The proposed layout and intensity are appropriate for this site.

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

Criterion Met. The development includes provisions for stormwater management via
storm sewer, existing basins and a new basin.

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

Criterion Met. The proposed design, site arrangement and anticipated benefit to the City
will be ensured through the proposed development text.

13) The proposed building design meets or exceeds the quality of the building designs in the
surrounding area and all applicable appearance standards of the city;
Criterion met. The preliminary development plan includes a Subarea development text
based largely on the existing Tartan Ridge development text, which will create a
cohesive high quality development.

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

Criterion not Applicable. The development will not be phased.

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

16) The applicant's contributions to the public infrastructure are consistent with the
Thoroughfare Plan and are sufficient to service the new development.
Criterion met. All contributions to infrastructure have been agreed upon and approved
as part of the Agreement.
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The proposal is consistent with all of the applicable review criteria contained in the Zoning
Code and Approval is recommended with the following conditions:

1) That the preliminary development plan Subarea map be revised to include the existing
stormwater management pond in the southeast portion of the site that is to be
redesigned, prior to Council review;

2) That Lot 1 be eliminated from the proposal; and,

3) That the applicant continue to work with Staff to ensure that the street names and
naming method is appropriate;
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The Planning and Zoning Commission took the following action at this meeting:

1. PUD - Tartan Ridge Subareas D1, E, & F PIDs: 3900140580000,
4000140580020, 4000140581010, 3900140580020

19-049CP Concept Plan
Proposal: Potential rezoning of 24 acres within the Tartan Ridge development to

accommodate the construction of 56 single-family homes targeted
toward empty-nesters and associated site improvements.

Location: On the east side of Hyland-Croy Road, north of the intersection with
McKitrick Road

Request: Review and approval of a Concept Plan under the provisions of Zoning
Code Section 153.066.

Applicant: Gary Smith, G2 Planning & Design

Planning Contact: Claudia D. Husak, AICP, Senior Planner/Current Planning Manager

Contact Information:  (614) 410-4675, chusak@dublin.oh.us

Case Information: www.dublinohiousa.gov/pzc/19-049

RESULT: The Commission reviewed and commented on a Concept Plan application for the potential
rezoning of 24 acres in the Tartan Ridge development to convert the currently permitted uses
of commercial, townhomes, and single-family lots to small, single-family lots for an empty
nester market. Most Commissioners supported the change in use, while others were
concerned about losing the option of neighborhood serving commercial services. The
Commission commented on the dense layout proposed for the site and the lack of integrated
open space, The Commission requested the applicant uphold the architectural character and
integrity of the established Tartan Ridge neighborhood.

MEMBERS PRESENT:
Victoria Newell Yes
Jane Fox Yes
Warren Fishman Yes
Kristina Kennedy Absent
William Wilson Yes
Mark Supelak Yes
Rebecca Call Absent

STAFF CERTIFICATION

Claudia D. Husak, AICP
Senior Planner/ Manager of Current Planning

PLANNING 5800 Shier Rings Road  Dublin, Ohic 43016  phone 614.410.4600 fax 614.410.4747 dublinchiousa.gov
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MEETING MINUTES

Planning & Zoning Commission
Thursday, July 11, 2019

CALL TO ORDER
Chair Newell called the meeting to order at 6:30 p.m.

PLEDGE OF ALLEGIANCE
Ms. Newell led the Pledge of Allegiance.

ROLL CALL
Commission members present: Ms. Newell, Ms. Fox, Mr. Supelak, Mr. Fishman and Mr. Wilson

Commission members absent:  Ms. Kennedy and Ms. Call
Staff members present: Ms. Rauch, Ms. Husak and Mr. Hartmann

ACCEPTANCE OF DOCUMENTS

Mr. Fishman moved, Ms. Fox seconded, to accept the documents into the record.

Vote: Ms. Newell, yes; Ms. Fox, yes; Mr. Supelak, yes; Mr. Fishman, yes; Mr. Wilson, yes.
(Motion passed 5-0)

APPROVAL OF MINUTES

Mr. Fishman moved, Mr. Wilson seconded, to approve the June 20, 2019 meeting minutes.
Vote: Mr. Supelak, yes; Mr. Wilson, yes; Mr. Fishman, yes; Ms. Fox, yes; Ms. Newell, yes.
(Motion passed 5-0)

Ms. Newell stated the Planning and Zoning Commission is an advisory board to City Council when
rezoning and platting of property is under consideration. For those cases, City Council will receive
recommendations from the Commission. For other cases, the Commission has the decision-making
responsibility, and anyone who wishes to address the Commission on any of the administrative
cases must be sworn in. There are no cases on the consent agenda tonight, and the agenda order
is typically determined at the beginning of the meeting by the Chair.

CASES
1. Tartan Ridge, Subareas D1, E, & F, 19-049CP, Concept Plan

Ms. Newell stated that this application is a request for the potential rezoning of 24 acres within the
Tartan Ridge development to accommodate the construction of 56 single-family homes targeted
toward empty nesters and associated site improvements. The site is on the east side of Hyland-
Croy Road, north of the intersection with McKitrick Road.
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Case Presentation

Ms. Husak stated that a concept plan is the first step with a rezoning to a planned unit development
(PUD). The site is currently zoned PUD and consists of portions of three subareas. The applicant is
requesting a rezoning of 24.5 acres to create a new subarea with unique standards that would
apply to that subarea only, A concept plan is necessary because the proposed rezoning does not
currently meet the Community Plan provisions, which are based an the zoning that was in place
when the Community Plan was updated. The second step will be the rezoning, which will include
a Preliminary Devetopment Plan, Approval of a rezohing occurs by legislative action of City Council,
for which Planning Zoning performs an advisory role. The third and final step is adoption of the
Final Development Plan by the Commission.

Site

On the south of the proposed new subarea is McKitrick Road and one of the subareas within Tartan
West that includes detached and attached condominiums, To the north is Glacier Ridge Elementary;
to the east are Tartan Ridge subareas; immediately adjacent is the alley-loaded area in Subarea
D1, on the west, is the Glacier Ridge Metro Park.

The Tartan Ridge dewvelopment is essentialiy completed; there are few lois remaining. This
narticilas subarea was inciuded in the overall development for Tartan Ridge. The 2005 Ta=an
Ridge zoning included 68,000 square feet of commercial use, a fuel statien permitied as
ronditional use, and restaurant, retail and office. Fourtcen yoars have passed since that zoaing,
and no applicatior or inguiry hes peen made for any commeraa! developrment within the area. Tha
other use permitted immediately adjacent ta the M/ alley-loaded lots was 24 townhouse units, On
the northern boundary, the street could be exterded with six or more single-family tots permtted.
The Community Pan was updated after Taran Ridge was zonea and roficcts the uses that wers
cxoocted gt that time, which inciudes lower density, mixed residentiai (3.0 units/acre! with a
neighborhood retail canter,

Proposal
The applicart is proposing to create a new subareq, taking everything that is romaining out o

those three existing subareas and creating a new subared for mainternarce-free, single-family
homes for emply nesters desiring to downsize but stili prefarsing a nigh-ond living environsent.
The site layout includes streets that weore part of the origingl Tartar Rigge Plan as well as an access
paint on MoKitrick Road to the south. The City is working with Union County of @ roundabout at
Mekiirick and Hyland-Croy Roads, which the applicant has incorparated inte their plan with the
ampie scthback that is typical of Mylard-Croy Road. There ara public street connections throughout
the neighhorhood. The applicart has provided canceptual drawirgs of the Romes, which wili be
ranch ang 1.5-stary homes Lo provide primiarily first floor Gving.

i
i

Architecture

There are a majority of frong loadea garages due to the let sizos and widths, although there are
possipifitios for some side-loagad/courtyard garages. In the current development text for Tartan
Ridge, there are significant architectural requirements and stardards, which are nor sypwcai for any
ather development texts within the City.

Thera is no review criteria for Concept Plan reviews. They arc similar (o Inforimal Reviews, and
therefore, discussion cuestions have been grovided Tor the Comenission. The applicant 15 seeking
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feedback an the proposa! to rezane the site fo a new PUD to eccommodate the proposad
construction of 56 single-famiiy homes and associates site improvemeants,

Commission Questions

Mr. Fishman inquired the size of the sideyard setback.
Ms. Husak stated that detail is not yet determined, However, in Tartan Ridge, the smallest setback
is & feet. Tartan Ridge is divided into estate lots, village lots and more compact lots,

Ms. Fox stated that in the Tartan Ridge development text, the importance of setbacks and
maintaining a rural character along Hyland-Croy and McKitrick Roads was emphasized. 1s the
setback approximately 110 feet, in addition to the 60-foot right-of-way from the centerline of the
roadway?

Ms. Husak responded that the Community Plan currently requires a setback of approximately 100
feat from the edge of the right-of-way.

Ms, Fox inguired if that right-of-way begins at the centerline of the roadway and extends 60 fest.
Ms. Husak responded that the width of the Hyland-Croy Road right-of-way is 100-120 feet,

Mr. Supelak inguired if this proposed development would make a change in the 2005 master plan
far the subareas that were not developed. If so, would the standards for thase previous subareas
be ahsorbed into a new subarea and ultimately, a new PUD?

Ms, Husak responded that the standards wouid not necessarily be absorbed, The standards
currentty In place for the three subareas that the applicant is asking to combine do net translate
to the proposed development. The new subarea would be laid out similarly, however, with
standards for setbacks for the rear and side vards and architectural standards.

Mr. Supelak stated that new subarea standards will be written for this new rezoned area, Will the
rest of the Tartan Ridge standards remain in place for this development, as well?

Ms. Husak responded affirmatively. In the front of the development text are many standards that
apply holistically across the entire Tartan Ridge development, Those standards will need to be
updated, because as currently written, technically, they would not apply to this subarea.

Ms. Fox inguired if most of the standards in the original Tartan Ridge development wodld not appiy
to this new subarea and, i rezoned, the new subarea would not go before the Tartan Ridge
architectural review committee, Many other fems that were defined in the original Tartan Ridge
PUD, such as setbacks, altey use, posts, etc., would not apply to this new subarea. Is that correct?
Ms, Musak responded that is not necessarily the case. Staff has worked with the applicant to include
many of the details that make Tartan Ridge unique; for instance, the individual driveway columns
and hedge along the rear of the sidewalk will be included tn the new subarea standards, Potentially,
setbacks coutd be different, as well as the standards for the garage location in relation to the front
of the homeas. The expectation is that the applicant would subject this architecture to the Tartan
Ridge review committee. One item required in Tartan Ridge is a symmetry in the design of the
homes,; for instance, roofs are not altowed to overlap and forms of buildings must be distinct from
one angther. Staff would work with the applicant to determine if that requirement is feasible in this
new area, as well as window and door placements.

Mr. Supelak stated that in the original 2005 master plan for Tartan Ridge, Baronet Boulevard
extended through the development and connected to Hyland Croy Road; that roadway is not shown
here. Is that determined by the City or the applicant?
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Ms. Husak responded that is primarily determined by how the lots are laid out, Engineering had no
objections Lo the road connection not being continued. They did express concerns with the close
spacing of this intersection and requested that the intersection not extend all the way through.
Washington Township Fire and Engineering had no objections to the proposed roadway iayout.

Mr. Wilson stated that the commercal element is being eliminated in this proposed plan, Is there
a nearby commercial area that can serve this neighborhood as it grows? If the demand is increased
for the current commercial centers, there could be associated traffic issues, Is there any area to
the north in the master plan that might alleviate that potential congestion?

Ms. Husak responded that there is no such site currently within the City of Dubtin. The applicant
can comment on the marketability of a commercial site in this location, Qak Park is experiencing a
simitar issue, and staff is working with them to convert their commercially zoned area to residential,
as well. The closest commercial center to this site is in Dublin Green — Costco’s, Aldi's, ete. Jerame
Village to the north has commercial use included in their plans, but there are many more homes in
that neighborhood.

Mr. Wilson inguired the reasen for the different size lots, some narrower and some wider,

Ms. Husak deferred the guestion to the applicant.

Applicant Presentation

Kevin McCautey, Stavroff Land and Development, 6689 Dublin Center Drive, stated that their firm
owns this property and has been involved with the Tartan Ridge development since the beginning.
Over the fast 10-14 vears, they have met with various retaiters focusing on what o commercial
center in this focation would need to survive. They have also been in communication with many
residents aver the years, whose greatest concern has been the potential retall that was planned
for the future. They have worked on different plans, trying to meet evervone’s objectives, but in
all cases, the residents have strongly abjected. There was aiso a market issue. During the 2009
etonomic downturn, retailers discontinued plans to expand into green sites, and limited their efforts
to infilling current sites. When the market began to improve, the Jerome Village development
occlrred with plans for a large commercial center at U.S. 42. In addition, the new commerclal
development with Costco in Jerome Township drew the majority of retailers. The type of retailers
they would be able to attract to this development wouid be fimited, and there would be
averwhelmingly negative input from residents. After much discussion, they believe the proposed
plan will accomptish the best intent for this area.

Concarning the earlier comment about the lack of connection to Hyland-Croy Road, they nave
repeatedly heard from the residents that they do not want more cut-through traffic through their
neighborhood. There are already three access points into the neighborhood of 225 homes; the
residents do not want a fourth. In addition, there is a New Community Authority in place for the
Tartan Ridge stbdivision that allows them to charge back $800,000 for infrastructure costs to the
residents of Tartan Ridge. The residents in the neighborhood are aiready absorbing the costs of
those three intersection improvemants. The New Community Authority allows them to improve two
more intersections, which would resuit in an additional $800,000 in costs, The residents are not
supportive of the additionai intersections and are requesting that their New Community Authority
costs be reduced. This proposal eliminates a cut-through and & potential of $400,000 in additional
infrastructurs costs. It also climinates the retail to which the residents overwheimingly abjected.

They met with the Tartan Ridge HOA president, with a board member and several residents from
Subarea 5 (the area that would be most impacted by retail}, and conducted an email poll of the
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Tartan Ridge neighborhood. They believe they have heard from the community as a whole that a
commercial element is nof desired. The neighborhood representatives who have seen the
alternative proposal have respondad pesitively. They appredated the removal of the two potentially
negative elements and the addition of an alternative single-story product in Tartan Ridge. This
product also responds to the City's desire for more custom homebuilding in Dublin, Romanelli &
Hughes is one of the best custom homebuilders in the area. The value of this product will mest or
exceed the product that exists there today. It also will reduce the impact of the excessive amount
of retail in the original plan (68,000 sq. feet) on the Tartan Ridge neighborhood and the
surrounding area by replacing it with 56 residential units. The respaonse from the community to
their propasal has been overwhelming positive.

Commission Questions for the Applicant

Ms. Fox inguired when the poll of the residents occcurred.

Mr. McCauley responded that the online survey was approximately 3 years ago, although there
have been group meetings with residents, and most recently, a meeting with the HOA,

Ms. Fox inguired if this proposed plan was presented to the HOA.

Mr. McCaliley responded that it was.

Ms. Fox inquired if it was the HOA's annual meeting, a large group of residents, or with only a few
residents.

Mr. McCauley responded that they met only with the president of the Tartan Ridge HOA. They also
met with the subset Tartan Ridge HOA for Subarea 5.

Ms. Fox inquired if the HOA president has shared this plan at their website.

Mr. McCautey responded that he is not aware of what communication the president has had with
the neighborheod.

applicant, stated that an important factor to consider along with the proposed site plan is the buyer
profile. The people who are attracted to the Romanelii & Hughes' empty naster product are peopla
from the Dublin area, who have raised their families and want to reduce their home maintenance
respansibilities, They are very mobile, however, and often want to close their Dublin homes for six
months angd spend the remainder of the year in a second home located elsewhere, Consequently,
they prefer to own a home in g community that is maintained for them. They are selliing homes
with significant equity and want to place it in another home that will continue to hold its value.
Fomanelli & Hughes is building a similar product in a3 number of locations; it has been very
successful for them.

fr. Smith indicated that this site layout meets the generous setback requirerments for Hyland Croy
and McKitrick Roads. That will be enhanced with a considerable amount of mounding and
landscaping to screen the development and create a mare rural appearance. There are a variety
of lot sizes to give the community overall variety and to support a variety of Romanelii & Hughes
products of different widths and depths, There are many different home layouts popular with their
buyers, each of which may require a different lot size or depth. This will provide diversity in the
community, Some of the homes have courtvard-style, side-facing garages. They have discussad
with staff the potential for incorporating a variety of setbacks throughout the site to achieve the
divarsity requiremants and maintain the ¢verall theme of the Tartan Ridge community. For
instance, a side-loading garage cauld be set closer to the street than a front-loading garage, They
are also trying to incorporate many of the {andscape cues from the Tartan Ridge community, such
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as the hedge along the street and the columns alongside the driveways. They have and will
rontinue to work with staff on the architecture to ensure that it is compatible for their product and
with the rest of the Tartan Ridge community. There will also be an outside amenity area with a
fireplace, gritt and gathering area for the cammunity. They will appreciate the Commission’s
feedback on the three discussion gquestions posed by staff.

Mr. Fishman stated these houses are small, and a front-icading garage would be dominant. What
percentage of the homes would have courtyard garages?

Mr. Smith responded that no percent has been specified, but they do not envision a high percentage
of courtyard garages. The anticipation is that, to some extent, it would be a buyer-driven decision,
However, if the Board wouid prefer a maximum or minimum be defined, they do not object ta
having that discussion.

Mr. Fishman noted that they indicated there would be a 6-foot sethack. With only 12 feet between
the hames, that would mean a view of a large number of garage doors. He would like to have as
many homes with courtyard garages as possible, as it would make a significant difference in the
view from the street,

Mr. Smith agreed that it would help provide variety in the strest view, which is the intent of varying
the setbacks, lot widths and architectural styles. Diversity requirements are included in the
architectural styles, consistent with the Tartan Ridge subdivision.

In response to Mr. Fishman's question, Mr. Smith indicated that there would be a minimum of 12
feet between the homes and the air conditioning units would be located behind the homes.

Mr. Wilson inquired about the open building design that was included in the packat.

Mr. Smith noted that it was a conceptual image of a park amenity.

Mr. Wilsen induired if the entire development would be connected to the surrounding trail system.
Mr. Smith responded that connections waould be provided to the trail system along McKitrick and
Hyland-Croy Roads.

Mr. Fishman inguired if the homes wotild have fireplaces, as he does not see those indicated on
the conceptual drawings.

lim Ghlin, Manager, Land Acquisition and Development, Romanelli & Hughes, 7077 Sandimark
Place, Westervilie, Chip, stated that Romanelli & Hughes was invited by Kevin McCauley and Matt
Stavroff to provide the services of a high-end custom homebuilder. Their design process begins by
ooking for a theme for the community itself. Their current renderings show a stone and stucco
theme throughout the community. As a custom homehuilder, they provide examples of the styles
of homes that could be built, but every home will be individually designed. As a result, the homes
in this community will be the product of Romanelli & Hughes working with the homebuyers.
Fireplaces are an option in the homes, Most of the homes in this empty nester community will be
1,800-2,500 square feet on the first floor, and all of the homes will have basements, most of which
will be finished. An upstairs bonus room is an option, as well, Staff emphasized the need for
architecture diversity, and they have attempted to provide examples of what they have done. In
regard to the number of courtyard garages, approximately 25 courtyard garages could fit within
this community, many of which would be 3-car garages.

Ms, Fox stated that the original Tartan Ridge plan calted for a village-type setting. This pian departs
fram the opportunity to create that village—type setting and tekes another direction. Was any
consideration given tc adhering to the original concept?
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Mr. Smith responded that this concept does not completety depart from a village-type setting.
There will ba gridded streets and high-quality architecturée ¢consistent with the gverail Tartan Ridge
community. This product would add to the diversity of the community and attract the empty-nester
buyers, who will interact with the other residents and be a part of the village, What will be last is
the commercial element and a coupte single-family homes and townhomes. Those townhomes
departed as rmuch from the village setting as the proposed homes. This ptan does retain the
residential use, which is what fits with the rest of the Tartan Ridge community.

Mr. Wilson inquired if the streets and driveways would be concrete.

Mr. Smith responded that the streets would be asphalt with concrete curbs. The driveways would
be concrete or pavers, hut that ftem is not yet determined.

Mr. Wilson inquired if there is @ hedge and monuments at the front of the lots,

Mr. Smith responded that in the Tartan Ridge community, a hedge lines the back of the sidewalks
in front of the homes, That theme will be continued in this develapment, making it consistent with
what already exists in Tartan Ridge.

Mr. Wilson inquired if this feature would be maintained by the association.

Mr. Smith responded that all of the mowing and maintenance of the apen spaces will be the
respansibility of the homeowner association. The only outdoor maintenance that homeowners
would be responsible for would be that of their small garden spaces.

There was no public cormment,

Commission Discussion

Ms. Newell requested that the Commissioners respond to the discussion questions posed by staff,

Ms. Fox stated that the Tartan Ridae development was an intensive, weltl-planned concepl. The
individuals who purchased homes in this development likely anticipated that it would be completed
according o its original design, It wouid be helpful to know what the majority of the existing
homeowners think about the proposed change in that design. She is supportive of the conversion
of townhomes in the commercial area into single-family ranch homes for empty nesters. Dubiin is
looking for & variety of housing. One of the most attractive features in the Tartan Ridge community
is the sense of a village. She is within the empty nester age group, and would be interasted in
maoving only to samething that provided & walkable, village setting, She would want the view from
her front door to be that of a beautiful courtyard or village setting. In this layout, everything is
immediately adjacent to the other. It is not unigue or different in any particutar way, t looks like
the trending, empty nester home that is being buit everywhere. She belisves there is opportunity
to offer so much more than this. The layout and design are not harmonious with what was designed
in the original Tartan Ridge PUD, which was a unique and attractive design. Mare seniors would
be attracted to houses designed similar to that, She could not support a plan like this, because if,
would devalue the uniqueness of the rest of the development. Most importanthy, the Community
Plan states that in every new development, the opportunity for a live, work and play area be
considered, Retaining the opportunity for mixed uses in this location couid aftract some smait-scale
retail. She has strong hesitation about moving away from the original develapment plan, because
it is becoming increasingly papular to have mixed uses. She understands that some of the residents
have expressed concerns, Dut mixed uses can be achioved in an attractive manner, Even if the
appiicant is convinced that mixed uses are not appropriate here, she is not sure this is the right
design,
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Mr. Fishman stated that he agrees with some of Ms. Fox's comments. However, he strongly
supports “down zoning,” so if it can be verified that the neighbors do not want a commercal
element, he would be supportive of efiminating it. Rather than situating the detention pond in a
corner of the community, coutd the plan be redesigned to use the water as a central focus within
the cornmunity? He has no objection to the proposed architecture, although he also would tike to
see paver sidewalks and driveways and elements that create a village appearance. This plan
appears to have focused on achieving as many houses as possible on the acreage, In essence, he
would prefer a more village-style community with the detention pond located more centrally within
it. It might be possitde to leave a small commercial piece in the plan. Overall, he is supnortive of
this concept, but with a more creative and attractive layout than the typical vertical/horizontal
street grid packed with houses.

Mr. Wilson stated that he appreciates the efforts the applicant has made to acquire the community’s
initial feedback on the proposal. The plan is currently in the preliminary stage. As it moves forward,
will neightors be notified of the project and their opportunities to provide input? The proposed
rezoning seems to be consistent with the input received to date from the neighbors in the
surrounding area. He has no objection to rezoning the site to an empty nester residentiai
community. Jerome Village to the north will provide a nearby commercial area in addition to the
existing commercial opportunities in the area. The development seems o have been enriched on
the perimeter with the lake on one side and a community gathering area on the other. Perhaps it
could be enriched within, as well, by adding smali gathering spaces with benches, landscaping and
interesting features for the residents to stop and enjoy, especially since the HOA will be maintaining
the outdoor spaces.

Mr, Supelak stated that although Commissioners agree that having a small retail shop, such as a
UDF, on the corner is the right touch, finding the right partner for this location would be very
difficult, The originally proposed retail centar was substantially iarger, With the other developments
in the area that will have commercial elements, it would be difficult to attract the right commercial
partners in this location. Consequently, he is supportive of rezoning this site to replace the
commerdcial use with residential, especially if that is consistent with the residents’ preferences. He
can appreciate that from the business perspective, it makes sense to put as many homes as
possible an the site; however, the site layout is much too compact. Homeowners are not going to
want to concede their entire front yard for a driveway that enters and turns out again, The Tartan
Ridge community has standards that limit the number of forward-facing garages. The change
between the community proper and this subarea would be noticeable. He concurs with the
suggestions to use the detention pond differently, lay out the streets differently, reduce the number
of forward-facing garages and concede a few iots. Those changes would ease the cramped
impression, and the proposed development would become more consistent with the existing
community.

Mr. Fishman stated that the applicant has made a good effort with this concept ptan. He believes
that the 25 potential courtyard garages should be required, as well as paver driveways and watks,
elimination of a few lots, and using the water feature creatively. He is supportive of the type and
quality of the housing; however, it needs te lock more like Dublin. He encouraged giving it a more
village feel; curved streets are much more attractive than parallel streets with packed housing. He
urged them to make the community appear unigue and special.
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Ms. Newell stated that she Is supportive of rezoning this area to a PUD. She believes the design is
harmonious with Tartan Ridge if the setbacks are staggerad within the site, as the applicant has
indicated. This architecture character does need to be refiective of what already exists in Tartan
Ridge, which is a unique development within the City. The architecture also needs o reflect that
uniqueness and individuality. In regard to the size of the lots, these are comparabie to other empty
nester developments. Having 12 feet between the homes is greater than some of the other empty
nester commiumnities that have been approved. In regard to the loss of retail, there are some
neighborhoods with a mix of retail that have not proven to be successful long-term. One of those
is Indian Run Meadows; the businesses in that commercial area experience frequent turnover.
While she understands Ms. Fox’s support for retaining a retail use, she also understands the reason
residents do not want that mix within their neighborhood. Where retail uses have existed, they
have struggled and, uitimately, some have become offices rather than retail establishments,

[Ms. Newell noted that Ms, Fox expressed her apologies for departing the meeting early to attend
a Special City Council meeting.]

Mr. Smith stated that they have received beneficial feedback from the Commission. They will review
and consider the suggestions made and return with a responsive application that is mutuaily
acceptable.

VIIi. ADMINISTRATIVE UPDATES

1. Historic Dublin — ARB Code Amendments & Historic Dublin Design Guidelines

Ms. Rauch stated that over a year ago, City Councll directed staff to remave the historic districts
from the Bridge Street District, making the historic districts stand-alone districts with their own
standards. Staff has undertaken an amendment to the Code to achieve that, as wefl as an update
to the Historic District Design Guidelines. This has resulted in some modifications to the boundaries
of the Historic District, The intent is to retain the existing standards to the extent possible. ARB
conducted its first review of the amendments at a Special Meeting on July 10, and staff is preparing
responses to their comments. Public input sessions are being scheduied during the next couple of
weeks. If desired, links to the draft documents can be shared with Commissianers. Tentatively in
August, PZC will see the propascd amendments in a formal review capacity and, uitimately, make
a recommendation to Councit for adoption,

2. Bridge Street District — Code Amendment & Design Guidelines

Ms. Rauch stated that in 2016, City Council and PZC heid a joint work session to identify desired
changes to the Bridge Street Code. Those identiffed were to the Historic South District, existing
commercial signage, and an overall update to the Bridge Street Code, An extensive review process
has occurred including the consultant and stakeholders within the District, and a Bridge Street Code
update and accompanying guidelines have been drafted. A final document accompanied with
graphics wiit be prepared, public input sessions will follow, and witimately, the Commission's review
and recommendation to Council,

Mr. Fishman inguired the northern boundary of the Bridge Street District.
Ms. Rauch responded that it is 1-270.
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Mr. Fishman inquired if thal would be the boundary on both sides of the river.

Mr, Rauch responded affirmatively.

Ms. Husak noted that the Bridge Street District is comprised of 1,100 acres, approximately 6 percent
of the City.

3. 2019 Council Goal — Upgrade of Building Materials

Ms. Rauch stated that at Council's 2018 Goal Setting Retreat, Councii identified the need to obtain
input on its Residentiat Appearance Code from other communities regarding thefr process and
material preferences. Staff has conducted that research and provided information to Coundil
outlining Dublin's requirements versus that of other communities. That information was discussed
at this year's Goal Setting Retreat. Coundi! directed that it be provided to the Commission to
determine if it meets the City's standard or if it should be updated and, if so, what items should be
considered. The City's current Residential Appearance Code was provided in this meeting packet
along with & summary of how it is applied. Much of the City's newer development texts supersede
the Appearance Code, which provides minimum standards for development.

Ms. Husak stated that examples of single-family homes that have been buitt per the City's
Residential Appearance Code also could be provided to the Commissioners. One example exisis on
Brand Road and ancther on the previous Maurer property at 7451 Dublin Road. While the
Restdential Appearance Code provides baseline standards, the Tartan Ridge development text has
the most detailed development standards, If desired, illustrations and photos could be provided to
assist the Commission in its review.

Ms. Newell responded that having illustrations and photos is always helpful, which is why they
shouid be included in PUD texts, Words alone do not always convey the desired message. The
Residential Appearance Code is not included in her OneDrive packet, She and Mr. Wilson have had
issues with their OneDrive information not updating appropriately.

Mr. Wilson suggested that it would be heipful to have examples of the neighborhcods in which the
Restdential Appearance Code has been applied. Commissioners colld visit those neighbarhoods to
view them.,

Ms, Newell suggested that the Residential Appesrance Code could be scheduled as an agenda topic
for the next PZC meeting.

The meeting was adjourned at 7:50 p.m.
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Vote on the motion; Vice Mayer Lecklider, yes; Mr. Reiner, yes; Mr. Keenan, yes,
Mayor Chinnici-Zuercher, yes; Mr. McCash, yes, Mrs. Boring, yes.

Yole on the Ordinance: Mr. McCash, yes; Vice Mayor Lecklider, yes, Mr. Reiner, yes,
Mrs. Boring, yes; Mayor Chinnici-Zuercher, yes; Mr. Keenan, yes.

Ordinance 14-07

Requesting Approval to Change the Name of Scherers Place to Laser L.ane in the
City of Dublin, Chic.

Ms. Brautigam stated that staff is requesting Council postpone this ordinance. Staff had
devised a name, but in checking with Franklin County, it was already in use. Staff will
bring a proposal back on April 9.

Mr. McCash moved to postpone this itermn until April .

Mr. Reiner seconded the motion.

Vote on the motion:  Mrs. Boring, yes; Mr. Keenan, yes, Mr. Reiner, ves, Mayor
Chinnici-Zuercher, yes, Vice Mayor Lecklider, yes; Mr. McCash, yes.

Ordinance 15-07

Accepting the Updated Estimated Average Per Acre Value of Land for Park Fees in
Lieu of Land Dedication,

iir. Hahn stated there are no changes subsequent to the first reading.

Wallace Maurer, 7451 Dublin Road stated that in Exhibit 8, page 2, paragraph 2, line 5,
the word “principals” shauld be “principles.”

Vote on the Ordinance: Mayor Chinnici-Zuercher, yes; Mr. Keenan, yes; Mr. Reiner,
yes; Mr. McCash, yes, Vice Mayor Lecklider, yes; Mrs. Boring, yes.

Ordinance 16-07

Rezoning Approximately 189.57 Acras Located North of the Intersection of
Hyland-Croy and McKitrick Roads, Bordered to the East by Jerome Road and to
the North by Brock Road, From R, Rural, To PUD, Flanned Unit Development
Distriet. (Tartan Ridge - 9756 Hyland-Croy Road - Case No. 05-183Z)

Ms. Husak stated that this ordinance was introduced at the March 5™ Council meeting.
This presentation will focus on the changes the applicant has made in response to the
discussion at the prior meeting. The plan for this development includes various housing
types, large open spaces and a limited commercial area in the southwest corner of the
site. The housing consists of seven different single-family home types and 24
townhouse units in four buildings. Active parks are proposed throughaoul the site and
passive open spaces are primarily located along the scenic road setbacks. The
neighborhood commercial area proposed consists of 68,500 square feet of space that
could be utilized for office, retall and restaurant space. In discussion of the commercial
area, Council identified the following issues: (1) the importance of this area lo be
pedestrian oriented and accessible to bicycles; (2) the proposed location of the gas
station; and (3) development text language requiring night sky preservation. Council
also discussed the potential viability of the neighborhood commercial area.

The applicant has submitted a revised development text that addresses the issues.

1. The conditional use language on page 46 has been revised to include
language stating that the gas station/convenience store will be Incated in the
area depicted in the preliminary development plan, which is located along
Hyland-Croy Road with 2 200-foot setback.

2 The text has also been revised to require a minimum number of bicycle
parking spaces, based on the number of parking spaces provided for
vehicles.

3. The language regarding lighting requirements was also changed, deleting a

reference to the Dublin Lighting Guidelines to state that night sky
preservation is required. Planning will continue to wark with the applicant to
devise a lighting plan for this location, which is near homes and the Metro
Park. That will be finalized during the final development plan phase.
The applicant is prepared tonight to address the viability of the neightorhoad
commercial proposal. At their February 1 meeting, the Planning and Zoning
Commission voted {0 recommend approval of the rezoning with 11 conditions, which are
noted in the Record of Action for that meeting.
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Ben Hale, Jr., representative for the applicant stated that Charlie Driscoll, Edwards Land
Company, is present to respond to Council’s questions. Also present is Robin Larms, a
commercial consultant hired by the applicant to ensure that the proposed commercial
I : area is a viable commercial development. One of the factors Mr. Lorms considered is

the amount of available commercial area west of the river. As part of that, he reviewed
vacancy rates. Qut of 1,300,000 plus square feet, he found 2,000 square feet of vacant
space, which translates into an occupancy rate of $8.973%. Essentially, there is 100
percent oooupancy of commercial space. Mr. Lorms has accumulated some statistics,

E which should help Council te understand that this would be a very viable and successful
commercial development.

Robin Lonms, principal with Inteqrity Resources, Crown Park Court siated that he has
heen asked to render an opinion regarding the potential viability of a proposed retall
development at Hyland-Croy and McKitrick Road. Their practice specializes in retail
development, market analysis and market research. COne of the first steps they took was
to review the occupancy levels of shopping centers west of the Scioto River to determine
the supply/demand relationship. They focused on community and neighborhcod type of
developments, including: Avery Square with Kroger, Perimeter Square with Giant Eagle,
the Shoppes at Athenry, Shawnee Square, Northbridge Village Square and Karric
Square. During the first round of analysis, all the space was accupied except one store.
Subsequently, a bigger space became available in the Perimeter Square and ancther in
Avery Square. The overall market is 98 percent occupied, which is very good. A heaithy
ratio would be 93-94 percent occupied. They then reviewed some demographic studies
within the following polygon: Post Road on the south, Hyland-Croy Road to the west,
Brock Road to the north and the Sciato River to the east. Within those borders, there
are approximately 26,000 pecple. A healthy ratio of refail space is around 28 square

i feel per capila. That calculates to a need for approximately 800,000 square feet of refail
l space. They then evaluated the content of the shopping centers and discovered that

Dublin is far below the recommended commercial space. He described several existing
examples of 800,000 square feat of retall. In the western section of the City, there was
no retail ptanned between the existing retail at Avery Road and Post Road and that \
planned for Jerome Village. That area is experiencing tremendous population growth,

and additional growth is planned. His conclusions were that this site is not only viable, it
would also enhance the quality of life for the existing developments and those proposed.

‘ Mr. Reiner inquired if Mr. Lorms made any observations in regard to the east side of the
river,

Mr. Lorms responded that he has looked at different submarkets in Franklin county —one
is the east side of the river and the Sawmill Corridor. That area has a vacancy rate of 13
percent. However, the Dublin Village Center is included in that database and is a center
that is no longer viable. The Village Square is alsg at risk, maybe a couple of others.
When those are eliminated from the equation, the occupancy is in the low 90"
percentile. Some of those developments should be subjected to an adaptive re-use
study at some point in time.

Mr. Keenan stated that although reviewing that particular area may not have been the
i initial charge to Mr. Lorms, it is interesting to hear his opinion regarding Dublin Village !
! Center. This situation is part of the reason for Council’s reticence to approve additional ¥
retail development.

retail business, especially thaose from out of town, notice immediately the visibility and
signage that H.H. Gregg and Whole Foods have. Those are the necessary

fundamentals for retail. The problem with Dublin Village Center is that, although K
gesthetically it is pleasing, thera is no visibility.

I i Mr. Lorms stated that Dublin is 8 beautiful community; it is well-planned. People in the

: Mrs. Boring stated that when Michael's was forced to leave that center, they did not want !
: to leave that |ocation,

Mr. Keenan responded that he was interested in hearing the views of someone who is
well known for their expertise in the area of retail development.
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Vice Mayor Lecklider inquired his views about Perimeter Center, which is virtually full,
although it is situated behind gas stations, banks and fast food restaurants. In addition,
thera is no signage for it on Avery-Muirfield Road. Why is this so successfui?

Mr. Lorms responded that it is due to the issue pointed out tonight — there is pent-up
demand for retail on the western side of the river,

Vice Mayor Lecklider stated that it is not then entirely a signage-related issue.

Mr. Lorms responded that it is part of it. There is an anchor tenant, Giant Eagle, which is
a draw lo the center. There is also a regular, sustainable patronage of customers who !
live in that area and shop in that area. The Sawmill Corridor is a regional location, with i
customers coming from Upper Arfington, Worthington and beyond. Anchor tenants in
the Sawmill Carridor demand and receive a lot of visibility and signage. The retail at
Avery Road and Post Road is a community center,

IMrs. Boring stated that there are many communities that do not have extensive signage,
yet they have a draw to regional centers. For example, in Raleigh, North Caralina, the
Lowe's store has poor visibility, yet good business volume.

Mayor Chinnici-Zuercher inquired if Mr. Lorms’ formula takes into account the type of |
commercial development. Presumably, it is not based entirely on square footage and ;
population but dependent upon a business that is of sufficient interest to the residents. |
Mr. Lorms responded that is absolutely trug. Itis analogous to the hotel industry.  For !
example, a healthy occupancy rate for hotels is 70 percent. If an interchange study is
conducted and the results indicate that the hotels have a 60 percent occupancy, the
conclusion could be that there is not enaugh demand for ancther hotel. However, if all of
those hotels are an older format hotel, three to four newer format hotels could come in
and achieve a 90 percent occupancy. Itis the same with a retail business. The right
retail, right configuration and right mix of tenants ¢an achieve great success in an area
with 15 percent vacancy. It is possible to build a new center and achieve 100 percent
occupancy because the other retail is not meeting the market demand.

Mayor Chinnici-Zuercher stated that Council's concern is with having another center with
issues such as the Dublin Village Center.

Mr. Hale stated that is a legitimate concern. If this Tartan Ridge center is built, will it
take tenants from another center and leave that center ernply?

Mr. Lorms stated that is a valid concern. If there is a market with 500,000 square feet of
space of which 100,000 square feet is vacant, and the trade area can be defined
concisely, the vacancy is probably due to over supply. Adding mere generic space could
present a problem, unless it was for a very unigue product or a missing niche. In the
subject case, there is no space and everything is full. The simple formula Is if the supply
is full and the demand is growing, if the space is well done, well designed, and well
lacated in the midst of existing population, then from whom would the new retail extract i
business? In this case, there is no other retail in the area.

Mrs. Boring stated that she does not understand how the Sawmill Road regional retail
relates to this discussion. Aside from that, she does not want to see any retail drawn i
away from the community retail area located at Post and Avery Roads, even though
some customers may need to drive more than a few minutes to access it. If three
additional refail centers are added to the equation — Jerome Village, Oak Park and
Tartan Ridge -- how do the numbers compare? ,
Mr. Lorms stated that even with three additional retail centers added to the database, i
with the population growth anficipated, the City will continue to be under-supplied. ‘
He clarified that with the Sawmill Rocad exampie, he was attempting to respond to the ;
distance factor — the distance between Henderson and Reed roads to Powell retail '
would equate to the distance batween Jerome Village and the Avery/Post Road retail. ‘
]
E

Mr. Hale stated that the applicant has been working with staff on a final development
plan for a portion of this site, that should be completed within a few days. The first
phase will be built around the park because it is exceptionally important to the
development and extends to the school. A road will be constructed and extended to the
school.
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Kimberly Clavin, 7667 Brock Road, Dublin stated that most of her paints are recorded in
the public comments section of the Planning and Zoning Commission minutes.
However, she would like to emphasize the foilowing points:

I _ (1) The entryway. It would make more sense to line up the Tartan Ridge entryway to

make it fully aligned with Jerome Village. The present location isn't feasible, as

there is only 530 feet between the two -- not enough for two left turn lanes.

Vehicles will be at risk for a collision. They requested that the plan be revised to ‘

address that, but it remains unchanged in the plan before Council. ,
(2} Water. There are drainage tiles throughout the field where they plan to build ‘

upon. When they presented their concerns at the Planning and Zoning
Commissicn meeting, the developer indicated that they were aware of the issue
and had some plans to address the issue. However, the residents have not seen
any plans and are concerned. The developer did indicate that if any of the
neighboring properties were impacted in the future with water problems, they
would remedy those situations. But the neighbars are not comfortable with that
statement. How long would it take before evidence of a problem is seen, and
then how much longer to address it? Presently, following a rain, there is a lot of
standing water in that field. In addition, part of that water is septic. There are 15
neighboring homes on septic systems and wells, and some of the systems are
leaking. There will be some water purification needs. She had heard that the
stormwater drain-off is intended to drain into the pond, but it would not be wise to
have septic water draining into the ponds.

{3) Utilities. No utilities have been planned for the 15 homes in that vicinity, which
currently have well and septic systems. They would be interested in tapping into
City water/sewer lines.

{4) Retail. At the Commission meeting, the residents inquired why the retail is being
planned for the southwest corner, rather than the southeast. The neighbors want

to preserve the look of Glacier Ridge Metro Park, which is one of natural beauty.

Coming over the crest of the road on Hyland-Croy in front of Glacier Ridge, one

sees Glacier Ridge on the left and now will see retail on the right. 1t would be
more appropriate to place the retait on Jerome Road. The plans are 10 widen
both Hyland-Croy and Jerome Roads to 80 feet, so they would be able to handle
a similar amaunt of traffic volume.

{5) Convenience store. Surely, the Tartan Ridge people are not happy about the
proposed convenience store immediately across the street from large, expensive

! single-family homes. In addition, two other retail centers are already planned for

: this area. Jarome Village has an entire city planned, with a significant amount of

retail. There is no need for retail on this corner immediately across from the
Metro Park. The residents want to preserve the natural look of the area.

{6) What are the plans to eliminate the "eye sores” — the water towers, consiruction
dumpsters, ete.

She noted that the revisions to the retail area seem to indicaie that the parking has been

changed to make it more parking friendly. That is much appreciated.

Mr. Reiner ingquired about the leech fields and septic systems. Did the applicant
purchase the back portions of the properties? |s that why the leech fields are protruding
into the applicant’s property?

Ms. Clavin responded that her neighbor would be able to respond to that. |

Greq Theodoere, 7651 Brock Road stated that all the stormwater run-off in that area flows |
l fo Brock Road, and most of it acrass his back field. The proposed entry to this I

development from Brock Road is along the edge of his front yard. The developer plans
to take part of his yard for that entryway. Unfortunately, this land is part of the flow path.
There are two miajor retention sites for all of that area along Hyland-Croy Road. Last
week, the field was a river. All the leech beds in that area drain into the water flow and
inta that field — right into the proposed entryway from Brock Road.

Mr. Reiner stated that, hopefully, the ground is absorbing it.

Mr. Theodore responded that it typically does, but when the ground is frozen, the water
j coming from the leech beds flows across the ground.

Mayor Chinntci-Zuercher stated that it is her understanding the issues were addressed
at the Planning and Zoning Commission meeting, but she would like Mr, Hale to
respond, as they seem to be significant.
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Mr. Hale stated that they had a private meeting with the residents, which their engineer !
attended. They also had meetings with the Union County Engineer. As a result, the g
plans for the access road have been lined up with the Jerome Village entryway. Also,

they have evaluated the site carefully in context with the surrounding area, and their .
engineer has identified two inlets that are bringing in the water. He has also calculated |
the volume of water flow, and the pipes are being sized sufficiently to pick the water up |
and transport it into the pond system at the same rate as oceurs today. The i
neighberhood meeting was very beneficial. The residents were able to sensitize the
developer to some things they believed were occurring on their properties. Their
engineer has preliminarily reviewed that drainage and has assured the developer and
the residents that the pipes will be sized sufficiently to remove the water at a reasonable i
rate. In compliance with the Dublin Code, they will also clean the starmwater befare it 15

released from their site.

Mr. Reiner stated that this is a tiled farm field, which appears tc have functioned well for
the farmers. Does the developer intend to intercept that water along the property line
with a swale system?

Mr. Hale responded that their engineers have identified two inlets that are the source of
the problem, and according to the topography maps. they appear io be the only cause.
However, the neighbors have siated that they believe the water is coming from more
than those twa inlets. Therefore, the developer has agreed to investigate that question ‘
further. Regardiess, there will be sufficient storage on the site to hold that water, and
they believe they have sized the pipes sufficiently to remove the water. If not, they will
increase their size. Although their preliminary development plan indicates that they will
be able to handle the water runoff, they are required to complete a full stormwater review
in conjunction with the final development plan.

Mayor Chinnici-Zuercher referred to the neighbors' request to tap in to the City water
and sewer lines. Will this be set up so that they can tap in, if they so choose?

Mr. Hale responded that with the water tank located in this area, there is sufficient
capacity. They have infermed the neighbors that the first step for them would be to
annex to the City of Cublin. They have offered to facilitate that for the residents at no ‘

cost. If all the neighbors would agree 1o the annexation, the developer will take care of
the costs of the annexation application an a one-time only basis. If annexed, they wouid
be able to tap into the City’s water and sewer lines.

|
Mr. Reiner inquired if the developer has addressed the effluent issue. The water is I
“sheeting” toward this new subdivision and it is carrying effluent. How would the City's
water purification requirements address the effluent?
Mr. Hale stated that there are some water issues on the individual properties. They
anticipate the problems wil! improve with the over-sized pipes. Presently, some of the
water is being blocked from draining. Sheet flowing is a sign of a back-up. Hopefully,
their septic systems are functioning, but the residents would be welcome to tap in upon
annexation. However, their studies do not indicate that they are receiving much effluent. i
Most of the houses are set far back from their property lines. In addition, there are
intervening ponds that help to clean it

Mr. Reirer stated that the stormwater management of this plan is extremely important.

|| When these houses are constructed, the developer should pay particular attention to the
. plans. Council does not want to have the residents coming ta the City in 5-7 years with

‘ complaints of water ponding in their vards.

- Mr. Hale agreed. However, there are clearly broken tiles on the site that appear to have I
been broken for some period of time. ‘

Mayor Chinnici-Zuercher clarified that the Oak Park retail will be comprised of small
shops, similar ta the plans for this development. She is not aware of any big box type
retail planned in Jerome Village. Perhaps thal is located on a site much further south,
where a property owner is interested in pursuing zoning for big box retail through Jerome
Township.

Mr. Hale responded that another big box retail development has been zoned to the west
of US 33, north of Post Road on the Skilken property. Jerome Village has a portian of
big box retail in addition to the neighborhood retail, but it is a long distance from the
Tartan Ridge development.
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Mayor Chinnici-Zuercher stated that she did not have the map in her materials that
shows the driveway realignment.

Ms. Husak stated that Council received the same packet that was provided to the
Planning and Zoning Commissicn in regard to the preliminary development plan. The
plan that Mr. Hale referred to was shared with Planning staff in conjunction with the final
development plan that they have been working on. [t is not part of these materials.

Ms. Husak added that the realignment was addressed by Condition #7 in the Record of
Action, regarding "access coordination.”

Mr. McCash requested clarification regarding the phasing of Subarea F. The intention is
to create some sort of architectural edge for Subarea E, the other townhome compenent.
However, as it reads, the gas station and the coffee shop could be built there and it
would create the necessary architectural edge. Or is the intent actually to develop the
two buildings that are closer to the entry?

Mr. Hale stated that it is the intent. |t would be unusual to build it all at one time, unless
there wera tenants, but most of the infrastructure would be constructed up front.

Mr. McCash stated that he recognizes that, but the text reads that the gas station, coffees
shop and other components on the northeast corner would he built, but the adjoining
Subarea E retail may not be built for several years down the road. At that point in time,
there could be issues with the property owners when that is submitted for final
development plan approval. The intention was to build the retail along with the
residential structures, but that is not reflected in the text on page 50, paragraph M. The
coffee shop and car wash have no direct connection to any of the residential
compongnts there from a buffering standpoint,

Mr. Hale stated that what they were trying to convey is that by committing to 32,500
square feet, they were making a substantial commitment for the first phase. The
question is in regard to how much architecture is necessary to make it a reality for the
residents; 32,500 square feet of building development should be sufficient.

Mr. McCash noted they could then have a CVS and a gas station,

He notad that the cencem is to avold having the retail back up against the residentiai
area, such as the "Shoppes at Athenry” situation.

Mr. Hale responded that he discussed that situation with Mr. Driscoli, and he has
indicated that he would be willing to agree that the townhomes would not be constructed
until the first phase of the commercial campeanent has been built,

Mrs. Boring inquired about the square footage of the Shoppes at River Ridge.

Ms. Husak responded that it is 105,000 square faet.

Mrs. Boring inquired the square footage of the Mary Kelley's area.

Ms. Husak responded that it is approximately 40,000 square feet, which includes the
UDF and the daycare center.

Mrs. Boring inguired the number of miles between the Jerome Village shopping center
and the proposed retait center.

Ms. Husak responded that they are approximately five miles apart.

Mr. Hale noted that the Union County Engineer has indicated that the first step for them
is to build a roundabout at Brock Road and Hyland Croy and they will build Jerome Road
to the north. They will initiate the development on the south end.

Mrs. Boring inguired the distance between this shopping center and Qak Park.

Ms. Husak responded that it is approximately one mile apart.

Mr. Reiner inquired if this development is essentially what Council abserved in the field
trip to Franklin, Tennessee.

Ms. Husak responded that much of the development standards for the Westhaven
development in Franklin were developer driven. Staff consulted the Westhaven booklats
ta determine what they did to achieve those architectural results, but the booklets did not
include much detail. These development standards, on the other hand, have been
meticulously created to require architectural detail to a level not previously seen. It
shoutd achieve the same resulls that were observed in Franklin.

Mrs. Boring inquired if there are alieys in this development.
Ms. Husak responded affirmatively.
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Mrs. Boring stated that Ms. Salay is not present this evening, but at the lagt meeting she
had inquired about the landscaping requirements for alleys to achieve the results

, cbserved in Franklin. . _ .
l Ms. Husak stated that staff noted the concerns expressed by Council on that field trp,

and they attempted to address those details thoroughly in the final development plan —
fencing locations, mailbox locations, how areas are landscaped, the length of driveways,
etc.

Mrs. Bering stated that if those requirements are not included in the development text,
they may not occur. For example, if it is not stated that the alleyways must achieve a
certain landscaping level, it will not occur.

Mr. Hale suggested that could be added as a condition.

Mrs. Boring requested appropriate language for such a condiion.

Mr. Hale suggested that it could state that the alley design, landscaping and fencing be
enhanced and subject to staff and Planning Commission’s final review.

Mr. Keenan stated that he had received several inquiries about the service station,
specifically, the screening of the gas pumps. .

Mr. Hale responded that the service station would be totally interior to the site with a
200-foot setback from McKitrick Road. There is a substantial landscaped island in that
location, and there are trees along the stregt, This use will be exceptionally well
landscaped, but the most effective screening is the fact that it is interior to the site. In
addition, this is a small, six-pump operation.

Vice Mayor Lecklider stated that he is very supportive of this plan. He is hopeful that the
architectural style will be a “break through” for this community and Central Ohio.
However, the retail component does concern him. He requested clarffication of Mr.
McCash's concern regarding a CVS store on the comer,

Mr. McCash responded that his earlier understancding was that the corner building would
have a retail component of a coffee shop, but he realizes it is more of a size appropriate
fora CVS.

Mr. Hale responded Mr. McCash is recalling a building of approximately 10,000 square
feet that would have a lake view.

Mr. McCash stated that his recollection was that the corner building was to be a coffee
shop, as he specifically expressed a concern that the corner building not be a pharmacy
or gas station. It seems that will now occur.

Vice Mayor Lecklider states that he wants to be certain he understands the text. The
text precludes drive-throughs for a restaurant, but does not preclude a drive-through in
connection with a pharmacy or a dry cleaner. Therefore, the text does permit a major
pharmacy on this comer, including a drive-through.

Mr. Hale responded that is correct. However, the drive-through component would
require a conditional use. |t is a prohibited use for a restaurant and therefore, restaurant
drive-throughs.

Vice Mayar Lecklider stated that at any other location he would be less oppesed to a
pharmacy location, but there is a beautiful Metro Park located immediately to the west of
this site, The image of a major retail pharmacy on that southwest corner with a small
gas station to the interior does not seem to complemeant the park, in which the City has
made a very substantial invesiment. Regardless of whal type of architecture is used or
how well it is landscaped, he does nat like this component of the plan.

yet another building with black or white spandoglass windows. It defeats the architectural
attempis.

I Mr. McCash stated that these pharmacy buildings typically have no windows, so it will be

Vice Mayor Lecklider stated that he observes other [ocations in the vicinity where the _
residents would have easy access ta gasaline. He believes there is a gas station at US ;
33 and S8R 42. The proposed interchange at Mitchell-DeWitt provides another ;
! opportunity for & gas station. In summary, there are several other options for gas
' stations. and a gas station in this location does not fit the character of the area.

Ms. Husak stated that it is consistent with the Land Use Principles, regarding "providing
neighborhood services in convenient locations.” They had heard from some neighbors
I that there was a need for a gas station in this area. The retail space on the corner could
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be a pharmacy or a small-scale grocery store, but 20,000 square feet is the maximum
area any tenant can have in this center. Different uses could be accommodated there.

Mr. Hale stated that they would like to believe it will he a mix of uses that people want
and will come to the center to use. This is a small, crossroads type of village. itisa
neighborhood shopping center, and it has to have some destinations in order to be
successful. They are interested in securing a small grocery store for this center, and it
may be located on the cormer.

Vice Mavor Lecklider stated that he does net disagree that pharmacies, gas stations,
and grocery slores are necessities of life, and he could likely support them in any
location other than across from the Metre Park.

Mr. Hale stated that for both the residenlial and commercial architecture for this
rezoning, they retained an extraordinarily talented architect, Brian Jones. Mr. Jones has
been an integral part of this effort, and he has created some unigque designs. He is out
of town and could not be present tonight.  In terms of the residential architecture, Mr.
Hale noted that he has never been involved in a rezoning with this level of architeciural
commitment for both the commercial and residential areas. When they return with the
final development plan, they are expected to bring extraordinary architecture as depicted
in the renderings shown tonight.

Vice Mayor Lecklider clarified that what Mr. Hale is showing tonight is the commercial
architecture.

Mr. Hale responded that the same architect 1s doing both pgrlions of the project.

He then pointed out the various portions shown on the renderings.

Mrs. Boring stated that she is also struggling with the need for grocery or gas stations in
this location. She has had no e-mails from residents expressing the need for such
facilities in this area. Her desire for the area across from Glacier Ridge Metro Park is
not for what is being proposed in the commercial portions. Previously, Council had
discussed their desire for a rural look in this area to complement the Glacier Ridge Metro
Park. She is hesitant about the gas station portion of the proposal.

Vice Mayor Lecklider asked if Council Members have any response to Mrs. Boring's
comiments.

Mayor Chinnici-Zuercher responded that she is relying upan this extraordinary
architecture presented throughout this process. Her expectation is that the commercial
will be something very different from what has been built previously in Dublin and that it
will complemnent the area in question. While she does not disagree philosophically with
the comments about the gas station, she persanally has concems about the distance
people must drive from some areas of Dublin to access a gas station. Therefore, she is
hopeful that, based upon what has been shown in the renderings, this will mest
Council's expectations,

Mrs. Boring stated that the drawback is that signage is needed at a gas station to inform
the consumers of the prices. While the architecture and the landscaping may be
extraordinary, a sign is needed for a gas station.

Mayor Chinnici-Zuercher stated that she does not recall signage displayed on Avery-
Muirfield Road for the BP and Shell stations.

Vice Mayor Leckiider responded that BP actually does display the price on Avery-
Muirfield Drive.

Mr. McCash noted that the gas station component is a conditional use in this proposed
plan; it is not a permitted use. He has less concern with it, due to the fact that it is a
conditional use, further, because of the setbacks, there should not be an issue with the
signage. From the architectural standpoint, he is more concerned with the free-standing
outbuilding on the end versus having a more integrated companent within the entire
center. He remains concerned with the drive aisle that runs through it, separating it and
:'nakipg it a free-standing structure. His concern is not with a pharmacy use, but with its
ocation.

Mr. Hale stated that somewhere on this row, a break is needed in the building to
penetrate to the parking lot. [t doesn't necessarily have to be in that location.
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Mr. McCash suggested that the break be closer to the main eniry with some screening.
This structure should be more part of the fagade and streetscape. _

Mr. Langworthy responded that staff has asked the applicant to consider reconfiguring
I i this commercial area to make more of a downtown street, with parking in the interior and

no parking on the Hyland-Croy side, and making the drug store be integrated as part of
the focal point. A similar area was visited in North Carolina, and he has provided the ‘

applicant with that concept — with a goai of having it integrated intc a single unit, as a
small downtown setting. H

Vice Mayor Lecklider asked how the drive-through wiil be accommodated.
! Mr. Langworthy responded that it is not connected as a building, it just appears ‘
‘ connected as a center. They have not seltled on the location for a drive-through at this
‘ time. By the time the redesign is done, there will likely be some other reconfiguration for
the drive-through. it will be part of the final development plan. Mr. Langworthy
‘ summarized that staff believes the concern about integrating the center can be
addressed.
Mr. Hale added that Council can certainly add a condition regarding integration of the
buildings.
Mr. Mc?:ash noted that he would prefer it be part of a multi-tenant building versus a free
standing, outbuilding piece.

Vice Mayor Lecklider asked staff if a drive-through can be created that would not be
visible from Hyland-Croy or the readway to the sauth, that is virtually entirely internal.

Mr. Langworthy responded that this is possible. There is no reason for it to be visibie
from the road. Even if it were on the roadside, it would be difficult to identify it as a drive-
through because of the setback and landscaping.

Vice Mayor Lecklider stated that the 200-foot setback is not as large as some peaple

may envision.
; Mr. Langworthy agreed, noting it must be supplemented with landscaping.

Vice Mayor Lecklider asked if a car wash is a prohibited use.
Mr. Hale responded it is not a permitted use.
Vice Mayor Lecklider asked that the applicant list the car wash use as a prohibited use.
Mr. Hale agreed to do so.
Mr. McCash added that a car wash does not fall under the definition of “outdoor service
: facility." This issue has come up with previous rezonings.
i Mr. Hale added that this is a small gas station comprised of three double pumps.

Mr. Reirer agreed with a previous comment regarding the nged {o drive a distance to
access gas stations. If the rission is to build future town centers that are pedestrian
friendly and move traffic off of the roads, it is important that this center include a gas
stafion to serve the nearby residents.

Mr. Reiner noted that the Franklin project was developer driven and has fabulous
architecture and tight controls. COne thing that impressed him in Franklin was the frontal |
elevations, with shadow patterns and relief on the structures. In this development, it

appears that vinyl and PVC components are permitted. In view of Council and Planning
Commission's mission for high quality, was there any discussion of this architectural

detail at the Commission hearings?

Ms. Husak responded that there was discussion about the regulation of the architecture
internal to this development by an architectural review committee, similar to what has

. been done successfully with Tartan West., There was also mention of the City having !

this bock as a guideline for reviewing elevalions as they are submitted,

Mr. Hale noted that their architect provided pictures in the book about the right and
wrong way to do various architectural details for the development and massing
elements. There is also a section regarding gales, hedges and walkways. They have
provided guidelines for [ayering the various levels of architecture and landscaping. To
; the extent possible, they have demonstrated all of this in the guidebook for the :
development. f

Mayor Chinnici-Zuercher noted that Ms. Clavin asked about the dumpsters and how they
will be screened. Dublin has sirict guidelines about these and staff can review the
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requirements with her. The applicant will be held accountable to the Code in this regard.
There are also Codes about permitted hours for trash pick-up.

Mrs. Boring asked about page 46, under 3(c), Conditional Uses, where the language is
ambiguous. It notes, “gasoline service station, provided that no more than eight {2}

; fueling positions shall be permitted.” Other language states, “In the event that a gas
station is allowed as a conditional use ...." This needs to be clarified to denote that a

gas station needs approval as a conditional use.

Mayer Chinnici-Zuercher suggested that a motion be formulated to address the issues
regarding the alley landscaping, prohibiting the car wash use, and addressing {he
integrated strestscapea issue,

i Mrs. Bering stated that her intention in regard to the gas station is to limit it to four
double pumps, but eliminate the language “shall he allowed™ in the text and clarify that it
i5 a conditional use.

Mr. McCash moved to approve Crdinance 16-07 with the conditions that the text
ianguage be revised to eliminate the language “shall be permitted” from the conditional
use section in Subarea F; that enhancement of the afleys with landscaping be addressed
as part of the final development plan approval process; that at the final development
pian stage, further consideration be given 1o the layout of the neighberhood commercial
area, such as integrating buildings versus free-standing single-use buildings and
creating a town center with a streetscape; and that the list of prohibited uses in Subarea
I be revised to include car washes.

Vice Mayor Lecklider seconded the motion.

Mr. Hale indicated that the applicant is in agreement with the additional conditions.
Vote on the motion; Mr, Keenan, yes; Mr. Reiner, abstain; Mrs. Boring, yes; Mr.
McCash, yes; Vice Maycr Lecklider, yes; Mayor Chinnici-Zuercher, yes.

Mrs. Boring asked as a matter of record why a member abstained from voting.
Mr. Smith responded that it is the Chair’s discretion to ask for the reason for the

abstention,

Mayor Chinnici-Zuercher asked Ir. Reiner tg indicate for the record his reason for
abstention.

Mr. Reiner responded that he believes that one of the companies he owns may have
dealings with one of the investors in this project and so he chose to abtain. He is not
certain of this, but abstained far this reason.

Mr. Hale added that Mr. Edwards is an investor in this development, and Mr. Edwards is
also an investor in separate entities — primarily apartment entities. Mr. Reiner has partial
ownership in these.

Mr. McCash noted he is confused, as Mr. Reiner participated in this discussion.

Mayor Chinnici-Zuercher asked the Law Director for his opinion, given the fact that Mr.
Reiner participated in the discussion,

Mr. 8mith stated that if a Council Member believes he or sha has a conflict, it should be
set forth at the outset and the member should ask to be excused from the deliberations.
If @ member has a conflict, they should not try to influence the vote or the content of the
projecl,

INTRODUCTION/FIRST READING — ORDINANCES

Ordinance 1707

Amending Sections 153.002, 153.071, 153.072, and 153.210 of the Dublin Codified
Ordinances Regarding Residential Driveways. {Case No. 06-133ADM)

Mr. Keenan introduced the ordinance.

Judson Rex, Planner stated that this ordinance is related to the regulations regarding

! residential driveways. The purpose is to establish clear guidelines for the design and

' placement of driveways within the City's residential neighborhoods. The staff report

: indicates that the Planning & Zoning Commission reviewed the proposed ordinance both
in November of 2006 and in February of 2007. At the November work session, the
Commission provided input in response to several specific questions from staff. This
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Mr. Hammersmith responded that it is a public street.

Mr. McCash inquired what other businesses are located on this street. This
business is called LSP Technolegies. Would the City essentially be naming & street
after one business?

Mr. Hammersmith responded that the City tries to avoid such situations, LSP
Technologies is the only business addressed off this street. The other two
businesses — the former administration building for Washington Tewnship and the

property to the west are addressed off Shier Rings Road.

Mrs. Boring stated that mast of the street names in Dublin have either historical
significance or are Irish-based. "Laser Lane” doesn't seem appropriate.

Mr. McCash inquired about the focus of LSP Techrologies' business.

Mr. Hammersmith respended that he believes it relates to laser technology.
Mr. McCash suggested that the City identify a name that is Irish and unique,
remaining consistent with Dublin’s pelicy for public streets.

Mayor Chinnici-Zuercher stated that it would be preferable not to use a name directly
related to the industry that is presently lecated on the street.
Mr. McCash agreed, as this is a public street.

Mr. Hammersmith stated that staff would research an appropriate name.
There will be a second reading/public hearing at the March 19 Council meeting.

Ordinance 15-07

Accepting the Updated Estimated Average Per Acre Value of Land for Park
Fees in Lieu of Land Deadication.

Vice Mayor Lecklider introduced the legislation.

Mr. Hahn stated that the City Code requires that the estimated average per acre
value of land for park fees must be updated every two years, based upon the
recommendation of a qualified land appraiser. The appraiser has determined the
raw land value to be $41,500, identical to the per acre value established for years
2005-2006. The appraiser attributes the lack of value increase to the weak housing
market.

Vice Mayor Lecklider stated that he is surprised that the City's land value has not
increased, particularly in view of the $38C,000 price Dublin recently paid for slightly
mere than one acre of land along Tuttle Crossing Boulevard.,

There will be a second reading/public hearing at the March 12 Council meeting,

Ordinance 16-07

Rezoning Approximately 189.57 Acres Located North of the Intersection of
Hyland-Croy and McKitrick Roads, from R, Rural District to: PUD, Planned
Unit Development District. (Case 05-183Z — Tartan Ridge — 9756 Hyland-Croy
Road )

Ms. Husak stated this is a rezoning application for 189.57 acres located north of the
intersection of Hyland-Croy and McKitrick Roads, bordered to the east by Jerome
Road and to the north by Brock Road. This requests a change in zoning from R,
Rural District to PUD, Planned Unit Development District. The proposed PUD
zoning allows for a development of 248 single-family lots, 24 townhouse units,
approximately 68,500 square feet of commercial space and 69.14 acres of open
space.

On February 1, 2007, the Planning and Zoning Commissicn voted to recommend
approval of this rezoning with 11 conditions. The proposed development will be
located north of the existing Tartan West neighborhood and the recently approved
Oak Park development. To the west is Glacier Ridge Metro Park, The concept
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plan for this development under the name of Bantry Green was reviewed by Council
in November 2005, and the Planning and Zoning Commission has reviewed
proposals for the site throughout 2006, The Commission discussed a more neutral
housing variety, a high-guality four-sided architecture, and the proposed location of
the retail area. The site is heavily wooded and includes streams and ponds. The
existing natural features have been incorporated into open spaces and park areas.
There are seven subareas, each of which is described in the development text. One
interesting restriction is that all garage door orientations must be away from major
roads and open spaces. The text also provides flexibility for a substation of the
Washington Township Fire Department to be located in an area north of Glacier
Ridge Elementary School. The text also sets standards for the open areas around
the development, including gates and gate posts at the front of the homes and brick
walkways from the front door of the homes to the public sidewalk. A hedgerow is
proposed along the front of all the units.

Ms. Husak described the open space characteristics. The Planning Commission
recommended that in the Final Development Plan, additional open space be
incorporated into Subarea D2 te connect the north and south open space areas.
She then reviewed plans for a retail/commercial component in the development,
which will be located at the corner of Hyland Croy and McKitrick Roads. She noted
that this plan encourages multigenerational living and interaction by offering various
housing types and public gathering spaces.

Mayor Chinnici-Zuercher inquired about the Planning Commission’s condition
regarding pedestrian connectivity.

Ms. Husak responded that the condition specifies that the retail/fcommercial area be
redesigned to provide on-street parking in order that the area will be more walkable.

Mayor Chinnici-Zuercher inguired about the gas station location on the development
pian.

Ms. Husak stated the gas station/convenience store will be located within the
commercial area in the southwest area of the development near the
McKitrick/Hyland-Croy intersection,

Mayor Chinnici-Zuercher inquired regarding the size of the setback from McKitrick
Road.
Ms. Husak responded that it is 200 feet.

Ms. Balay noted that this is not the typical gas station layout, as it will be set back
from the road 200 feet, will not be located on a street corner and will be obscured by
landscaping.

Mr. McCash stated that the pumps wilf also be internally oriented behind the
building.

Ms. Salay noted that the gas station is a conditional use. She requested clarification
of the meaning and what criteria must be met before it could be approved for this
neighborhood.

Ms. Readler responded that she did not have the review criteria at hand, but there
are approximately ten criteria that a conditional use must meet before approval is
granted by the Planning and Zoning Commission. The conditional use criteria

‘ centers around the impact that the use will have on the surrounding properties. That
needs to be mitigated in order to obtain conditional use approval.

‘ Mrs. Boring stated that when a conditional use is included in the text, it can imply it is
' a conditional use that will be permitted with the development. How can this
implication be avoided?

\ Ms. Readier noted that it was moved out of the permitted uses.

, Ms. Husak added that page 46, #3 - Conditional Uses, clarifies that issue.
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Mr. McCash stated that the argument exists regarding the legal parameters of &
conditional use. Is it a permitted use subject to certain criteria, or is it not a permitted
use whatsoever?

Ms. Readler responded that a conditional use is not a use as of right. The criteria
must be satisfied before obtaining approval. It is a contemplated use upon which
restrictions can be placed.

Vice Mayor Lecklider stated that the gas station is a conditional use within a fairly
large subarea, If this conditional use is ultimately approved, what guarantee is there
that it will be located on the site as presented tonight?

Ms. Husak responded that any subsequent application for this use would have to
adhere to a final development plan which must be approved by the Planning
Commission. Subseguent development must meet the preliminary development
plan, which specifies this location.

Vice Mayor Lecklider noted that the Planning Commission asked the applicant to
revisit the design of the retail to make it more pedestrian friendly. Therefore, the
configuration of that subarea could potentialiy change.

Ms. Husak responded that can occur only minimally in the areas along the front.
Parallel parking versus pull-in parking is preferred in that location, and some of the
parking would be relocated to interior parking lots.

Vice Mayor Lecklider inguired if Council were to approve this preliminary
development plan, is it with the absolute understanding that the final development
plan will appear virtually identical to this, or it will not be approved?

Ms. Husak responded that she would be hesitant to use the term “identical.” The
prefiminary plan shows general design intent, while the final development plan
permits small changes. However, it is not expected that the gas station would be
located elsewhere on the site.

Ms. Salay noted that it still remains as a conditional use.

Mrs. Boring inquired if there is data that specifies the number of households needed
to justify a retail use. How far apart in terms of distance are the two shopping areas?
It is possible to connect two neighborhoods with the City's bikepath system.

Ms. Husak responded that she does not have that information.

Mrs. Bering stated that she is concerned that there will be too many square feet of
retail in this area across from the park. s there a threshold number that is used as a
guideline for determining the need for retail development?

Mayor Chinnici-Zuercher suggested that information be provided at the second
reading on March 19.

Ben Hale, Jr., 37 W. Broad Street representative for the applicant stated that they
have retained a retail consuitant to evaluate this area. They will request that he

attend the March 19 meeting to respond te Council's questions. In regard to Mrs.
Boring’s comment about conditional uses, in the previous application she makes
reference to, there was a special provision that permitted twa drive throughs. This
application is for a straight conditional use minus that additional language. The
applicant expects to build only what is indicated in this plan.

Ms. Salay stated that is possible for bicyclists to travel to the shopping center safely,
but when they reach their destination, they have a difficult time navigating within the
shopping area, There cften is significant conflict between bicycles and vehicles.
She reguested that staff pay special attention to the bike trail system connection;
review ways to move the bicyclists and pedestrians from both outside and inside the
neighborhood into the shopping center safely; and include convenient places for
bicycles to be parked.

Mrs. Boring agreed.
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Mrs. Salay noted that she agrees with the request for parallel parking; it is more
pedestrian friendly and presents a hetter fagade to the public. The plan provides for
four-sided architecture on all the homes. She is impressed by the attractive and
interesting architecture proposed. How will the architecture be reviewed — internally
by City staff or by an architecture review committeg?

Ms. Husak responded that it will be reviewed by both, An internal architecture review
committee (ARC) is proposed, similar to that at the Tartan West development, which
works very well. That review occurs before the City receives the building permit
application. The City will also have detailed development text regarding the
architectural requirernents. The commercial development will also be reviewed by
the ARC, but all the commercial architecture will be reviewed and approved by the
Planning Commission with the final development plan.

Ms. Salay inquired how the hedgerow in front of the homes will appear.

Ms, Husak responded that the development text describes the intent and character
the hedgerow will take. It will serve as a low wall or fence of greenery throughout the
neighborhood. The final development plan will contain more detail.

Ms. Salay inquired if the proposed height of it is stated in the {ext.

Ms. Husak responded that information is not provided.

Ms. Salay inguired if all the open space is public open space.

Ms. Husak stated that the open spaces will be public. Those depicted on the plan in
dark green will be city parks; those in light green will be public, but may be
maintained by the homeowner association. Those details will also be addressed in
the final development plan.

Ms. Salay stated that in the past, the City has encountered some issues with forced
and funded homeowner associations versus voluntary homeowner associations
regarding maintenance of public greenspace. s staff comfortable with the text in
place that these areas will be maintained to the City's standards?

Ms. Husak responded that staif is exploring some |andscaping options that are more
meadow-like and less likely to require intense maintenance.

Ms. Salay advised caution with that option as people have differing viewpoints about
the appearance of meadow areas.

Ms. Salay inquired about the alleyways. Last year, Council visited a community in
Franklin, Tennessee that had alleyways that were well maintained. They were so
beautifully landscaped that, if not for the garage doors, they could not be
distinguished as alleyways. Lovely gardens were in view, and the use of fencing and
landscaping was such that it did not appear to be the back yards of homes. She
requested that future alleyways incorporated in development plans he similar to
Westhaven alleys. She would like to ensure that heavy landscaping Is utilized here.
She requested that Mr. Hale provide information on the applicant’s ideas for the
alleyways. She appreciates the level of architectural detail inciuded in this plan,
such as the shutters and rooflines.

Mr. McCash stated that Condition #5 indicates that the text is to be modified, but the
Tgcﬁjﬁed text has not been provided. Will it be provided for the public hearing on the
Ms. Husak responded that the modification in the text has been made and will be
provided for the March 19" hearing.

Mr. McCash inguired about Condition #11, which references the Dublin Lighting
(Guidelines as the standard. He does not want to see those guidelines used for this.
Ms. Husak responded that Planning staff decided to keep the language referring to
the Guidelines because it has some provisions regarding the cut-off fixtures that they
do want to include.

Mr. McCash stated that if there is a future need to refer to the development text for
this site, the Dublin Lighting Guidelines would then be part of it. He requested that
the reference be removed. It would be sufficient to simply require cut-off fixtures.
Ms. Husak agreed to revise the condition.

Mayor Chinnici-Zuercher noted that the minutes from the Commission meeting
indicated that the Planning Commission expected this change to have been made.

Minutes of Dublin City Council _ Meeting.
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Ms. Husak responded that staff believed there were other provisions in the Lighting
Guidelines that would apply 1o this development. Staff will make the change as
requested.

Mr. McCash stated that cut-off fixtures are covered within Night Sky Praservation
Guidelines. Tempe, Phoenix and other communities have those in place. He
suggested that those guidelines be adopted to address the night sky preservation
components, and then select the particular zone that would work in this plan.

Ms. Husak agreed to do so.

Vice Mayor Lecklider complimented the Planning Commission for adding this
particular condition. Although it is very appropriate with this development, it wouid
he desirable to include it with all the new developments. He is not sure, however,
how this condition will be met by the gas station.

Mayor Chinnici-Zuercher inquired the timeframe for development of Tartan Ridge.
Ms. Husak respended that the applicant is preparing a final development plan for
phase 1, from Jerome Road westward, for submission ta the Planning Department in
April. Staff is working with Unicn County on the traffic study, traffic improvements,
and cost-sharing issues.

Mayor Chinnici-Zuercher asked about the city/county's timeframe for the
infrastructure improvements, as the developer cannot move forward until these are

underway.
Ms. Husak respended that the issues were addressed in a meeting last week, and a

letter of understanding is being finalized. Those issues will be resalved before the
final development plan is submitted to the Planning Commission, by mid to the end
of May.

Mayor Chinnici-Zuercher inquired what percentage of the residential development
wili be completed before the commercial development is begun.

Ms. Husak responded that at a minimum, the first phase -- which includes 90 lots -
will be completed. The first phase comprises under 50 percent of the residential
component. She requested that the applicant provide additional clarification.

Ms. Salay requested that every potential homebuyer in this development be made
aware of the commercial portion as well as the potential fire department substation.
She requested that the applicant describe how this will be done.

Mr. Hale responded that all of the developer's sales literature will contain the site
plan, which depicts the commercial component. In response to the guestion of the
timing of construction of the commercial component, there are some contributing
factors. The Nationwide development north of this site will begin later this year, and
as part of phase 1 with that development, Hyland-Croy Road will be extended north
to US Route 42. At the same time, Phase 1 of Tarlan Ridge will cccur — from
Manley Road, past the school and ending at Hyland-Croy Road. Phase 1 will not be
at the paint this year for the commercial component to begin, but the commergial
developers anticipate doing so in 2008.

Mrs. Boring stated that although the sales literature can provide information on the
anticipated commercial component, it is preferable for neighborhood awareness that
the retail construction be underway as soon as possible.

There will be a second reading/public hearing at the March 19 Council meeting.

INTRODUCTION/PUBLIC HEARING - RESOLUTIONS

Resolution 1507

Authorizing the City Manager to Enter into an Agreement with TechColumbus.
Vice Mayor Lecklider introduced the resolution,

Ms. Brautigam requested that this resolution be postpaned to the March 19 meeting.
Staff is still working on the agreement.
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The Planning and Zoning Commission took the following action at this meeting:

1. Rezoning/Preliminary Development Plan 05-183Z — Tartan Ridge ~ 9756 Hyland-

Croy Road :
Location: 189 .57 acres located north of the intersection of Hyland-Croy and McKitrick

Roads, bordered to the east by Jerome Read and 1o the north by Brock Road.

Existing Zoning: R, Rural District.

Request: Review and approval of a rezoning to PUD, Plamned Unit Development
District under the provisions of Code Section 153.030.

Proposed Use: A mixed-use development that includes 246 single-family lots, 24
townhouse units, approximately 68,500 square fect of commercial space, and 69.14 acres
of open space,

Applieant: Charlie Driscoll, The Edwards Land Company, 495 South High Street, Suite
150, Columbus, Ohico 43215; represented by Ben W. Hale, Jr. and Aaron L. Underhill,
Smith and Hale, 37 West Broad Sireet, Suite 725, Columbus, Ohio 43215.

Staff Contaet: Clandia I Husak, AICP, Planner,

Contact Information: (614) 410-4675/chusaki@dublin.oh.us

MOTION: To approve this Rezoning/Preliminary Development Plan based on the evaluation of
this proposal according to the criteria set forth in Code Section 153.050 and the Ten Land Use
Principles, with eleven conditions, as noted below,

1) That the applicant resolve cost sharing for the infrastructure needed to service the
site with sanitary sewer, water, and streets, to be finalized and agreed upon prior
to final development plan approval;

2) That the Traffic Study be approved by the City of Dublin and Unior County prior
to final development plan approval;

3) That all rights-of-way as cutlined in this report be dedicated with the recording of
the final plat;

4) That the applicant participate in improvements to the existing North Fork Indian
Run sewer near I-270, subject to approval by the City Engineer;

Page 1 of 2
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1. Rezoning/Preliminary Development Plan 03-183Z — Tartan Ridge — 9756 Hyland-
Croy Road (Continued)

5)

6)

7)

8)

9%
10

11)

That the text be modificd to chsurc basc height for lighting fixtures are
appropriately sized for safety and that the text and plans be revised to indicatc No-
Build Zones, No-Disturb Zone, and landseape buffers as outlined in this report,
subject to Planning approval;

That the applicant participate in a cost sharing agreement for infrastructurc
improvements constructed by the City of Dublin to be finalized and agreed upon
prior to final development plan approval; '

That the aceess point on Brock Road be approved by the City Engineer and Union
County and that a stub street to the western properly boundary, north of the
elementary schoal, be provided to promote connectivity with possible future
development, subject to Engineering approval;

That the commercial area be redesigned to create a pedestrian-friendly streetscape
and environment by providing paralie]l parking; subject to Planning and
Engineering approval;

That the kepath along McKitrick Road be located sensitively to existing natural
features and be sited more centrally within the setback;

That the final development plan for this project incorporate additional public open
space along the front of lots in Subarea D-2; and

That in lieu of meeting the Dublin Exterior Lighting Guidelines, the applicant
works with Planning on a night sky preservation program for the lighting,

* Ben W, Hale, Jr., representing the applicant, agreed to the above conditions.

YOTE: 7-0.

RESULT: This Rezoning/Preliminary Development Plan was approved. 1t will be forwarded to
City Council with a positive recommendation.

STAFF CERTIFICATION

Dgusl 2 2) Husal
Claudia D, Husak, AICP
Flanner
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1. Rezoning/Preliminary Development Plan 05-183Z - Tartan Ridge — 9756 Hyland-Croy
Road

Mr. Gerber said the Commission reviewed this case at the last meeting, on January 18, and it was

coming back for review of the revised list of uses as it related to retail and commercial. He

asked for a progress report with respect to parking in the retail area.

Claudia Husak presented updates to this case and slides. She said this 1s a request for review and
approval of a rezoning for 189 acres north of the intersection of Hyland-Croy and McKitrick
Roads. She said the applicant was asked by the Commission to revisc the text to make changes
to the permitted and conditional uses in the neighborhood commercial area, and to address any
inconsistencies in the text. Ms. Husak said this has allowed two conditions to be eliminated from
this case, and the presentation will focus on the neighborhcod commercial area only, as all other
aspects have been discussed previcusly.

Ms. Husak said that Planning has met with the applicants in order 1o address concerns and the
text has been revised n terms of the permitted uses and refers to the permitled uses in three
sections of the Zoning Code: 50, Suburban Office and Institutional, NC, Neighborhood
Commercial, and CC, Community Commercial Districts. She said a revised booklet had been
provided to the Commissioners. Ms. Husak said the text also includes language that specifics
prohibited uses which would be inappropriate in such 2 neighborhood setting and language that
speaks to the intent of this area as a local neighborhood serving area which will help to
determine whether a particular use is appropnate or not.

Ms. Husak said the Conditional Use section of the text has been updated, based on previous
discussion and Planning believes that the changes will ensure that this area is developed in a
manner that is conducive to a neighborhood serving commercial area. She said based on the
evaluation of this proposal according to the review criteria for a rezoning and preliminary
development plan, and with the modifications stated in the conditions, the plan will successfully
provide appropriate development standards for the site.

Ms. Husak said in addition to the modifications stated in Conditions 9 and 10 listed in the
Planning Report, this proposal will meet all the Land Use Principles and will advance the general
planning intent of the area. She said the Tartan Ridge development is unique and attractive, and
the applicant has worked with Planning and Engineering to address issues and concerns
previously discussed. She said this development will maintain and further the high level of
development quality in northwest Dublin, and Planning recommends approval with the ten
conditions as detailed in the Planning Report:

1) That the applicant resolve cost sharing for the infrastructure needed to service the site with
sanitary sewer, water, and streets, to be finalized and agreed upon prior to submitting any
final development plan;

2) That the Traffic Study be approved by the City of Dublin and Union County prior to
submittal of a [ina! development plan;

3) That all rights-of-way as outlined in this report be dedicated with the recording of the final
plat;

4) That the applicant participate in improvements to the existing North Fork Indian Run sewer
near [-2740, subject to approval by the City Engineer;
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Ben W. Hale, Ir., representing the applicant, Charlic Driscoll, The Edwards Land Company, said
the Shamrock Crossing development which City Council recently approved, had the same use
issue, and they handicd that the same way. He said Council did not like to see all those uses
listed, so they have taken out the more objectionable uses and placed the Code sections there so

that there are not three pages of uses.

Mr. Gerber noted that there were many people in the audicnee and asked if anyone wished to
speak to the issues before the Commission. [No response.}

Ms. Jones said she was appreciative of the update in the text. She said the wses prohibited in the
text were the items she was looking to be prohibited. She said the essence of everything
discussed at the last meeting had been captured reparding targeting this to neighborhood services
versus more regional serving uses. She noted that the Conditional Use portion was belter
defined. Mr. Zimmerman said he agreed with Ms. Jones that the hst requested has been
submitted.

Mr. Gerber referred to Condition 8§, and asked if Ms, Husak had discussed it further with the
applicant since the last meeting. Ms, Husak sald Planning had discussed with the applicants
what the vision for that arca was, and shc thought the applicant was working through how it can
be accommeodated.

Mr. Hale said everybody is interested in having activity in front of that building, and they do not
want people to have to go all the way around the building to come back and park. He said if
parking is done that way, there might have to be roundabouts at the ends so people can come
back and get a space. Mr. Hale said they also thought there might be wails or other treatment
that might allow some angular or head-in parking on one side of the street. He said they thought
there were a variety of issues that need to be worked through, and they feel like the time to do
that is when they get into engineering, and they comc in with the final development plan because
ihe culstanding issues are on both sides and they want to explore them fully. He said they
understand thal when they come back for final development plan approval, the Commission has
the right to say that they want all paralle]l parking, and if so, they wiil abide by it. However, they
want to explore other options with Planning to make sure that they are doing the absolute right

thing.

Mr. Gerber asked if Mr. Hale had any problem with Condition 8 at this peint. Mr. Hale indicated
he did not.

Mr. Hale said the only other issue they had was that they have a couple of items that they have to
do before they can do a final development plan, He said their first phase is 32 lots off Jerome
Road and they have io do a turn lane there and would like to be able 10 process that final
development plan prior to resolving the 1ssue how they are going to share costs on other items.

Mr. Saneholtz deferred to staff on the timing matters,

Ms. Husak said Planning would be comfortable to add: *...prior to the approval of the final
development plan” to Conditions 1 and 6.  However, she said for Condition 2, she would refer
to Engineering as the traffic study has to be approved by the City of Dublin as well as the Union
County Engineer, Aaron Stanford said one of the reasons why Engineering included that was so
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that the Planning Report for the final development plan would be able to explain the traffic
improvements and how they work with Union County. He said he thought they still had the
ability to do that if it were based on an approval, but they were trying to be able to have ali the
information laid out so that it could be detailed in the Planning Report.

Mr. Hale agreed to submit it. He said it would give them the opportunity 1o work through issues
with staff while they are negotiating other items. Mr. Gerber agreed to amend Conditions 1, 2,
and 6 1o replacing *prior to submitting” with “prior to final development plan approval.”

Mr. MeCash said he was concerned with some commercial uses being this close 1o the Metro-
Park. However, he said there was a need for those types of services in this area. He said because
they are close to the Metro Park and on the outskirts of Dublin in the rural areas, he did not think
the Dublin External Lighting Guidelines are appropriate for this area. He suggested making it a
condition that provisions for night sky preservation and protection be considered instead of
following the Dublin External Lighting Guidelines.

Mr. McCash suggested Condition 11: That in liew of the Dublin Exterior Lighting Guidelines
that staff work with the applicant on a night sky preservation program for the lighting,

Mr. Hale said he had done that before and agreed there were always things that could be done.

Mr. Sancholtz said some of the uses he had concern with were auto repatr and aulo sales. Aaron
Underhill, Smith and Hale, said they specifically excluded antomobile sales. He said auto-
oriented uses were conditional uses in these districts, therefore they would not be permined. Ms,
Jones noted that the auto-oriented uses were listed on page 44 under number 11,

Mr. Saneholiz noted the text read: Miscellaneous repair shops and related services. He said his
conccrn was that if they do have a fucl facility at this location, knowing that it is a conditional
use, that he did not want to see auto repair become a part of that. He asked that it be called out in
the text. Mi. Langworthy said if the text states that conditional uses are not permitted and this
one is called cut specifically as being prohibited, there may be some problems later when
someone interprets the rest of the conditional uses as being allowed because only cne of them
was omitted. He said it was an ordinance imterpretation issuc that has to be dealt with on a fairly
regilar basis. He said he was concerned how it would affect the City in the future. Mr.
Saneholtz and Mr. Walter agreed to leave it the way il was.

Mr. Saneholtz said another concern he had was that as result of the Joint Work Session last
Monday, it became clear te him that Hyland-Croy Road is going to became potentially a four-
lane houlevard, and he did not think this application had addressed creating a significant ease of
conngctivity or pedestrian-use in access to the Metro Park.  Ms. Husak said other than at the
Hyland-Croy Read and the school access drive roundabout, where there is pedestrian crossing to
access the Metro Park, there are no other specific Metro Park accessible pedestrian areas further
south.

Mr. Saneholtz said at the Joint Work Session it was made clear to him that not only this sile, but
also Union County had Jerome Road on the books from US 42 to McKitrick Road as a four-lane
roadway. He said he anticipated that the center would attract some attention from the park, and
the park certanly would attract aticntion from the residential area and others that will have
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use, that he did not want to see auto repair become a part of that. He asked that it be called out in
the text. Mr. Langworthy said if the text states that conditional uses are nol permitted and this
one is called out specifically as being prohibited, there may be some problems later when
someone interprets the rest of the conditional uses as being allowed because only onc of them
was omitted. He said it was an ordinancc interpretation issue that has to be dealt with on a fairly
regular basis. He said he was concerned how it would affect the City in the future. M.
Saneholtz and Mr. Walter agreed to leave it the way it was.

Mr. Saneholtz said another concern he had was that as result of the Joint Work Session last
Maonday, it became clear to him that Hyland-Croy Road is going to become potentially a four-
lane boulevard, and he did not think this application had addressed creating a significant ease of
connectivity or pedestrian-use in aceess to the Metro Park. Ms. Husak said other than at the
Hyland-Croy Road and the school access drive roundabout, where there is pedestrian crossing to
access the Metro Park, there are ne other specific Mctro Park accessible pedestrian areas further
south.

Mr. Saneholtz said at the Joint Work Session it was made clear to him that not only this sitc, but
also Union County had Jerome Road on the books from US 42 to McXKitrick Road as a four-lane
roadway. He said he anticipated that the center would attract some altention from the park, and
the park certainly would atiract attention from the residential area and others that will have
connectivity to this area. Ms. Husak said she was not sure how far along the desigr of Hyland-
Croy Road was.

Mr. Saneholtz asked if there could be a condition that would anticipate that additional nced. He
said it was not a question of if it 15 going to happen — it is just a question of timing.

Mr. Fishman said that was an excellent point, but he was concerned who would pay for a tunnel.
He said the City had put in several tunnels after the fact and they were expensive. He questioned
whether or not a condition could be added or was needed since the road was not yet engineered.

Mr. 1lale said no one knows today what the ultimate improvement will be in the future.

Mr. Walter said he wondered what the applicant’s responsibility was to improvements, based
upon growth outside their control. He said he saw there is a pedestrian flow that will happen
from Tartan, across through this development, to the park, and he did not think they could tell the
developer that because other parcels around are going to develop and their parcel is the natural
flow between the use we arc trying to get, that they should be unduly burdened with the cost of
that. However, he said he did take Mr. Sancholtz’s point scriously that the developers bear some
responsibility for providing some level of contribution. He said they should have stail consider
that.

Mr. llale said there will be negotiation and part of that will be they will have to write a check for
Brand Road because of those planned improvements and what their share is.

Mr. Gerber said safety and rclated cost issues will be discussed at City Council. He said the
minutes will reflect the Commission discussion.
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Mr. McCash said Councii had wrestled with as far as whal {ulure needs were and how much to
put on a particular developer rather than balancing il out and taking it out of the tax dollar
component.

Ms. Jones asked if the language in Condition 1 lent to that also: “that they had to resolve their
cost-sharing arrangement prior...”  She asked if “pedestrian ways” could be added so that
Council could resolve it, or should it be left to go to the next level. Mr. Sancholtz said he
believed that one of the current principles was “pedestrian accessibility to and from the site.” He
said he was in favor of adding some pedestrian language as well. Mr, Walter and Mr. Fishman
agreed that would be a great solution. Mr. Gerber said he agreed with the issues being raised,
however he interpreted that the word “streets™ addressed all these issues.

Motion and Vote:

Mr. Gerber moved to approve this Rezoning/Preliminary Development Plan based on the

evaluation of this proposal according to the criteria set forth in Code Scction 153.050 and the

Ter: Land Use Principles, with eleven conditions, as noted below.

1) That the applicant resolve cost sharing for the infrastructure needed to service the site with
sanitary sewer, water, and streets, to be finalized and agreed upon prior to final development
plan approval;

2) That the Traffic Study be approved by the City of Dublin and Union County prior to final
development plan approval;

3) That all rights-oi-way as outlined in this repart be dedicated with the recording of the finai
plat;

4) That the applicant participate in improvements to the existing North Fork Indian Run sewer
near [-270, subject to approval by the City Engineer,

5) That the text be modified to ensure base height for lighting fixtures are appropriately sized
for safety and that the text and plans be revised to indicate Ne-Build Zoncs, No-Disturb
Zone, and landscape buffers as outlined in this report, subject 10 Planning approval;

6) That the applicant participate in a cost sharing agreement for infrastructure improvements
constructed by the City of Dublin to be finalized and agreed upon prior to final development
plan approval;

7) That the access point on Brock Road be approved by the City Engineer and Union County
and that a stub street to the western property boundary, north of the elementary school, be
provided to promote connectivity with possible future deveiopment, subject to Engineering
approval;

B) That the commercial area be redesigned to create a pedestrian-friendly streetscapc and
environment by providing parallel parking; subject to Planring and Engineering approval,;

9) That the bikepath along McKitrick Road be located sensitively to existing natural features
and be sited more centrally within the setback;

10) That the final development plan for this project incorporate additional public open space
along the front of lots in Subarea D-2; and

11 That i hiew of meeting the Dublin Exterior Lighting Guidelines, the applicant works with
Planning on a night sky preservation program for the lighting.

Mr. Hale agteed to the above 11 conditions. Mr. Zimmerman seconded the motion and the vote
was as follows: Mr, Waltcr, yes: Mr. Fishman, ves; Mr. Sancholtz, yes; Ms. Jones, yes; Mt.
MecCash, yes; Mr. Zimmerman, yes: and Mr. Gerber, yes. (Approved 7-01.)
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PLANNING AND ZONING'COMMISSION
RECORD OF ACTION

JANUARY 18, 2007

The Planning and Zoning Commission took the following aciton at this meeting:

2.

Rezoning/FPreliminary Developmeni Plan 053-1837 — Tartan Ridge — 9756 Hyland-
Croy Road

Location: 189.57 acres located north of the intersection of Hyland-Croy and McKitrick
Roads, bordered to the east by Jerome Road and to the north by Brock Road.

Existing Zoning: R, Rural District.

Request: Review and approval of a rczoning to PUD, Planned Unit Development
BEhstrict under the provisions of Code Section 153.050.

Propesed Use: A mixed-use development that includes 246 single-family lots, 24
townhouse units, approximately 68,500 square fect of commercial space, and 69.14 acres
of open space.

Applicant: Charlie Dnscoll, The Edwards Land Company, 495 South High Sireet, Suite
150, Columbus, Ohio 43215; represented by Ben W, Hale, Jr. and Aaron L. Underhiil,
Smith and Hale, 37 West Broad Street, Suite 7235, Columbus, Ohio 43215,

Staff Contact: Claudia D. Husak, AICP, Planner.

Contact Information: (614) 410-4675/chusak@dublin.oh.us

MOTION:  To 1able this Rezoning/Preliminary Development Plan to the February 1, 2007,
meeting, watving the lifteen day rule, to further define the uses within the development text.

*Ben Hale, It agreed to the tabling.

YOTE: 5-0.

RESULT:  This Rezoning/Prcliminary Development Plan was tabled.

STAFF CERTIFICATION

Aaud st
Claudia Huszk, AICP
Planner

o-38-07

3-5-07
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relationship.

1. Rezoning/Preliminary Development Plan 05-183Z — Tartan Ridge — 9756 Hyland-Croy
Road

Claudia Husak satd this 1s & request for review and approval of a rezoning of 189 acres north of
the intersection of Hyland-Croy and McKitrick Roads for a planned unit development that
includes 246 single-family lots, 24 townhouse units, approximately 68,500 sguare feet of
neighborhood commercial space, and 69 acres of open space. She presented a slide of an aerial
comntext map which showed the proposed development and the surrounding arca. She said Tartan
West was south of the site and the Glacier Ridge Metro Park is to the west. Ms. Husak said
further to the south is the recently approved Oak Park Development.

Ms. Husak said this case was presented to the Commission under the name, Bantry Greene in
June 2006, and the Commission discussed the need for more housing variety in that plan, as well
as a need for high-quality architecture, and the proposed location of the retail area.  Adjacent
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residents also voiced concerns regarding the utility connections, increased traffic, and the retail
area. She said this case was tabled at that meeting at the applicant’s request. Ms. Husak said the
plans have been significantly revised.

Ms. Husak said small portions of the sitc are heavily wooded and there are three streams and two
ponds curtently on the site. She presented slides which showed different views of the site. She
showed a proposed site plan for the development which illustrated the proposed layout of the
lots, the road network, the commercial area in the south, and the open space arcas.

Ms. Husak said the housing consists of scven different single-family lot types and 24 townhouses
which would be located in four buildings. She said active parks are proposed throughout the site,
as well as passive open space located mainly along the boundaries of the site in the 200-foot
setback. Ms. Husak presented a slide showing the proposed seven subareas as well as the
permitted ot types in those subareas.

Ms. Husak said the proposed development text describes each subarea in detail and provides
development standards for each, She said it also places restrictions on garage orientation to
orient them away from open spaces and parks. She said the text provides flexibility for a
substation of the Washington Township Fire Department to be located in the area north of the
elementary school. Ms. Husak said the area is currently shown as open space on the plan, and it
is expected to be dedicated to the City at the final development plan stage. She said the fire
department has identified the need for a small substation in this area to beticr serve the northwest
area of the City and the City will continue working with the fire departrent, should they choose
to use this tocation for their substation.

Ms. TTusak said the proposed architecture was outlined in the devclopment text which included
standards intended to create a variety of architectural combinations. She said several
architectural styles are described in the text and high-quality; four-sided architecture will be
required throughout the development.

Ms. Husak presented a graphic which showed the proposed open spaces within the development.
She said the text distinguishes neighborhood parks, rural open spaces, and the boulevard green in
the description of open spaces and provides the design intended for each of those. She said
existing trees and ponds will be incorporated into the parks and the open spaces and vnique and
dilferent landscaping techniques are encouraged. Ms. Husak said Planning has identified an
opportumty for better connections between the open spaces in this development. She said while
the open space connections are very well designed along the parks in the north and southern
section there is an opportunity where a defined connection between the two arcas could be
established. Ms. Husak said the final deveclopment plan for this project should incorporate
additional public open space in the front of lots 1n Subarea D2 as required by Condition 12 in the
Planning report.

Ms. Husak presented a slide showing the layout design for the proposed neighborhood
comunercial area which includes retail, restaurant, and office uses at the comer of Hyland-Croy
and McKitrick Roads. She said the preliminary plan shows several building footprints along the
Hyland-Croy Road frontage and the main entry into the site. A drugstore with a drive-thru is
shown on the south, as well as a gas station with a convenience store along McKitrick Road.
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Ms. Husak said the text contains a typo for the sethacks, but the applicant is aware of that and it
will be corrected.

Ms. Husak said while the plan for the entire development successfully creates a place for multi-
generational living and social interaction by offering a variety of housing types as well as passive
and active open spaces and recreational opportunities that are conveniently located in the
proximity to neighborhood services, Planning has identified areas in the neighborhood
commercial portion where the function of the street network can be improved to better serve the
neighborhood and provide additional opportunitics to walk in this neighborhood. She said the
proposed neighborhood commercial area incorporates typical suburban design elements such as
pull-in parking which is auto-oriented and drive aisles in front of the buildings. She said this
area should be redesigned to create a pedestrian-friendly streetscape by providing parallel on-
street parking that takes advantage of the residential proximity and eliminates pavement in this
general area.

Ms. Husak said based on the evaluation of the proposal according to the review criteria for the
preliminary development plan, Planning is confident that with the modifications stated in the
conditions, the plan will successfully provide appropriate development standards for this site and
will also advance the general planning intent of this area. She said in addition, Planning has also
determined that with the modifications listed in Conditions 11 and 12, the proposal will meet all
land use principles.

Ms. Husak said the Tartan Ridge development is a unique and attractive project and the applicant
has worked with extensively with Planning and Engineering to work through issues and address
concerns previously discussed. She said this development will maintain and further the high
level of devclopment quality in this northwest portion of the City. She said Planning
recommends approval of this preliminary development plan with the 12 condiiions as listed in
the Planning report:

1} That the applicant continve to work with Engincering in resolution of cost sharing for the
infrastructure needed to service the site with sanitary sewer, waler, and streets, 1o be
finalized and agreed upon prior to submitting any final development plan;

2)  Thal the Traffic Study be approved by the City of Dublin and Union County prior 1o
submittal of a finu] development plan;

3} That all rights-ot-way as outlined in this repart be dedicated with the recording of the final
plat;

4)  That the appiicant participate in improvements to the existing North Fork Indian Run sewer
ncar [-270, subject to approval by the City Engineer;

3)  That the text be modificd to ensure base height for lighting fixtures are appropriately sized
for safety and that the text and plans be revised to indicate No-Build Zones, No-Disturb
Zone, and landscape buffers as outlined in this report, subject to Planning approval;

6) That discrepancies between the text and the plans regarding garage orientation and front
Build-Zones be revised to accurately reflect the intended restrictions, subject to Planning
approval;

7}  That the text be modified include the signage provisions as outlined in this report, subject
to Planning approval;
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8) That the applicant participate in a cost shanng agreement for infrastructure improvements
constructed by the City of Dublin to be finalized and agreed upon prior to submitting any
final development plan;

9)  That the access point on Brock Road be approved by the City Engineer and Union County
and that a stub street to the westemn property boundary, north of the elementary school, be
provided to promote connectivity with possible future development, subject to Engineering
approval;

10) That the commercial area be redesigned fo create a pedestrian-friendly streetscape and
environment by providing parallel parking; subject to Planmng and Engineering approval;,

11) That the bikepath along McKitrick Road be located sensitively to existing natural features
and be sited more centrally within the setback; and

12) That the final development plan for this praject incorporate additional public open space
along the front of lots in Subarea D-2.

Ben W. Hale, Jr., representing the applicant, Charlie Driscol], The Edwards Land Company, said
that n June, he had said that his client felt that the residential part of this proposal was on the
wrong track, and he asked that it be tabled and said they would come back with something very
different. He said this is very different from that previous application because many things have
happened. He said his former client, M/l Homes no longer owned the property, and Edwards
Land Company is the developer of this site. He said this was a very different program because
these houses will be built by a number of builders and many of them will be custom houses.

Mr. Hale said they looked at the street plan numerous times with the input of Planning and made
the appropriate revisions. He said they clearly heard from the Commission at the previous
meeting, that they needed high-quality architecture. He said that Brian Jones, their architect,
came up with & very innovative solution with six or seven different kinds of houses that have the
things that arc needed te make the house look right. Mr. Hale said that Mr. Jones did a senes of
massing drawings which show how the houses should be massed so when an architect designs
one, he has the massing drawings. He said they also show how to transition from ene material to
the other. Mr. Hale said it shows examples how to do gates, front doors, and shutters that are
appropriate for the window sizes, He said all the standards and drawings are legal commitments
that are in the zoning and it has to be done that way, Hc said the commercial architecture has to
be done that way as well. Mr. Hale said the process, because of multiple builders, will have an
architcctural review committee. He said they will go through architectural review with the
builders to make sure the house is in compliance with this drawing and then they will file a
building permit and the City will review it. Mr. Hale said when the City reviews the permit, they
will use this bonk to judge whether or not they followed the criterta in terms of architecture and
massing, front door treatment and gencrai surroundings.

Mr. Hale said 1t was hard to look at drawing and understand the scale. He said one of the
comparable developments was the Shoppes of Athenry where there is a UDF on the comer, Mary
Kelley’s, a day care, and an office building which equals 50,000 square feet. Mr. Hale discussed
the available retail square footage and vacancies of the submarket, which provided all the retait
needs on tie west side of the river except for Tuttle Mall. He said that on this side of the City,
there is a very healthy commercial base. Mr. Hale said this commercial is really a quality of life
thing. [t will keep people from being forced to drive four miles to get their prescriptions, to go to
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a small restaurant, to go to a coffee shop, or to pick up their laundry. He said they have taken the
units that are more dense (townhouses and alley lots) and broeught them down around the center
so that it functions like a little town.

Mr. Hale said that Peie Edwards and Charlie Driscoll took a very strong look at Dubtin, Ohio
and the Dublin school system and one of the things they found was that in Ballantrac, which is in
the Hilliard school district, most people who bought at Ballantrae were not moving there from
the Dublin school district. He said they believed that there is a very substantial move-up market
in Dublin. He said they are talking here about housing that will range in price from $400,000 to
$900,000. Mr. Hale said they have been very careful with garages and tried 1o not have front
facing garages on any of the major streets or open spaces.

Anne Wanner, The Edge Group, thanked Ms. Husak for the pre-submittal process and said Ms.
Husak did a great job and kept them on track and provided great input along with a couple of
other planners. Ms. Wanner said the comments and input were all very timely. She said a good
job was done on the staff report and thanked Ms. Husak for that as well. Ms. Wanner said there
was definitely an underserved market here — a price point between $400,000 and $800,000 and
above. She said people come to Dublin to move up and there is nowhere to go. She said the
other part of the design intent was that they wanted to blend new urbanism principles with
suburban conservation design. She said at times, the consetvation design principles now in place
are challenging and they wanted to combine them with soine of the newer ideas that are coming
about in planning. Ms. Wanner said they also wanted to facilitate some of the comments heard
before — that the residential and the commercial pieces were not integrated.

Ms. Wanner presented an overall regional map which showed what was happening around
Tartan Ridge. She said Jerome Village is to the north and will have approximately 2,000 homcs.
She said Qak Park, previousty approved, as well as the ongoing development, Tartan West are
located ncarby. Ms. Wanner said this large amount of development will need service facilities in
this area. She said the vision and nspiration of Tartan Ridge was more important. She said
included in the booklet distributed was a variety of imagery, and a perspective views of what
Tartan Ridpe is going to look like. Ms. Wanner said when their design team first met they
wanted to look at other timeless subdivision designs for inspiration. She said Frederick L.
(dmstead, known as the grandfather of landscape architecture was also a land planner and he
planned subdivision designs in Chicago known as Riverside, Druid Hills in Atlanta, and Forest
Hills, in New York. She said in looking at his designs, they saw very interesting organic forms
as patterns that they wanted to emutate. She said they visited the site several times. She said the
topography of the sile was not common in Dublin. She satd they wanted te design with nature
and use these organic forms. She said they wanted to create a place where people wanted to live.

Ms. Wanner said they compared contemporary subdivision desipn to some of the older
subdivisions of Bexley and Upper Arlington. She said they found that there s an inherent
conflict with contemporary suburban design which lies in where the driveway is located versus
where the pedestrian space or people space is located. She said people live in their driveways by
playing in them or socializing in them. Ms. Wanner said the older neighborhoods separate their
peopie space from their auto-oriented space by creating elements that separate the spaces such as
gateposts and gates which were an extension of the house and soctalization space for the home.
She said they wanted to create that.
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Ms. Wanner said people spaces in Dublin had people spaces such as gates and doers, She said
they have open spaces that are criented towards people. She said they wanted to create that. She
guoted Fredrick Law Olmsted which she said she thought was very appropriate for their vision:
What improvements have you here that tend to insure permanent helpfulness and permanent
rural beauty? ” She said that was exactly what they wanted to create - permanent beauty here.

Ms. Wanner said the other layer they wanted was architectural styles. She said the six
architectural styles in the book do not alone create spaces. She said they create an clement of
how people live. Ms. Wanner said architectural elements, special attention to front doors,
windows, shuiters, proportion of these elements, are very crucial in space-making. She said
gates, gateposts, and hedges are on every lot. Ms. Wanner said brick and stone piers, stone
walls, brick sidewalks all create the socialization space that changes how people live and they
want to create that.

Ms. Wanner said the open space plan is very complete with different types of spaces. She said
they have Dunlevin Park, which preserves a very substantial pond. She said keeping the
elements on the site is part of the space-making. She presented a slide showing the Lahinch Park
site where the large trees shown will be preserved. She said the open spaces will be connected
through the use of lush boulevards and sweeping views of vistas. Ms, Wanner presented a
development plan showing how the lots were connected. She said there are cottage lots closer to
the village area that connects to some of the estate lots towards the north of the area. She said
garage orientation is an important piece of how peopie relate to their neighbors and they wanted
to prohibit street-oriented garages, moving the garage back, out of public space and make it a
private area.

Ms. Wanner presented a slide of a perspective view and some elevations of the village center.
She said setbacks are small so that people are not onented towards one another, but towards the
stréet. She said it slowed traffic and created a village pedestrian feel. Ms. Wanner said an
important goal of this project was to meet Dublin’s Ten Land Use Principles which have been
implemenited as part of the Community Plan Update. She szid they feel that they have not only
met the principles, but exceeded them through the elements they have created, through the
addittonal architecturat design standards they have, and through the land use plan. She said they
want to create a legacy — timeless landscape architecture and timeless land planning.

Brian Jones said as they wanted to make sure that the Olmsleadian vision of trying to create a
place that really celebrates the landscape architecture and the planning held through. He said a
lesson in studying great places, is that architecture in those places often becotnes the background.
He said in becoming the background, it often is about what you do not do versus what voun do.
Mr. Jones said they were striving for diversity within a very limited palette of stylistic
expressions. He said the overall architecture of this place is being established by the village
center and the commercial piece. He said in thal piece, they are really trying to drive their
stylistic cues from the things that have occurred throughout Dublin, as well as the Midwest, and
really looking to the late 19™ to 20" Century for those expressions. He said the architeciure of
that commercial area leads into the architecture of the residences.
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Mr. Jopes said they were committed to looking at criteria that qualified massing, that dealt with
fenestration or the way that windows are used around the building, and also a cogent idea about
how matcrials are used and developed which they thought expressed a commitment that is quite
uncommon. He said as they looked at the overall connectivity and the scale, this was not really a
typical suburban solution and they feel that the commercial has integrated to the residential in a
way that will be quite a great example in this region.

Mr. Hale said there had been meetings with the neighbors along Hyland-Croy Road and the
Muirficld Civic Action group prior to this meeting. Mr. Gerber invited those in the audience
who wished to speak, to come forth, state their name for the record. He said comments would be
limited to three rminutes.

Kim Clavin, 7667 Brock Road, presented a slide showing the proposed entry road en Brock
Read. She said it did not now match with the entry road into Jerome Village. She said it was
approximately 530 feet away. She said it did not seem to be a logical place for the entry road.
She suggested that the entry be lmed up with Jerome Village. Ms. Clavin said while doing that,
the homeowner will be relieved from having property taken. She said also, trees might possibly
have to be removed in the action. Ms. Clavin said she saw no improvements in the retail traffic
mentioned as a resident concern.  She said Hyland-Croy Road was a big tralfic area and this
development will have an impact on it, therefore it would be the developer’s responsibility to fix
the roads because they are causing the traffic impact. Ms. Clavin said the residents asked for a
major thoroughfare through the development to relieve traffic, and that did not happen. She said
the retail was a big concern and she thought the City agreed that they wanted to keep the Glacier
Ridge look to be the natural setting. She asked why not put the retait on the southeast corner
where 1t was away from Glacier Ridgc.

Mr. Gerber asked about the traffic flow Ms. Clavin mentioned. Ms. Clavin said 11 was the ralhic
{low between the two developments, Jerome Village and Tartan Ridge.

Ms. Clavin said there is also a concern about drainage. She said they have not been approached
with what thc solution wouid be.  She said there are drainage tiles and they are planning to build
on top of them. Mz. Gerber recalled that the phone numbers and addresses of interested residents
were taken so that they couid be contacted, and asked if they had been notificd of any meeting.
Ms. Clavin said she received a notice from the developers last Wednesday or Thursday for a
meeting on a Monday, and it was a holiday weckend. She said they had four days™ notice and a
holiday weekend. However, she said the developer made a good effort to contact everyone on
the list.

Marm Spears, a Hyland-Croy Road resadent, sand she was approached by the developer the week
ptior to Christmas to get the neighbors together. She said she appreciated the Commission
upholding the standards for the building behind her home, north, next to the water tower. She
said if they had to list concems, it would be the drainage. She said she had not been contacted in
six months, She said she had to disconnect two of her downspouts because they were coming up
as fire hydrants, as she was the home closest to the field, and was getting the backflow from the
section. Ms, Spears said they met with the developers on this past Monday night and reviewed
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the plats. She said they were told that had been inspected by their engineer, but they were not
aware of the creck beds, the boulders placed, etc.

Ms. Spears said their second concern was the retail. She said she thought several Commissioners
agreed that where the retail was proposed, it was a very hazardous intersection. She said it was
very clevated and with the Metro Park having the retail there did not work with the crosswalk.
Ms. Spears said traffic concerns were that they would have additional traffic and gas, beer, food,
and restaurant deliveries. She said they were told that although the Commission had requested
that the proposed homes’ quality be increased, that the Commission had also demanded an
increase in the number of home builders proposed. Ms. Spears said they originally were told 25
developers would be in Tartan Ridge, and tozight they heard 13.

Ms. Spears said she was also there on behalf of Debbic Toddwell, a resident south of her, and
also Jan Moony Paul, 9900 Hyland-Croy Road.

Fric Cook, 10150 Hyland-Croy Road, said most of the residents on Hyland-Croy agreed with
Ms. Spears’ summary of their concems. Mr. Cook said when a development of this size comes
into an area, it is important to remember that there is an existing community already there and no
one has mentioned that. He said the traffic affects them, their water tiles, septic systems, and
wells. He asked that the developer address that. He said “intcgrating™ the existing community
has not been mentioned. |

-Sue Hagar, 9900 Hyland-Croy Road, said this was the third time she had addressed the
Commission, and she still was against the retail. She agreed with the concerns of Ms, Spears,
Mr. Cook, and Ms. Clavin. She was also concerned that the retail might not be sustainable with
that proposed at Jerome Village and a mall in the township. She said the retail could be dressed
up to look nice, but it was still retail. She said on that comer, there is the Metro Park and itisa
dangerous intersection. She said retail did not fit on that corner with the traffic concerns, extra
gas trucks to fill up the eight-pump gas station, and food trucks to supply the UDF.

Mr. Gerber recalled seeing Ms. Hagar at previous meetings and asking that staff take her address.
He asked if she had been contacted, and how many times. Ms. Hagar said shc was contacted one
week before Christmas for a meeting the week of Christmas which was not convenient for the
neighbors.

Mr. Gerber said with respect to the water problems, had the City contacted them previously 1o
discuss them. Ms. Hapar said she had not. However, she said therc were discussions and
concerns about water problems on Monday at the meeting with the developer’s new engineer.

Mr. Sancholiz said several times he had heard testimony on this property along the lines of the
convenience factor of having this retail and pas, ete. close to the residents and how beneficial it
would be. He asked Ms. Hagar if she saw a benefit to her fellow neighbors having the
convenience factor. Ms. Hagar said they found Perimeter Loop is just threc miles from the
neighborhood and it supplies them with groceries, gas, hardwares, etc. She said retail had been
approved caddy-corner to the high school, and there will be retail with the new lerome Village to
the north. She said she thought it was sad if they couid net drive three miles to get groceries or
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gasoline because it would be a lazy environment where they live. She said she had not missed
not having retail.

Cynthia Reed, 5208 Aryshire Drive, a Dublin resident since 1986 said she did not intend to
speak but she did not see Robert Fathman here as the representative of the Civic Action
Committee of Muirfield North. She said the reason they chose not to speak was because they
have since 2003 met with City representatives, Gary Gunderman and Claudia Husak, and all the
representatives at the area meetings for the Community Plan. She said they had expressed great
concern about any commercial business along Jerome Road. She said there are 2,400 homes
planned in the new Jerome Village which is going to be out of Dublin’s jurisdiction and control.
Ms. Reed said it will add a lot of traffic to that area, which helped them when Tartan West was

~ formed to help create the single-lane roundabout at the Glick/Avery/Jerome Road intcrsection in

anticipation of this new growth to come,

Ms. Reed said now, they have a chance here, at this corner to help have a say in how this
develops and help alleviate some of the traffic pattern. She said Jerome Road thus far has not
been improved to handle any kind of commercial traffic. She said there is the potential also of
ODOT bnnging down McKitrick Road further west up Hyland-Croy Road, bringing in a
potential exit there. Ms. Reed said it has been the opinion of the Citizens for Responsible
Zoning (C4RZ) that there would be no opposition from them as long as the commercial
development stayed on the Hyland-Croy/McKitrick Road side, simply because that wouid be less
traffic coming into the round-ahout where there 15 an elemeniary and middle school currently.

Ms. Reed said she felt for the residents who had water, sewer, and drainage problems and hoped
that the City would help them with those issues. She said her group has had no opposition to the
commercial because the City and Ms. Husak have been wonderful in notifying them about
anything devcloping in this arca. She said Mr. Hale had been very forthright, and Aaren
Underht!]l has contacted them to let them know of any development in this area. She said he
worked with Ms. Husak and Mr. Gunderman to try to meet with the majonty of the residents’
concerns. She said they had worked hard to keep the traffic minimal on Jerome Road and tried
to shift it over to the Hyland-Croy Road site that is being approved.

Larry Hopper, 7400 Brock Road, said the extension of Hyland-Croy Read through the Jerome
develepment will be a total thoroughfare, so flipping those two roads made no scnse because it
would create another thoroughfare in an arca that would be highty trafficked anyway. He did not
see that it was a necessary ilem to be moving the road. Mr. Hale said the Brock Road entry
concern had been conditioned that they work with staff to coordinate. He said it was true that it
could be flipped, if that was were the traffic engineers think it should be, but they have submitted
a traffic report and addressed many of these issues and the traffic report has been provided to
Dublin staff and Union County and they have committed to coordinate with thase entities. He
said it may very well line up if that is what the govemmental bodies think it should do.

Mr. Hale said that with this application, they had filed a preliminary drainage system and they
were aware that they have the duty to retain the water that they put on this piece and not to
burden those down steam. He said there are ponds on the site to do that. He said they do not
havc to detain the water, but they have to clean it. He said the concerns are being addressed.
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Diane Marin, EMH&T, said she had been involved in the drainage patiems for this site under
M/l Homes. However, she satd she had not attended any public meetings. She said there are
about 28 acres needing to be picked up from the Hyland-Croy area homes and traveling north to
Brock Road. She said she had walked the site. Ms. Marin said the 24-inch culvert was not
blocked by the boulders in front of it. She said a drainage swale came down through the project.
She said they will do the standard procedure which is picking up that drainage, petting it through
their system, cleaning it, and making sure that they do not exceed the flows that go offsite, norih
of them. '

Mr. Hale said regarding the discussion about the corer of McKitrick and Hyland-Croy Roads,
they had done a very extensive traffic study and the City has asked them in the study to look at
every intersection in the arca, which they have done. He said they undersiand that they have
some very substantial obligations. Al the entries have to have turn lanes, they have looked at
what their contributions will be, and they are meeting with the City to come up with a program
- of when intersections get approved to the Year 2017, which is considered build-out and Jerome
Village is supposed to be finished by then. He said when doing the study, they looked at build-
out and level of service. Mr. Hale said they thought this commercial has been consistently been
shown at many Community Plan meetings as being important to the City because people needed
to be out in the community to service it. He said it was appropriately designed from a land

- planning peint of view and from the building architecture and this was an important part of the

overall theme of this development.

Mr. Gerber asked that Ms. Husak address the residents’ concerns. He said he got the impression
that they had been contacted, but some felt that they had not been involved. He said going
forward; hc wanted to be vigilamt with that. Mr. Gerber explained that at this stage, the
Commussion was bemng asked to make a recommendation to City Counci! to either support this
application or deny it. Ile said it will then go to City Council, and everyone will have ample
opportunity to speak befere City Council, and before the Commission a third time. He asked
Ms. Husak to give more information about what she had discusscd with the applicant and what
she envisioned. Mr. Gerber said he saw some conditions that asked for some flexibiliiy and to
wotk things out consistent with staff recornmendations.

Ms. Husak sawd this project started after June of last year and it picked up in more eamest in
October 2006 when Planning, Engincering and the applicant met on a hiweckly basis reviewing
concepts for an entire redesiga for this development. The apphicant is well aware that there are
concerns from the neighboring residents. She said as soon as they felt they were ready to have a
plan that was pretty close to the plan that they are preseniing tonighl they did contact these
neighbors and it happened to unfortunately be during the holiday season, so that made it more
difficult to get together. She said the traffic is as Mr. Hale stated, there is a substantial traffic
study that staff as well as Union County staff is reviewing. There are multiple jurisdictions in
place here for wraffic and utilities and it is challenging as to who is in charge of fixing what
problems. She said the applicant is committed to make major traffic improvements around their
immediate site as wetl as the larger area and there were several intersections they had to study.
She said i is true that the Hyland-Croy Road area is going to be improved and it is somewhere in
the area of a four-lane read going north to Jerome Village,
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Ms. Husak said the access point on Brock Road to the north is being discussed in the Planning
Report and Condition 9 speaks to that. She said the condition requires that those access points at
the vefy least have to be coordinated. That could mean that they line up, but it is the Township
and the Union County Engineer who has to sign off on it as well.

Mr. Gerber asked if it was necessary to tie this down at the rezoning/preliminary stage, or was it
a “floating tarpet” everybody knows where we need to get and it would be handled at the final
stage, Ms. Husak said that was correct and Jennifer Readler agreed.

Mr. Gerber recalled that there were water problems in Ballantrac, and asked if stafT felt like they
could find some solutions here. Ms. Husak said this application would net be before the
Comnission if Planning did not feel they were on top of it.

Mr. Gerber recalled that when this was an M/I project, Mr. Hale made a representation before the
Commission, and he was sure he would do so again tonight, that whatever it takes, they will
satisfy each and every adjoining landowner in their concerns with respect to water. Mr. Hale
replied that there were two water issues. He said with the stormwater concern, they wnderstand
what their obligations are and he thought the stormwater, because of farming practices, is being
held up and they have sized their pipes preliminarily, they have completed the hydrology studies.
He said they are going lo pick up that water, clean it, and put it off the property. He said if the
residents will allow them, pre-development to test their welis, if the wells degenerate, théy will
fix them.

Mr. Gerber noted that there were conditions that spoke to those issues. ITe urged every interested
resident to give their name, address, and phone number to Flora Rogers or Claudia Husak so that
she could share them with the applicant. He said they work as a community when they all talk to
one another.

Mr. Gerber said he thought the biggest issue tonight was the need for residential/retail
componcnts as discussed at the Community Man Joint Work Sessions. Ie said before this
application can continue, the Commissioners needed to discuss amongst themselves how they
feel about the retail/commercial component of this. He sald be could rot see walking through
the architecture, other setbacks, etc. if they cannot have some sort of understanding with respect
10 that.

Kevin Walier recalled that he had suggested moving the retail to the other corner. He said he
had visited the sitc several times. He said he was glad to hear the applicant say that the site had
topography. He said the threc unique things about the site arc topography, substantial landscape
elements, and water features which are being preserved. He said he drove through the site to try
to imagine what the retail component would look like on the corner. He said looking east, it was
not a very attractive comer and there is nothing there that would be displaced. He posed the
question could they inteprate that into what is going on around it. Mr, Walter said when be saw
the renderings, he was not sure aboui uses, ete., but the concept of retail is supported on that
corner, and they have said it during the Community Plan Work Sessions. He said he was further
in support of having a retail component of some type in that area.
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Mr. Gerber agreed that a lot of discussion with Council had been with respect fo the retail
component that as we build out the hospital, alt the medical facilities around Periraeter Drive and
existing and anticipated housing, etc. in that area, they want to keep people closer to home. Mr.
Walter said he did not think this was an excessive amount of retail, but he questioned some of
the uses which can be discussed fater.

Rayna Jones said generally speaking, she was in favor of the development. She said she was
very comfortable, now that they have come a long way in their discussions as a group and with
Council as t¢ what the uses would be in this area. She said originally, she would have liked io
keep this area much more of a rural area, but she saw with the development sipns, as they have
decided to put the Community Plan together and what is going on in the area and itnprovements
in roadways, and she thought the consensus is that they have opened the door to new
development in this area, and as part of that body, she could see that they were going in that
direction. Ms. Jones said the design of the overall site is very positive. She said she liked Brian
Jones” work and the tone and design.

Ms. Jones said her numnber one concern was water, and that it sounded as though staff was on top
of that, She said it had to be addressed very firmly. She said she was not a huge fan of a lot of
retail here. Ms. Jones said she thought some may be necessary as this area begins to develop.
She said she preferred it not near the Glacier Ridge Metro Park, because she wanted to preserve
those vistas. Ms, Jones said she would love to see very restricted retail uses so that it does not
become a fast-food drive-in type cnvironment. She did not want anything that would infringe on
the enjoyment of the park. She said she was against anything that would tzavel across the road
and interfere with the park which was a priceless gem in our community. Ms. Jones said
generally speaking, as far as rezoning and beginning this process, she was fine.

Ted Saneheliz asked if the 200-foot setbacks on McKitrick and Hyland-Croy Roads were met at
the corner. Ms. Husak said the cuwrrent plan shows the 200-foot setbacks. She said however,
there is a discussion abow a new right-ol-way acquisition on Hyland-Croy Road and there may
be some small deviations (20 feel) where Lhose issues will have to be resolved because the
projected night-of-way for Hyland-Croy Road was 80 feet, and 1t 15 now 120 feet.

Mr. Saneholiz asked what the Hyland-Croy Read area would potenhally look like. He said a
meandcred four-lane road was previously discussed. He said he understood it was a preiiminary
discussion. Ms. Husak said she believed that an Ernerald Parkway design was also one that had
come up many times when the discussion was ahout what Hyland-Croy Road could look like.
She said Emerald Parkway is a good example of a Dublinized road.

Mr. Saneholiz said when he looked at Hyland-Croy now, it was hard for him to accept retail on
the comner, but if he thought about what the future holds potentially for that area and intcrsection,
he has a lot less resistance to refail on that corner. He said he was not sure that he accepted all
the detalls of the present plan, but he was not nearly as adamantly against some form of
retail/commercial on the comer as he once was, having had the opportunity to envision what
[Iyland-Croy might ¢velve mto in the future. Ms. Husak agreed that increased development in
this arca will change it dramatically.
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Todd Zimmerman said he approved of the retail issue on that base. He said it was in the right
location from a future traffic standpoint and that it was in a good service location from the east.
He said it will draw more people there and keep people from using Avery Road and Perimeter
Road.

Mr. Sancholtz said his over-riding concem about putting retail here is its long-term viability as a
functioning successful retail corner in light of the extensive (700,000 square feet of commercial
and retail} just two miles north. He said Oak Park bas recently heen approved and there will be
an interchange at McKitrick Road and US 33. He said his rcal concern for the community as a
whole is that the center becomes not viable and not vibrant and that in 15 years, they regret it
after things have developed around it over time. He said that was his major reservation.

Mr. Zimmennan pointed out that the Shoppes at Athenry center on Avery Road was vibrant and
used. He predicted that someday this will look and be like that.

Mr. Gerber said he sensed they had enough support for another one of thesc concepts, but they
secemed to latch onto things in Dublin. He said they get a good idea and all of a sudden; every
project has to be the same with the same brick color, etc. He said they needed to get mare
creative down the road. He said if they are to support retail here he did not think there should be
more, e said they had to make sure that the retail here works. Mr. Gerber said retail in some
neighborhoods has not worked. He thought it had been a failure of design and that it had also
been a failure of the landlord to attract suitable retailers with snitable uses. Mr. Gerber said he
thought it was beholding on all of the Commissioncrs to help in that process to make these
people successful and to make these vibrant centers. He said the concept only works if the locals
utilize the center.

Mr. Saneholtz said that brought vp a concept for consideration. He asked Mr. Jones 1if there was
a way to make the 19,400-square-foot structure and all the structures that are anticipated to be
retail, more adaptive to other wuses, if in the future office use might be the actual dominant need
in this little pod because of the tremendous retail to the north. He asked if there was any way to
look at the architecture and the design in such a way to make it not look like they took retail and
put offices a1 it, but somethung that can function both ways.

ir. Jones said he thought you cannot separate the fact that this really is about place making and
they do have the Stavroff Company that has been 1n the community for a long time and have had
that vision. He said when looking at the long-term viability in this place making, 1t really has
much to do with the viability of these butldings becoming something else over a period of time.
He said the commitment to quality maierial and to the architeciural design is potng (o provide for
that vitality. He stressed ihat this is a delicately-scaled project, and if they compared other things
that seemed to be like it, and put them side-by-side, it is diminutive in its scal¢ and character. He
said the setbacks have increased and it will have a great fecl in relationship to the park across the
street and will provide that kind of place that is going o be very viable in the next 20-30 years as
a special place. Mr. Jones said its scale will dominate its success over what is occurring to the
north.
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Mr. Gerber said they had to make sure that the retail was integrated. He said it is on Dublin’s
northern border and gateway features, etc. are wanted. He said with the retail, this secemed like
where City Council wants to go and where the Joint Work Sessions have gone. He said if it
could be done within the parameters that it has to fit, it sounded like all the Commissioners wers
supportive. He said it was now time for them to do what they normally do at
rezonings/preliminary plans and review the text.

Mr. Sancholtz asked if there was any economic barrier to it being somehow evolving inte office.
He said he assumed that retail would command a higher square footage rental than office space
and that was part of his concem about the viability of retail here if in fact it becomes expensive
and we have very near by, inexpensive retail space. He said that was part of the challenge of this
particular site.

Mr, Gerber said he heard the applicant say if there was a conversion to occur, that they could
sustain that from economics and from an architectural aesthetic standpoint it fits as well. He said
if il was the pleasure of the Commission that retail can work there and it is consistent with what
they have been doing, then he recommended that they stay on retail and address the condition on
parking, and then review the iext, and then cover architecture, setbacks, etc. He asked Ms.
Husak what Planning’s thinking was in regards to parking.

Ms. Husak said Planning has reviewed this site plan and particularly bow it functions with the
remainder of the development. She said the text states the intention of this is to be a
neighborhood commercial area.  She said Planning is concerned that some design featurcs arc
more suburban where parking is in front of buildings, signalizing where you can park rather than
encouraging walking arcund in front of the buildings, drawing on the fact that there is a lot of
people living in the vicinity that could conceivably walk and use those uses. Ms. [lusak said
therefore, the idea that Planning has in this arca is to have 1t function more as a streel with
parallel parking and on-street parking. She said now, it is shown as pull-in parking 1n front of
those buildings.

Mr. Gerber asked if Ms. Husak fell there was ample parking for that. Ms. Husak said that was
onc of the good things about a neighborhood commercial center or mixed-use development
where uses have offsetiing hours and there are people there that could walk. Mr. Gerber said that
they wanted to encourage neighbors to walk. Mr. Saneholtz said the proposed parking was

approximately one space for every 240 square feet. Ile asked if Code was every 150 square {eet.
Ms. Husak agreed,

Mr. (Gerber asked 1t Mr. Hale objected to Planning’s suggestion for parking. Ms. Wanner said
one of the key issues with this retail is the viahility. She said the parking numbers included in
the text are key. She said they need to create enough parking for this retail center. She said they
understand that Planning staff is trying to minimize the parking, however this is not a good
option to keep the center viable. Ms, Wanner 52id they had addresscd the parallel parking next
to the buildings where it is most important to be able to create that people space.

Mr. Walter said conservation design has only been mentioned bricfly tonight. He said in the
Community Plan, they said not only thai there would be retail in this space, bul this entire
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property would be in a conservation design zone, He said he struggled with coming up the hill
and seeing cars parked into & small parking space. He said it was an important vista because it
was the crest as you come up the hill. Mr, Walter said he was not supporting making it look like
a car dealership.

Mr. Gerber confirmed that Ms. Husak had looked at this plan and that there was ample parking
and that it will work. Ms. Husak agreed. Steve Langworthy said Planning was trying o have
this development live up to what it says it is, a neighborhood center and not a suburban shopping
center. He said the view aspect of that was important in that it helps establish the chamacter of
that center right from the road. He said he thought Mr. Walter’s point about that was crucial,
which was that that dominant view be of building, rather than automobiles as might be seen in a
traditional suburban shopping center. Mr. Langworthy said if the parking ratio is not adequate
for their needs; it may be that they need to shift the design around to get more parking in another
area of the site that is not as visible from the road. He suggested it could be further interior to the
site or some of the interior spaces or buildings could be moved around to accommodate those
other parking pods. He said if parking numbers are a concern, he thought there was a way that
can be addressed.

Mr. Walier said on the west side there are very heavily wooded arcas, and on Hyland-Croy Road
to the south, there is the appearance of a grape vineyard, and something comparable is needed
that fits with the area. He said retail could be done if it is done correctly.

Mr. Saneholtz said he did not see frontage landscaping such as walls and hedges other than
internal addressed in the text. He asked about the periphery and along the road with laid stone
walls to Dublinize this whole neighborhood. Mr. Langworthy said those were details that they
could deal with, but one of the disadvantages of this area is when water is put up front, water
daes not block views very well. There is nat a lot of room to make dense Jandscaping to make it
function like they would like. Ile said in order to make that neighborhood feel again, they have
to minimize the vehicles.

Mr. Walter satd that Planming said it parked fine and the applicant said they wanted more
parking. Mr. Hale said they thought Planning was saying that maybe they should reduce the
parking on the site. He said they thought that one parked car per 240 square feet is adequate, but
less than that is not adequate. Mr. Hale said the oaly issue was the arrangement of the parking,
He said they thought there should be parallel parking and maybe some angled parking to get
more out fronl. He said they thought there were walls and fences in froat,

Mr. Gerber said he agreed with comments made with respect that this needs to fit in and that the
City does not want another strip cenier. He said he understood from Ms. {usak that they can do
other things and provide the needed parking. Ms. Husak agreed. Mr. Gerber clarified that
Condition 10 statcd they should work together and the Commission will see it at the final. He
said they also conld frorm there get into hedges, walls, etc.

Ms. Wanner said the parking scenario presented tonight is identical to what they had done at Oak
Park that was approved about a month ago. She said they have 200 feet of the setback, which is
ample room to provide mounding and landscaping, She said part of their theming was stone
walls. Ms., Wanner said they wanted to put some of that theming along 1lyland-Croy Road with
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trees, shrubs and stone walls which wiil more than screen those cars. Ms. Wanner said however,
it is the cars in front of the retail center that is the viahility issue for them. She said being able to
screen them is wonderful, but it is having that critical mass of cars in front of the store that is
critical to them for the viability of the center.

Mr. Langworthy asked whether there were entry doors only on the Hyland-Croy Road side and
there is no pedestrian access to the other side. Ms. Wanner said there was pedestrian access on
both sides. Mr. Langworthy confirmed that access to the building was not being cut off with

parking.

Mr. Walter said he was hearing the applicant say that if they do not have parking in the way it is
configured, the center is not viable therefore; they do not want to move forward. He asked if that
was correct. Ms. Wanner said they believed it was configured appropriately. Mr. Gerber asked
if the applicant was saying that the recommendation of staff to the Commission as contained in
Condition 10 is unworkable. Mr. Hale and Ms. Wanner said no, it was not unworkable.

M. Hale said his belief was that Planning thought they had head-in parking on two sides of the
street. He said their drawing shows parallel parking on one side and either angled or head-in -
parking on the other side. He said they were happy to work out the details out with staff before
they come back with the final development plan. Mr. Hale said they were convinced that there
needs to be parking in front of the buildings along the street. He said the buildings were two-
sided and there was signage on both sides. He said that ninety percent of the parking is in the
center.

Mr. Gerber read aloud Condition 10: That the commercial area be redesigned to creafe a
pedestrian-friendly streetscape and enviranment hy providing parailel parking, subject to
Planning and Engineering approval.  He said he interpreted that as it was the goal of staff and
he heard loudly of the Commission that we want this to be integrated into the community and
they do not want it to look like a strip center. He said he also heard from Mr. Hale that they
could work with that as long as they had certain requirements. Mr. Gerber suggested that they
go work on it and let them move forward. Mr. Hale said he agreed to Condition 10.

Mr. Gerber asked Mr. Hate what uses he envisioned. Mr. Hale said they had similar discussions
at City Council. He said there were two things they could do like the SR 161/Sharnrock project,
they could come up with an alternate list thas is half this long. He said another thing they could
do is say those uses are allowed in a CC, Community Commercial Dhstnct, except for...

Mir. Gerber said this was a planned district, and so they were not talking about Code issues. Ms.
Jones said there were many uses lisied that she would not consider neighborhood reiail services
like aptique stores and secondary stores. Mr. Gerber said he was most concerned with this
because he was sure the houses would be built before the retail and commercial. He said every
potential hame buyer will have to be told what is coming so that they will have a full awareness.
He said someday, a gas station will be waranted in this arca, but wondered if it could be deemed
a conditional use. Ms. Readler said the gasoline station could be moved to a conditional use
section and this list of uses.
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Ms. Jones objected to the conditional use: Drive-thiu services in association with any permitted

" use in Subarea F. She said the only type of drive-thru service she could imagine might be a

pharmacy drive-thru to service the acighborhood. She asked if they were going to leave it open
ended or try to limit the type of drive-thru. Mr. Gerber said this needed io be balanced because it
is not known what is going to go in now or in 15 years. He said he wanted to guard against
drive-thru traffic inside because it would not be pedestrian-friendly any more.

Mr. Zimmerman read from the top of Page 47, concerning parking and loading and the reduced
number of stacking spaces proposed in the text. He said he would like to have something said on
stacking, but still give staff an opportunity to review in the future. Mr. Gerber asked how that
could be worded as a condition. Mr. Hale suggested the condition: That the stacking will be
determined at the time of the final development plan. He suggested making the gas station a
conditional use.

Ms. Jones asked if they wanted to narrow the list of permitted uses, or leave them as broad as
possible to cover the future. Mr. Sancholtz said there were permitted uses listed that he would
very strongly object to, for instance, repair shops and related services. Mr. Walter said he had a
problem with any of the classifications that had the word “miscellaneous” included. He said if
they were going to be this specific, they cannot be this specific and broad at the same time,

Mr. Gerber said he thought alt drive-thrus had to be deemed conditional uses. My, Walter agreed,
but said the question was how many drive-thrus were allowed and are there any that the
Commissien is geing to disapprove. Mr. Gerber agreced. Mr. Hale suggested that they say the
permitted vscs for drive-thrus exclude restaurants. Mr. Saneholtz suggested exciuding food
service. Mr, Hale said they hope lo have a drug store, and possibly a dry cleaner or bank. He
agreed they would not do drive-thru restaurants. Hc agreed that all drive-thrus will be
conditional uscs, the gas station will be a conditional use, and they will make sure the repas
listed does not include auto repair.

Mr. Zimmerman asked if they wanted to go through the list use hy use. Mr. Gerber asked 1f
there was another way to du it. Ms. Readler said no, unless it was tabled and changed, then
brought back to the Commission. Mr. Hale asked if they could agree that the final list will be
approved at the time of the final development plan. Ms. Readler said that the problem with that
is only the Commission will kave the final say on the list of retail uses since Council does not see
a final development plan.

Mr. Langworthy said there are three types of uses, the ones that fit into a neighborhood context,
ones that fit in & neighborhood context with a conditicnal vse approval, and those that do not fit.
Ms. Jones said there were some that were more regional in nature and not neighborhood in
nature, Mr. Langworthy supgested the case be tabled to the next meeting and that a revised list
be brought back for review, Mr. Gerber said that was a good idea.

Ms. Jenes said this was a hig change for our community, and although she thought they were all
moving in a positive direction, she thought it would be mce to pin this down so that we are really
cautious about what uses we do allow in neighborhood retail for a center of this nalure. Mr.
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Saneholtz agreed. Mr. Gerber said when he made the motion, he would add that as a hases for
tabling.

Mr. Walter asked if the buildings would have second floors, and if s0, what would the use be and
what was the square footage. Mr. Hale said the square footage given was for the ground floor.
He said they included in the text that they could provided office or residential use on the second
floors and they do not have to increase the parking ratio.

Mr. Zimmerman referred to page 46 of the text under Density: Ouidoor dining patios and
pedestrian areas shall be encouraged throughout the subarea. He asked if there was an certain
maximum amount of square footage allowed for patio. Ms. Husak said it was net calculated like
that. She said it was part of the conditional use review. Mr. Zimmerman asked where on the site
patio is generally contemplated. Ms. Husak said currentty, to the north of the entry a restavrant
is indicated with 2 patio surrounding it on two sides that would face the pond. She said there is
also potential for patio space around the major tenant buildings, but it is preliminary at this point.

Mr. Sancholtz asked that Item H-1 - Setback Requirements on page 47 of the text be addressed.
Ms. Husak said that was the area of the text where there was a typographical error.  She said it
was supposed to read: The pavement setback shall be 110 feet, and the minimum building
setback 180 feet from the proposed future right-of-way. Mr. Sancholtz asked if it was the same
for McKitrick Road - #2. Ms. Husak said it was.

Mr. Hale said changes had been made in the drawings and they did not gef added to the text. Mr.
Sancholiz referred to Item J - Lighting: AN lighting shall be in conformance with Dublin
Exterior Lighting Guidelines except as provided for in this text and asked it be explained. Ms.
Husak said Condihon 5 addressed it

Mr. Walter asked to clarify the lighting condition, and if the reworked Kroger Center on Bridge
Strect had exposed gooscneck lighting. He asked if that would be precluded in this where it
stated that all building illumination shall come from concealed sources. He asked about sign
lighting. Ms, Husak said Planning had noticed the Kroger Center as well and is investigating
that 1ssue further. She said it is envisioned to be like the Giant Eagle center and the Shppes at
Avery, where the Burgundy Room restaurant is located.

Mr. Saneholtz said he could not find Exhibit A-8 in Item K — Architecture. Ms. Husak said that
Candition 6 should also state *.. .discrepancy between text and plans in general.” Mr. Gerber
asked that it be added.

Mr. Gerber said that in the final development plan stage, it will be in a larger format because the
Commission will have to review a landscape package, ete, He asked if the sign package will be
reviewed at the final stage as well. Ms. Readler said ves, except to the extent that it i3 addressed
anywhere in text. Ms. Jones said signs were addressed on Page 45 of the text.

Mr. Sancholtz referred 1o L-3, Page 49 and asked staff if the proposed signage was appropriate.
Ms. Husak said Condition 7 addressed that portion of the text. Mr. Walter confirmed that two
shopping center monument signs were contemplated; one on each of the roadways for this retail
center. Mr. Hale said except for the Code. Ms. Husak said ves. Mr. Sancholtz referred to C on
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Page 49 and E that mentioned the color of the sign text. He said there was no mention of the
color of the signs themselves. Ms. Husak said there were three colors contemplated, but a
decision on what the colors will be made at the time of the final development plan.

Mr. Sancholtz asked if staff was happy with the phasing of the project. Ms. Husak indicated that
they were. Mr. Saneholtz said that Subarea F could be an open field for years. Ms. Husak said
Plarning has requested that the applicant comtemplate phasing for Subarea F, particularly, and
due to the multiple conditions, that is the language proposed. Mr. Sancholtz understood that if
nothing was done in Subarea E, then literally Subarea F could sit blank forever or until
something was done in Subarea E. Mr. Hale said they had never thought that they do not have
the right to build the commercial at the same time. He said he did not think they had to wait
sequentially to get to the commercial because they believe they are going to do that relatively
quickly. Mr. Saneholtz said he was just interested that all of the Commissioners understood that
the corner could, under these terms, sit vacant for 15 years. Mr. Gerber said that was the same as
with every project that the Commission sees.

Mr. Saneholtz said there had been other projects that sat partially finished and they do not have
any leverage to cause completion of it. However, he believed that this text said they were going
to be required to build some commercial. Aaron Underhill, Smith and Hale, said the intent
behind this was to create an edge with either the building at the northeast corner of Hyland-Croy
and McKitrick Roads, or at the east/west entry on Hyland-Croy Road. He said they addressed
what structures in the first phase must be under construction within 24 month. He said there arc
no further restrictions placed on when the remainder has to go in. Mr. Sancholtz said he just
watted to clarify that his understanding was correct.

Mr. Gerber said he hiked the stepping up the level of the architecture. He recalled that at Fartan
West there was an internal architectural review board which did a good job, and the same thing is
being contcmplated here. He said that was a great idea. Mr. Saneholtz said he did not think 1t
applied to the commercial area. Mr. Hale saidl it did. Mr. Gunderman added that the commercial
areda will come to the Commission in the final development plan, whereas the single-family
homes will just go through an administrative review process.

Mr. Saneholtz asked about Exhibit 13 on Pape E-% which calculated the open space. He asked
how the required setback space was credited to the development. He said he had heard multiple
explanations where some got none, some got hall credit, and others got 100 percent credit and
asked why. Ms. Husak said that Code requires each subdivision to set aside certain acreape of
open space. She said it was appreximately 11 for this site. She said it was a formuia in the Code
based on the size of the site as well as the number of housing units. She said setbacks get
credited 50 percent if amenities to the public are included in those open spaces and whether or
not a development gets credited for open space, really just becomes an issue if they are short on
what they are required to have.

Mr. Walter asked with respect to the bikepath and that general area, what was staff’s position on
connecting that to the Metro Park. He said at that intersection, it appeared that it was being
driven up to the north, to the main entrance. Ms, Husak satd it would definitely require some
coordination with the Metro Park, similar to what was done with the Qak Park development.
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Mr. Walter said it was disconcerting to him that at Jerome High School, there is the same kind of
comer situation preventing easy pedestrian access as now exists at the Metro Park.  He said it
was an unsafe pedestrian/car interaction. He said he would like to see if they could work that
better when it gets to final, plus sitting that as a connection to Tartan West that does not seem to
be completed. Mr. Saneholtz said the connectivity of this development to the park itself is huge,
especially if there is a four-lane boulevard in front,

Mr. Walter said the water feature on Hyland-Croy Road seemed to have a hard edge on it and he
wondered if they were going 1o try to naturalize it so that it is in keeping with some of the other
naturally existing ponds. Mr. Hale said the side that Mr. Walter was referring to would be
naturalized.

Mr. Gerber asked if the garden lots and alleyways really sold. He asked what they would look
like in 15 years. Mr. Hale said if done right, they will be fine. He said there ts a limited number
of them and they feel there will be @ demand for them. Mr. Gerber asked if they did not work,
what would Plan B be. Mr. Hale said he guessed they would come back and request to put in 80-
foot lots instead.

Ms. Husak asked everyone to recall what was seen in Westhaven where a majority of the lots
were alley access lots with garages in the rear and it worked. Mr. Langworthy said he had
visited the Kentlands and asked the same question about thc marketability of this type of lots.
He said the comment made was similar to what Mr. Hale said. He said they said there is a
certain market that would not buy that, but there is 2 certain market that will, and the key is w0
balance the number so that there is enough to address thal market, but oot too many that some
will stay vacant.

Mr. Sanehollz said that he liked the concept of having some alley loaded garages. He said at
Westhaven, it gave those sections the pedestrian feel which is definitely different than our typical
pattern. 1le said he appreciated the flexibility and the attempts the developer has taken upon
themsclves to gmive us the opportunity to do it.

Mr. Gerber said this was a great project and thought that they had moved the biggest mountains
tonight. He said he would like to table this in order to get with staff on commercial uses. Mr.
Hale asked if the case could be tabled to the February 1 meeting and waive the 13-Day Rule.

Mr. Gerber asked if that would give Planning enough time. Mr. Gunderman said 3t would be
enough time if the only 1ssue to deal with was the commercial uses. Mr. Gerber said it was, with
a fire combining of some of the other comments the Commissioncrs have made.  Mr
Gunderman noted that if there is no need for new drawings and only a new list of uses, they
could waive the 15-Day Rule.

Mr. Walter asked if that at the next meeting, they would have the opportunity to go into detail on
some of the other subareas. Mr. Getber suggested that the issues with other subareas be
discussed tonight.
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Mr. Walter said the topology of the site has a ridge, and he asked how much earth will be moved
specifically in Subareas 7 and 2. He said he did not want those arcas flattened. Aaron Stanford
said if the question pointed toward the level of grading or elevation changes, what they provided
did not indicate at this point of time what will be seen as a change in elevation. He said that
wouid be worked out through the final development plan. Mr. Walter said he asked because the
grading at the Riverside Drive retail center looked significantly different than what was
contemplated. He wanted to make sure that is covered at some point. Mr. Gunderman said there
had been questions about that grading and the plans really are consistent. Mr. Walter said he was
concerned about the change of hills in Phase 7, Subarea D-2. Ms. Wanner said there will be
some grading. She said they will iry to keep the natural features like the tree rows and minimize
the grading around the trees.

- Mr, Walter asked where staff was considering the stub sireet on the northern entrance to be. Ms.
Husak said that was also a fina development plan issues. She said they wanted to build in
‘connectivity to future possibilities for development. She said it would have to be located
sensitively to existing vegetation.

Mr. Walter said he liked all the features discussed in the southem area, but the north gets very
linear there. He said if there was a way to make it less linear he would like it. Ile said there will
probably be two very different characteristics in the neighborhood depending upon which area
you live. Mr. Gerber asked that the issue be kept in mind for the final development plan stage.

Mr. Sancholtz referred to Page 22 where it stated that shutters were to be operable or appear as
such. He asked if “appear as such” meant that they cannot be fastened dircctly to the building as
might be secn in lesser quality, Ms. ITusak said the shutters would appear workabie and be sized
to cover the window. Mr. Sancholtz said he found the wording inieresting under 1-BB on Page
22 of the text just ahove the blue shutier graphic. Mr. Jones said “or appears as operable”
generaily means that there s shutter hardware that is associated. He said it was not just a shutter
tacked to the wall,

Mr. Hale said they were happy to do whatever the Commission wanted. He asked if they wanted
to spend five minutes going over the uses, or bring themt back at the next meeting. Mr. Saneholtz
said there was no need to rush through the uses, and he would like the professional planning staft
time to review them, Mr. Gerber said he understood the list of uses was short. He said other
comments had been made tonight. He said the purpose of waiving the 15-Day Rule was to get it
back here. However, he said there 1s a risk because two Conunissioners were not present
tonight. He said procedurally, he was not sure how to procced.

Mr. Hale suggested it could be approved, subject to brninging back the list to the next meeting,
and the discussion is the list. Mr. Gerber suggested holding off. He said five Commissioners
had pretty much signed on to this and are very much committed to recommumending approval to
City Council. He said it had been tned before and sometimes people get confused about what is
going on. He said he preferred that they come back on February 1* and wrap it up. Mr. Gerber
said he was not Jooking for a three-hour meeting on the topic. He said he thought they could go
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through the points that have been raised. He said staff was keenly awate of what those points are
and ean work with the applicant to get those to the Commission. .

Mr. Gunderman said hasically, the same conditions were expected in the next discussion with the
only thing changing between what is before them now would be a list of uses for the commercial
arca. Mr. Gerber agreed with Mr. Gunderman. Mr. Gurderman said the recommendations for
uses will be sent in the Commission packet.

Mr. Walter said the Commissioners will see revised conditions, because Mr. Gunderman said the
same conditions will get tweaked. Ms. Husak said as an example, Condition 7 was a good
candidate to be taken care of then.

Mr. Zimmerman referred to Page 39, Subarea D-1, #3, Garden Lots, down to H. He said on the
other Subarea D-2 it mentioned: Such fences shall not be made of vinyl and it was absent in H
and assumed it was a typopraphical etror he would like correct. Mr. Langworthy said they
would like to take the mention out because it was already forbidden by Code.

Mr. Zimmerman referred to Subarea E, Page 43, at the bottom: Off Street Parking — All
townhouse units shall be required to have a minimum of two off street parking spaces. He asked
if the garage was considered as off street, not a driveway behind the garape. Mr. Hale said
garages were considered as off street parking, not the driveway behind the garage.

MOTION AND YOTE:

Mr. Gerber moved to table this Rezoning/Preliminary Development Plan to the February 1, 2007,
meeting, waiving the fifteen day rule, to further deline the uses within the development text, and
to further clarify the conditions contained in the staff report, consistent to the discussion at this
meeting. Mr. Zimmermnan seconded the motion and Mr. Hale agreed to the tabiing. Mr. Gerber
said he thought this was a great project and that the big issues were covered. He said they are
just about there and he thought he could speak for everyone on the Commission that there was
ample support for this and they looked forward to seeing this on February 1%,

The vote was as follows: Mr. Walter, yes; Mr. Saneholtz, yes; Ms. Jones, yes; Mr,
Zimmerman, ves; and Mr. Gerber, yes. {Tabled 5-0.)

Mr. Gerber adjourned the meeting at 9:22 p.m.

Respectfully submitted,

L/Effm;?/ ' qﬂ&ﬁl/ #om.

Flora Rogerd'and Libby Fdrley
Administrative Assistants
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PMotionpassed4-2}
o-minutereeess]
Ms. Newell stated that Cases 4 and 5 would be heard together.

4. The Overlook at Tartan Ridge, McKitrick and Jerome Road, 19-094, Rezoning
with Preliminary Development Plan

5. The Overlook at Tartan Ridge, McKitrick and Jerome Road, 19-085
Preliminary Plat

Ms. Newell stated that Case 4 is a request for a recommendation of approval to City Council for
a rezoning with preliminary development plan of approximately 24 acres for the future
construction of up to 56 single-family homes and approximately 7.9 acres of open space. The site
is within the Tartan Ridge Planned Unit Development District, northeast of the intersection of
Hyland-Croy Road and McKitrick Road. Case 5 is for the same site and the request is for a
recommendation of approval to City Council for preliminary plat to subdivide the site. The
Commission will hear the cases together.

Staff Presentation

Mr. Ridge stated that the site is currently zoned PUD, Tartan Ridge, and contains all or portions
of Subareas D1, E and F, which permit a mix of uses including townhomes and commercial uses.
The site is located northeast of the intersection of Hyland-Croy Road and McKitrick Road and is
currently undeveloped. There is an existing stormwater pond in the northwest portion of the site
and a solitary tree stand in the southwest portion of the site. The proposed plan for approximately
24 acres includes 56 lots with an average density of 2.33 dwelling units per acre and eight acres
of open space. Lot sizes are proposed in two different sizes. There are 34 patio lots that are a
minimum of 52 feet wide at the building line with a minimum lot depth of 125 feet. The remaining
22 courtyard lots are located on the perimeter of the site and are a minimum of 60 feet wide at
the building line and a minimum of 125 feet deep. Lots range in size from 6,500 square feet to
10,800 square feet. Lot coverage is limited to 60 percent, including structure and driveway.
Sideyard setbacks are a consistent six feet minimum across the site. Rear yard setbacks are 25
feet throughout site. Front yard setbacks are a minimum of 15 feet and a maximum of 25 feet
from the right-of-way, or as otherwise shown on the preliminary plat. For patio homes, the front
yard setbacks are also a minimum of 15 feet and a maximum of 25 feet. Front-loaded garages
must be located at the maximum setback of 25 feet while non-garage portions of the front facade
may be permitted to extend up to the minimum 15-foot setback. The rear yard setback for both
lot types is 25 feet from the rear property line. The minimum required side yard setback is 6 feet.
The development text also requires that a minimum of 22 lots in the development have court-
oriented garages. On the southeast corner of the site is Lot 1. Due to the separation/isolation and
odd lot shape, staff is recommending that the applicant remove Lot 1 from the plan. The applicant
has put an emphasis on walkability throughout the site with sidewalks along all frontages, as well
as connection and expansion to the shared-use paths along McKitrick and Hyland-Croy Roads. An
existing connection to the school site to the north is to remain. There is significant landscaping
around the perimeter of the site. The applicant is proposing mounding at a height of 3 - 5 feet
with trees on top and behind in a naturalized manner. The proposed pond amenity will be a part
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of the existing stormwater management pond in the northwest portion of the site. The amenity
will include a patio space and shelter structure with seating.

The development text requires that a hedgerow be planted and run parallel to the front property
line as seen elsewhere in Tartan Ridge. It also requires gates and gatepost if a sidewalk is to
connect from the front door to the public sidewalk. Brick, stone, or wood posts are permitted
materials for the gateposts. Per the development text, driveways are to be constructed of brick
pavers, which is a character element unique to this subarea. Outdoor spaces can be constructed
within the footprint of the home. Open spaces such as at-grade patios will also be permitted to
encroach 10 feet into the rear yard setback, providing increased outdoor amenity space, if desired
by the homeowner. Per the development text, the HOA will be responsible for maintaining all
open spaces as well as the hedgerow in front of the homes. An important architectural element
will be carried over from Tartan Ridge into this subarea, which is the consistent use of cladding
materials across all facades. The City-owned pond will be re-designed slightly. Staff is
recommending the subarea map include the existing stormwater management pond in the
southeast portion of the site that is to be redesigned with this proposal. It is also requested that
the applicant continue to work with staff to ensure the street names and naming method is
appropriate and that the applicant revise the plat to reflect a typical chamfer at the corner of
Hyland-Croy and McKitrick Roads. The rezoning and preliminary development plan have been
reviewed against all applicable criteria, and staff recommends approval with three conditions. The
plat has also been reviewed against all applicable criteria and staff recommends approval with
four conditions.

Commission Questions

Ms. Call inquired what is the reason for recommending deletion of Lot 1.
Mr. Ridge responded that Lot 1 is separated from the rest of the community by a sewer easement.
The lot is irregularly shaped, larger than the other lots and isolated.

Ms. Call inquired if the easement is a no-build zone.
Mr. Ridge responded affirmatively.

Mr. Fishman stated that he would assume that the area where the pond is located would be
unbuildable, so it would become part of the common area.
Mr. Ridge confirmed that would be the case.

Ms. Fox stated that there is a lovely area on the northwest side with the pond area. The City has
many retention ponds. There is opportunity to utilize them as an amenity for developments, and
this is a good-sized development. If Lot 1 is eliminated, has staff suggested that a nicer amenity
be created at this end of the development, as well?

Mr. Ridge responded that staff has not made that request.

Ms. Fox inquired how stubbing off the one street, currently unnamed, would impact ability for
emergency vehicles and trucks to turn around.

Mr. Ridge responded that the proposed name of the street is Jasmine Glen Drive.

Ms. Kennedy inquired between which lot numbers the proposed street would be located.

Ms. Fox responded that the street lies between Lot 32 and 30. She is curious about why that
street has been stubbed.
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Mr. Ridge responded that some neighbors across the street were concerned about the glare of
vehicle headlights into their homes and the closeness of that intersection to the one at Baronet
Boulevard.

Ms. Fox inquired if all were public streets.

Mr. Ridge responded affirmatively

Ms. Fox requested confirmation that truck turnaround would not be an issue there.

Mr. Ridge responded affirmatively.

Ms. Newell inquired how a fire vehicle would turn around, if the street terminates there.

Staff responded that it would be necessary for the vehicle to back up.

Ms. Newell stated that there is no ability for a fire vehicle to turn around. Once the roundabout
is constructed, is there a distance requirement between that and another lane that would stop
and turn?

Staff responded that there is no such requirement.

Ms. Fox asked about the City policy on adding a left turn lane.

Mr. Hammersmith responded that it has been the City’s practice for many years that with any
new access point into a subdivision, a left turn lane be required to preserve the through
movements on the roadway and provide safe access/egress from the development.

Ms. Fox inquired if construction of that turn lane is the responsibility of the developer when
constructing the development.

Mr. Hammersmith responded affirmatively. It is built as a public improvement consistent with the
City’s standards, which the City then inspects and accepts.

Ms. Fox inquired if there have been any exceptions to that practice.

Mr. Hammersmith responded that there has been none during his tenure with the City.

Ms. Kennedy inquired if the left turn is near Lot 1.
Mr. Hammersmith responded affirmatively; it is the McKitrick Road access point, the eastbound
left-turn lane.

Kevin McCauley, Stavroff Land and Development, 6689 Dublin Center Drive, Dublin,
representative for Tartan Ridge LLC, stated that with him tonight are Gary Smith, G2 Planning &
Design, Jim Ohlin, Romanelli & Hughes and Steve Shell, EMH&T Engineering. Previously, they
presented the Concept Plan for this development to the Commission. Stavroff has been involved
with this project since its inception. They made the initial land purchase for what is now Tartan
Ridge. In 2007, they believed there would be a commercial element in this development. In 2019,
retail is not an option, and the majority of the residents have indicated they are not supportive
of retail within the development. They would prefer to have the subdivision completed now rather
than wait five to fifteen years for potential retail to occur. The current market overwhelmingly
indicates that a detached, empty-nester product within a community such as this is desired.
Dublin residents wanting to downsize will be able to remain within Dublin, be part of the Tartan
Ridge community and have a maintenance-free lifestyle. He believes Tartan Ridge is one the best
developments he has ever been involved with, and these high-end homes, built by Romanelli &
Hughes, will continue that quality. The Commission’s concerns shared at the Concept Plan review
were noted and have been addressed; Mr. Smith will elaborate on those. As required by City
Engineering, a left-turn lane into McKitrick Road will be constructed. However, there is an
established New Community Authority, which must pay for the turn lane. Although the developer
would build the turn lane and receive a 5% return on his investment, the residents of Tartan
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Ridge pay into that Community Autlhority. The residents paid for the other existing three
intersections. No one is opposed to the turn lane, but the residents do not want to pay for it.
However, the turn lane is not part of the rezoning matter before the Commission at this time. It
could be a later matter for staff's or Council’s consideration.

Mr. Hammersmith stated that when he responded to the Commission’s earlier question regarding
the left-turn lane into this development, he responded in general terms. This turn lane and the
other turn lanes constructed earlier with this development were part of an infrastructure
agreement approved by City Council in 2008, and only a City Council action could modify that
agreement.

Gary Smith, G2 Planning and Design, 720 E. Broad Street, Columbus, stated that since July, they
have been working on the architectural elements of the development, tweaking the plan and
making significant changes to the development text. The Romanelli & Hughes product has been
modified to meet the needs of this development. This is a 24-acre portion of the existing Tartan
Ridge development and this portion is in the southwest, below Glacier Ridge Elementary School.
What is currently approved for that area are five single-family homes, 24 townhomes, and 68,000
square feet of retail and commercial uses, potentially including gas stations, convenience stores,
restaurants and associated uses. The developer has been working on the retail piece of the
development for the past 12 years, but no viable option was identified. Because there was a
strong desire to have the community completed, they looked for other options. Some form of
lower-density residential was determined to be the best use. The City is fortunate to have an
abundance of single-family product, and has been trying to broaden the spectrum of lifestyle
options for its residents, such as the Bridge Park product. What is proposed is a continuation of
that effort to address another lifestyle need. There is a niche of Dublin homeowners who no
longer need a large, single-family home. However, they value their network of friends in Dublin
and prefer not to move away. They continue to want a high-end home, but with limited
maintenance requirements. They may prefer to travel a good portion of the year without the
demands of caring for a home here. The proposed development will attract those types of buyers.
They are requesting approval of 56 high quality, empty-nester patio homes. Because 29 single-
family homes are already approved here, essentially, they are requesting to exchange another 27
patio homes for the 68,000 square feet of retail previously planned. The site is long, linear and
encumbered by heavy setbacks along Hyland-Croy and McKitrick Roads. There is an existing pond
in the northwest corner of the site, which will be used for stormwater retention. The site dictates
the layout of the development. Early in the process, neighbors across the street on Brenham Way
indicated that they were not excited about having lots fronting the street across from their homes
and asked them to consider turning the layout to avoid that situation. Therefore, the long, linear
site, pond and need to avoid having homes fronting the road across from Brenham Way have
dictated the layout. In July, the Commission discussed the gridded layout of the development.
While it may appear so in a Google view, he has often viewed similar developments and found
that a ground-level experience of the site feels different. Upon entering the community, a
spectacular model home will be seen. There was some discussion about eliminating Lot 1, but for
them, Lot 1 is extremely important. The home on that ot will be the nicest home in the
development and will be a critical sales tool. Although the home will be a little further apart due
to the easement, many other elements will tie the home to the development, such as the
landscaping, hedge treatment and the columns. Upon driving further into the community, the
site will look much as it does today. On the right side will be the existing park and the homes on
Brenham Way; on the left side will be a linear greenspace. Mounding and landscaping will be
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incorporated into that space. The same Tartan Ridge hedge will follow all the sidewalks. In a
number of locations, benches will be provided, giving residents the opportunity to sit. There will
be no long streets or blocks in this community. Although there is a grid pattern, due to the very
short grids, drives and turns, the focus will be on the architecture. On 17 homes, additional
architecture treatment on the sides will be required due to those sides being more exposed to
the view. The lots along the perimeter have been widened and changed to courtyard lots, and a
variance in setbacks will provide architecture that peaks in and out of the view, creating more
interest. The courtyards will provide intimate spaces framed by the architecture. This will be
complemented by other elements that are part of the Tartan Ridge experience, including an
architectural style consistent with the existing development; hedge treatment along all the roads;
and masonry columns adjacent to each driveway. With 56 driveways, there will be 112 masonry
columns, costing a total of $250,000. There will be a significant investment on the landscape
treatment on the street frontages. Every home will have a brick driveway and matching brick
private sidewalks, which is an element not required for the existing Tartan Ridge development.
The pond amenity will now be more central to the units than in the earlier plan. With a fireplace
and covered seating area, it will be a place for the residents to enjoy. Along the perimeter will be
a lush landscape buffer and extensive mounding along Hyland-Croy and McKitrick Roads. Not only
will it buffer the rear of the homes, it also will make the drive along those roads feel pastoral.
This development will replace a proposed use that would not be viable and is unpopular with
many of the Tartan Ridge residents with a use that is in high demand and will serve the needs of
the aging portion of Dublin’s population. In addition, this development will result in a considerable
reduction in the amount of traffic anticipated for the area. Patio homes typically generate less
trips per day than other residential development, and its traffic will not be at peak times. These
high-value homes will have high property taxes but make little impact on the schools. Due to its
many attributes, this is probably the best housing development possible for this area.

Ms. Fox stated that it appears they have discussed the proposed housing development with the
neighbors and attempted to address any concerns.

Mr. McCauley responded that there are two different HOAs. They have met with some of those
board members to receive their input, and a survey was sent out to residents earlier to obtain
feedback.

Ms. Call inquired how the variances in home alignments would impact the front setbacks of the
homes, including the garages and the sidewalks.

Mr. Smith responded that the garage doors do not face the sidewalk. The minimum setback for
the garages is 15 feet from the right-of-way where the sidewalk is located; the maximum distance
is 25 feet. The varied depth in homes will create interest on the street.

Ms. Kennedy inquired if the existing pedestrian trails to Glacier Ridge Elementary Schools would
also connect to this community.
Mr. Ridge responded affirmatively.

Mr. Fishman inquired if the smaller pond would remain wet year round.
Mr. McCauley responded that it would be a dry basin. Although it will provide a potential overflow
area, it would rarely have water.
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Steve Shell, EMH&T, 5500 New Albany Road, Columbus, OH, stated that they were taking
advantage of an open area for potential overflow storage, to provide flexibility for the City pond
to the west. The proposed basin may not remain.

Mr. Fishman stated that for aesthetic reasons, the City typically prefers a wet pond, which can
fulfill the same purpose.

Mr. Smith stated that because it is a tight area, there is a concern about having a wet pond there,
which would be connected to the larger pond on the west side. They would work with City
Engineering on that function.

Mr. Shell stated that this would be a “bubble up” system. In higher storm events, upper storage
basins are used. They would only be wet with a 50-year event or above, so water would rarely
be seen in that area.

Mr. Smith stated that stormwater that would typically flow under the surface could bubble up out
of it here during a greater event storm. They would consider the potential opportunity for making
it a wet basin as well as landscaping opportunities, should it remain dry.

Mr. McCauley stated that it would be very difficult to make this a wet pond. It would be necessary
to make the pond even larger to do so.

Ms. Newell stated that if the house on Lot 1 were eliminated, which is staff's recommendation,
more area would be available.

Mr. McCauley stated that the wet pond would be unnecessary, as there would seldom be a storm
event to make it wet. Because it is a high spot, it would be difficult to make it wet all the time for
aesthetic purposes only.

Ms. Husak stated that the City discourages wet ponds within proximity to a road; a 50-ft. setback
from the right-of-way is typically required.

Mr. Fishman noted that the dry basins he has seen around the City usually are full of weeds and
overgrowth. There would need to be a commitment from the developer that a dry basin would
be well landscaped and maintained.

Mr. Smith responded that they are able to make that commitment. This will be a well maintained
community. The residents will have a high level of expectations. They will work with staff to
ensure what is planted will be maintained and look attractive.

Ms. Kennedy inquired about the price point of these homes.
Mr. Smith responded that the home prices would be approximately $600,000-$650,000.

Mr. Fishman stated that he likes the development, except for Lot 1. He believes eliminating that
lot would improve the greenspace view from the street.

Mr. Smith responded that while he understands his point, having a model home located on that
lot is a critical marketing piece for them. It also would provide a terminus for the architecture of
the greater development, rather than having it bleed out to nowhere. This home will be a
centerpiece, a showpiece for the community.

Mr. Fishman stated that the neighbors would prefer to see open space. Many subdivisions do not
have that, but Tartan Fields does. Its open space is a “Wow”factor. He would concur with staff’s
recommendation to eliminate that lot.

Ms. Call stated that every parcel presents its own unique features. The setbacks along McKitrick
Road here are very nice, and the open space being provided with this development already
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exceeds the amount required, which is 3.56 acres. The actual space provided is 7.9 acres. Lot 1
would be in addition to that.

Ms. Kennedy inquired if information regarding proposed developments such as this are shared
with the School District, so that it can be factored into its redistricting considerations.

Ms. Husak responded that she is unsure if the Schools are aware of the proposed development.
However, an empty nester product would not have much impact on their redistricting
considerations.

Mr. Boggs stated that Dublin Schools redistricting is based on projections of development, not
this specific development, but upon expected residential infill within the District’s footprint.

Ms. Call stated that the Schools are aware of the proposed developments that are before the
Commission. This type of development, however, would have little impact.

Ms. Fox stated that she likes the mounding and landscaping along the road. It will create a nice
entrance along Hyland-Croy and McKitrick Roads. She likes the enhancements to the pond
amenity and public gathering area. The mounding appears to stop behind Lot 17, and the
topography around the pond is not extreme. Is there a way to provide connectivity from inside
the development out to Hyland-Croy Road, perhaps with a path? The Community Plan
recommends providing connectivity from one neighborhood to another. Due to the nearby school,
a path connection to Hyland-Croy would be beneficial.

Mr. Smith responded that connectivity has been discussed. The concern is that this is an empty
nester community. They do not want to encourage pedestrian traffic into the community from
the street. They would be willing to explore connectivity from another location, but not directly
from the street. They do not want to advertise a path through the community to be used by
bikers or pedestrian traffic along Hyland-Croy.

Ms. Fox stated that she understands. However, residents of the community would appreciate a
connectivity to the existing bikepath. Perhaps it could be provided on another corner.

Mr. McCauley stated that throughout Tartan Ridge, there are many other connection points.
Residents of this community would have to go outside the community to access one of those
paths, but they are confident the residents would prefer that to the alternative. Today, we are
constructing pedestrian bridges to encourage our community to walk; perhaps it is fine to
encourage the residents of the community to walk down to the street to a central point to access
the 1,000-acre park across the street. To have people cutting through this neighborhood would
not have a desirable impact.

Ms. Fox stated there are many pedestrian and bike paths around the proposed development, so
that opportunity exists. Many of her friends have moved to communities designed for ages 55
and older. What they enjoy is a community center where they can gather. Was there any
consideration for using Lot 1 for that purpose?

Mr. Smith stated that Lot 1 was originally used for a community gathering spot, using the fireplace
feature. However, Romanelli & Hughes has not experienced interest from potential homebuyers
for having a community center, especially in a community this small. It is expensive to support
the needed level of architecture, maintenance, heating and cooling needs by HOA dues from 56
lots. Financially, it would be more possible for a community of 150 patio homes to support a
fitness center.
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Ms. Fox stated she believes an attractive architectural feature would provide a nice introduction
to the community. Perhaps an open-sided feature without a high level of maintenance would be
an option to consider.

Mr. Smith clarified that the ultimate purpose of Lot 1 for Romanelli & Hughes is to have a model
home to be used as a sales center for the development. A model home will showcase what they
are selling in the community, but its ultimate repurpose is a home.

Mr. McCauley stated that they have been working on developing this area for 12 years and one
year on this specific plan. A model home on Lot 1 will be their sales location, and the home will
be the highlight of the community. After 12 years of effort, eliminating that critical feature is too
great a risk to take. When everything is completed and the hedgerows are present, this piece will
be well integrated into a beautiful development. Taking this one off the board is a significant ask
for the Commission to make of the developer. That home is extremely important to kick off this
community. Gathering places for the community have been incorporated elsewhere in the
development.

Jim Ohlin, Romanelli & Hughes, 148 W. Schrock Road, Westerville Ohio 43081, stated that Lot 1
is the gateway to and the signature piece for the community. Opportunities like this to have a
model that will stand out are very important to them. It will be a showcase at the entrance versus
just another open greenspace. In considering providing amenities, they always consider the
burden that would be placed on the HOA. They are providing multiple amenities within this
community. These homeowners will expect a high level of detail for their mounds, greenspace,
mulch beds, trees and shrubs — and all that comes with a price. From the HOA’s perspective, the
pond overlook, in particular, will require costly maintenance. To include an additional clubhouse
feature for 56 patio homes would be very burdensome to the homeowners. They have spent a
lot of time discussing this layout internally. Former Planning Director Mr. Papsidero has been
integral to that planning effort.

Ms. Newell stated that she agrees with staff's condition. She understands that Llot 1 is the
premier property for marketing purposes. However, Lot 2 could serve that purpose just as well.
Eliminating Lot 1 would improve the entry into the community.

Mr. Fishman concurred. In regard to Ms. Fox’s suggestion, he does not believe another amenity
should be placed on Lot 1. Greenspace alone will provide a nice entrance. Lot 2 can be used to
provide a spectacular model home. Overall, he believes the development plan is beautiful.

Public Comment

David Lakin, 7128 Glacier Ridge Boulevard, Dublin, OH, stated that he formerly served on the
Tartan Ridge HOA. He is hopeful that all of the construction traffic will come in from McKitrick
Road and not through the main portion of the neighborhood. He is concerned about the school
crossing for Glacier Ridge Elementary. When they refer to the HOA, are they referring to a new
HOA or the master HOA?

Ms. Husak responded that this development will have a new HOA.

Mr. Lakin inquired if the residents of this new development also would pay into the master HOA.
Current residents pay $800/year to maintain the hedgerows and the City’s open spaces.
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Ms. Husak responded that, as proposed, they would not.

Mr. Lakin stated that on page 32 of the existing development text, the statement is made that all
residential property owners located within Tartan Ridge PUD shall be required to join and maintain
membership in a forced and funded homeowners association. Why would these homes not be
included, as well? This is important because the master HOA maintains many acres of City land
within Tartan Ridge. They were told that due to the proximity they all have to the land, all should
share the burden of the maintenance cost. It directly affects the residents’ property values and
quality of life. These new homes will share that same neighborhood. It would appear that all the
residents in the existing development will be sharing in the cost of the left turn lane into the new
development, but the new homeowners will not be sharing in the maintenance cost of the
common areas. It would make sense for all the common area to be included in the master HOA,
and all residential homeowners should pay equally into the master HOA.

Ms. Husak stated that there are two HOAs for the area to the north. There is also an HOA for the
alley-loaded lots. Because they also pay into the master HOA, they pay more than $800/year.

Mr. McCauley stated that, as envisioned, the new development would have its own HOA and be
responsible for its 7.5 acres of open space and right-of-way, and not be part of the Tartan Ridge
master HOA. This new development will have a high level of maintenance costs in addition to its
open space, including the pond and pond amenity, the brick driveways and the sidewalks, and
the lawns and landscaping needs for the individual homes. This is a conversation that he and Mr.
Ohlin could have with the Tartan Ridge HOA board to see how they would like to proceed. He is
unsure the master HOA would want to take on what will be a heavy burden for these additional
56 lots. It would require more than $800/year per home to cover those costs.

Mr. Lakin stated that there are two other subareas within the subdivision that pay into their own
HOAs for private roads and specific maintenance within those subareas, in addition to paying in
the master HOA. The maintenance for all the common land, including that which abuts the villa
homes is paid by the master HOA. Although they do not own the land, they are responsible for
the maintenance. If the City of Dublin would be willing to assume some of the responsibility for
maintenance of their own land, that could be an option. Is there any opportunity for the Hyland-
Croy roundabout capital project to be scheduled to coincide with the construction of the turn
lane?

Ms. Newell responded that issue is not part of the purview of the Planning and Zoning
Commission.

Mr. Lakin stated that the varieties of the hedge materials in Tartan Ridge were determined by the
City. They have accumulated information on which hedge varieties have lived and which have
not. They would like to share that information with staff at the appropriate time. The HOA has
been burdened with replacing hedges every year, because they are not the correct variety. They
now have historical information on what has proven to be successful within their neighborhood.

Ms. Kennedy referred to Mr. Lakin’'s earlier comment about second HOAs that can handle the
specific maintenance needs of their areas. Would it be appropriate for the Commission to provide
such a recommendation for the proposed development?

Mr. Boggs stated that HOA considerations do not address the criteria before the Commission;
however, that item could be addressed by City Council. Without knowing details about the status
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of the master HOA and the details of the proposed declarations and covenants for the new HOA,
he cannot provide better guidance. It would be beneficial for the applicant and the master HOA
leadership to meet and discuss these issues.

Ms. Fox suggested a condition be added that information with those details be provided to City
Council for their consideration of this rezoning. The development text does describe the HOA
obligation. This new rezoning area is part of an overall much larger development. If the new
development is being treated differently than the existing development, that is an issue Council
would want to be made aware of.

Mr. Boggs responded that Council would want to be made aware of this matter. Including such a
condition would be responsive to the criteria that the common areas be maintained appropriately.
Typically, Planning staff and the Commission do not address how that occurs other than requiring
that there be a forced and funded HOA. How those responsibilities are shared is not part of this
Commission’s purview.

Ms. Fox stated that the reason she suggests Council be made aware of the matter is, in the past,
Council has been petitioned by HOAs for relief when HOAs have experienced financial burdens
because these specifics were not clearly addressed with the development. It would be preferable
to have a good understanding of this issue as it relates to the overall development and ensure
that an exception is not made that will create a problem for the master HOA, and ultimately, the
City.

Mr. Lakin noted that essentially, this would be defunding the master HOA the funds from the 29
homes that originally were planned in Tartan Ridge — funds he assumes were factored into
calculation of the HOA fee.

Ms. Call stated that the City does not address HOA fund calculations. Looking at the drawing
provided, there is a red dotted line circling the development area; what does that denote?

Ms. Husak responded that an outline of the entire Tartan Ridge development as it exists today
was provided; the hatched area designates the proposed development area.

Ms. Call stated that, in her view, if this area is being included in Tartan Ridge, it should be included
financially, as well. That may mean that a sub association is needed to address the maintenance
of the greater amenities in the proposed development. Although that is outside the purview of
this Commission, it needs to be addressed by some party. Perhaps the Commission could direct
staff to determine the proper body to address it and ensure that it is communicated to City
Council.

Mr. Fishman agreed, noting that perhaps these residents should pay into the master HOA and
have their own sub association, as well. However, much of this area originally was planned as
commercial property. The commercial area was not part of the earlier HOA fee calculation.

Mr. Lakin responded that there were two parcels involved. The commercial component was
planned on the right edge, and 29 homes are in the remaining area.

Mr. McCauley stated that, currently, he is not sufficiently knowledgeable of the master HOA
document provisions; however, they would abide by the stated terms. If the documents state
that this area is to be included in the overall forced and funded HOA, they will comply. If the
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documents are unclear on the matter, they would discuss the issue with the master HOA
leadership. In addition to lawns, this new area also will have 7.5 acres of open space and a pond
amenity. The master HOA may not want to maintain that area. Because this area will have a
higher degree of maintenance demands, the applicant was willing to handle that financial
responsibility in its entirety. The anticipated financial costs would be calculated, and the parties
would meet and discuss them.

Mr. Lakin stated that the Stavroff group has been excellent to work with, and he has spoken with
Mr. McCauley frequently. They like the proposed development plan. In regard to a home on Lot
1 — as a resident in the community, he has no objection to the developer’s plan.

Kevin Lutz, 9179 Brenham Way, Dublin, stated that his home is located across from the stubbed
street. If that street were to cut through, vehicle lights would be an issue for his family; he
appreciates the consideration that was made. Although he would prefer the area remain a
soybean field, development will inevitably occur. He has heard that they have been trying to
identify the right development for 12 years. It is better that it be development that is controlled,
and a residential development is much better than the 68,000 square feet of commercial that
could have been programmed. That amount of commercial space would not be a coffee shop and
ice cream parlor; it would be a strip mall. He applauds the work that has been done with the
streets, avoiding any direct access off Hyland-Croy Road that would have resulted in cut-through
traffic through their neighborhood. Glacier Ridge Elementary School is their neighbor. Putting any
commercial development here would have required a significant level of caution. Having an
empty-nester neighborhood makes much more sense. From 3:00-4:00 p.m., Brenham Way is
occupied by 20-25 vehicles making school pickups. The proposed development will complement
that practice. If a showcase home on Lot 1 will sell all the houses in the division faster, then he
supports giving them Lot 1. He would prefer the building process not take eight years! What
their neighborhood needs is to be connected. They do not have a bikepath connection. For his
children to ride their bikes to Jerome High School, they must either walk their bikes along Hyland-
Croy Road or cut through a cornfield. This project will permit a bikepath to be constructed from
Glacier Ridge Elementary to Jerome High School, meeting a real need. Although the residents
may not want to pay for another left turn lane, that is a better option than the two left-turn lanes
that would have occurred with a commercial development. In that case, a left-turn lane off
Hyland-Croy Road would have been necessary, as well. There would also be a curbcut on the
needed bikepath. Currently, the stretch of road from the elementary school to McKitrick Road has
no curbcuts, so children can bike safely down to that intersection.

Ms. Kennedy stated she appreciates the great public feedback and their opinions regarding a
house on Lot 1. The Commission appreciates hearing the voice of the residents.

Max Long, 1057 Hyland Croy Road, Dublin, stated that Jerome Township, Union County and the
City of Dublin have worked together on forming a comprehensive plan — The Crossroads Area
Plan. In 2015, the City agreed to Jerome Township’s and Union County’s plan. In the Land Use
Plan, it was indicated that a rural area would be maintained throughout Hyland Croy Road. Jerome
Village has already built 27 homes; 38 homes are planned; and a total of 5,300 homes are
projected. In addition to Glacier Ridge Elementary, another elementary and middle school will be
added on the same road. Glacier Ridge Elementary is set back 200 feet. When the Oak Park
development was adopted, 230 feet of road frontage was required. For Corazon, 300 feet was
required; for the Pulte Homes Autumn Rose development, 215 feet of road frontage was required.




Planning and Zoning Commission
Meeting Minutes of December 12, 2019
Page 28 of 32

Does the text for this development require that the ROW be extended from 40 feet to 50 feet
from the center of the road?

Mr. Ridge responded that is the fourth condition, which was added after the staff report was
distributed.

Mr. Long stated the road is at the back of the pond. Lots 8 - 17 are within 100 feet of the road.
Mid Ohio Regional Planning Commission has indicated that Hyland-Croy will be changed to a four-
lane road with an island. When that is completed, will any setback remain? On the Corazon
property to the south, the islands are built up, earthen dams with trees, so those homes cannot
be seen. According to page 4-2 of this plan, the backs of the homes will not be exposed to the
existing road; yet, Lots 8-17 are within 100 feet of the road. The plan also provides for the homes
to be architecturally staggered on the lots. With only a 3 to 5-foot mound, there will be a direct
view into the rear patios of these homes. It was understood that new residential development
was not to be permitted to encroach upon this area. What will the distance be between the
anticipated traffic circle and Lot 8?

Mr. Ridge responded that he does not have that information at hand.

Mr. Long stated that for comparison purposes, Glacier Ridge Elementary has a 250-foot setback.
The O'Brien property at 9635 Hyland Croy has a 450-foot setback, and the other properties to
the south range from 300 feet to 200 feet. Dublin has preserved that setback in the past. There
will also be a path immediately next to the road. He does not want his children walking along this
road. He lives on this road, which has a 45-mph speed limit. It is often difficult to exit their
driveway. This is a heavily traveled road, and these houses will be next to the road. The area
plans, including the Jerome Township Comprehensive Plan and the Crossroads Area Plan required
some setbacks. The Gorden Property in Dublin provides a 50-ft. setback from the right-of-way;
adjacent to that is a service road, and an additional 100 feet is required on the inside before
building is permitted. That plan provides a significant open area -- why was nothing similar
required for this development? He is concerned this development will destroy the rural feel driving
along Hyland-Croy Road.

Commission Questions

Ms. Newell inquired if the City Code has setback requirements for this area. At one time, certain
City roadways were considered scenic, typically with requirements for 200-foot setbacks. Does
the Community Plan address this?

Ms. Husak stated that the speaker referred to The Crossroads Plan. Staff has reviewed that plan,
discussed the issue with Union County and verified that The Crossroads Plan does not address
homes backing up to Hyland-Croy Road. Many of the properties that were mentioned are not
within the City’s jurisdiction. All properties on the west side of Hyland-Croy Road are in Jerome
Township and were developed as very rural lots. The City’s Zoning Code does not require a
setback greater than the right-of-way width. Some of the neighborhoods, such as Bishop’s
Crossing, Bishop’s Run and Park Place, which are now 10-15 years old, were built when the City
was working on a plan called, “The Road to WOW.” That plan, which was never adopted,
proposed standards for greater setbacks from Hyland-Croy Road, and in exchange, higher density
would be permitted. The 2007 Community Plan provided for the roadway characteristics of a
scenic, rural roadway with a setback requirement of 200 feet. The Community Plan was updated
in 2013, along with the Northwest Glacier Ridge Area Plan, and that revision eliminated some of
the roadway characteristics and setbacks. The current setback requirement is 80-100 feet. What
is proposed with this plan is 100 feet, so it is consistent with the Community Plan. The Community
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Plan is a policy document. Mr. Long is referring to Township documents, which the City of Dublin
does not have. She is unsure if the Township’s 2018 document has the same language, although
that document has not been approved.

Ms. Newell referred to Exhibit C-1, which is an EMH&T plan. Running along Hyland-Croy Road,
there are a number of dashed lines; what do they denote?

Mr. Smith stated that there are existing easements along Hyland-Croy Road, including a gas line.
He believes the dashed lines designate those lines.

Ms. Newell inquired if there are any easements for future roadway improvements.

Mr. Smith responded that there are not. However, they will be dedicating 50 feet of right-of-way
along Hyland-Croy Road, pre staff's request, which will result in a total of 100 feet.

Mr. McCauley stated that the existing zoning, which includes the commercial development,
permitted the development to be closer than 200 feet. He believes a setback of 150 feet was
permitted. The new plan will provide 100 feet from the future road right-of-way.

Ms. Husak stated that staff has verified the future easement is for gas lines.

Mr. Smith stated that he previously served as the Zoning Officer for Jerome Township, so he is
familiar with the aforementioned documents. He was present when the Township, City and the
County adopted the Crossroads Area Plan. That plan never contemplated land up this far. Its
focus area was the area surrounding Costco, the additional piece of industrial land at the
intersection of SR161 and US33, and the Jacquemin Farms and Gorden Farms pieces. The
different entities were attempting to reach a common ground on that area. He also wrote the
Township’s Comprehensive Plan in 2009. That plan does not contemplate 200-foot setbacks from
anything. It does address land use, rural development and conservation development. Specific
setbacks were not established for any roads. From a Code standpoint, rural residential lots within
the Township must have a minimum setback of 50 feet from the right-of-way. From Jerome
Township’s perspective, additional setback for any new development within the Township is
preferred. Of the last four-five past developments, however, where houses backed up to the road,
nothing more than 80-100 feet was required. This development would be consistent with the
Township’s policy.

Ms. Call stated that the bikepath is shown in the drawings as continuing along the existing trail
that runs adjacent to Glacier Ridge and continuing down to the roundabout. Is there a schedule
for phasing in that path along with the development?

Mr. McCauley responded that it would be installed when the street paving occurs, or soon
thereafter.

Ms. Newell stated that one of the previous citizen comments referred to the location of the
construction entrance. Has the location of that entrance been determined?

Mr. McCauley stated that he does not believe it has, but he does not believe there would be any
objection to having it off McKitrick Road.

Ms. Fox referred to the condition requiring elimination of the home on Lot 1. Like Mr. Fishman,
she does not support dry retention basins. They tend to look unfinished. From an engineering
standpoint, what are the options to make it look attractive? That is at the main entrance. She
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would not be opposed to having an attractive piece of architecture in that location. Otherwise,
there would be an unattractive dry basin and a flat field.

Ms. Call requested clarification of the reason for staff's recommendation to delete Lot 1.
Mr. Ridge stated that staff recommended that it be deleted because it appeared isolated from the
remaining lots, is shaped irregularly and is larger than the other lots.

Mr. McCauley stated that they could agree to remove the dry basin concept, leaving it as open
greenspace with some landscaping. They would work with staff on how to modify the other pond
appropriately for the site. However, they do need to have Lot 1 remain. As heard tonight, the
neighbors support Lot 1 remaining in the plan. Although it appears irregularly shaped in the plans,
when completed, it will be as attractive as the other lots. Therefore, he would request that
condition be removed. They have no objection to the remaining conditions.

Ms. Kennedy and Mr. Supelak indicated that they have no objection to Lot 1 remaining.

Mr. Fishman requested clarification of the height of the mounding along Hyland-Croy Road.

Mr. Ridge responded that it would be three to five feet in height and include trees.

Mr. Fishman stated that he would like to see it heavily landscaped, but not with landscaping
material, per se. He would prefer pine trees or something that will achieve an opaque screening.
Ms. Newell stated that a variety of plantings could achieve that.

Mr. Fishman stated that the plan appeared to provide many deciduous trees. He requested that
the applicant commit to making the screening opaque — in whatever way that might be achieved.

Mr. Smith stated that there would be an opportunity for discussion of landscaping details with the
Final Development Plan. They are required to bring back a Final Landscape Plan to the
Commission.

Ms. Newell inquired if the applicant is in agreement with the revised five conditions.
Mr. McCauley confirmed the applicant was in agreement.

Ms. Kennedy moved, Mr. Fishman seconded to recommend approval of the rezoning with
Preliminary Development Plan to City Council with the following five conditions:

1) That the Preliminary Development Plan subarea map be revised to include the
existing storm water management pond in the southeast portion of the site that
is to be redesigned, prior to Council review;

2) That the applicant continue to work with staff to ensure that the street names
and naming method is appropriate;

3) That the applicant work with staff to clarify HOA membership;

4) That the applicant remove the dry basin and add green space and landscaping
within the area, subject to staff approval; and

5) That the applicant provide opaque landscaping in the mounding along Hyland
Croy Road.
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Vote: Mr. Supelak, yes; Ms. Call, yes; Mr. Fishman, yes; Ms. Fox, yes; Ms. Kennedy, yes; Ms.
Newell, yes.
[Motion passed 6-0]

Ms. Newell inquired if the applicant is in agreement with the four conditions.
Mr. McCauley confirmed the applicant was in agreement.

Ms. Call moved, Ms. Kennedy seconded to recommend approval of the Preliminary Plat to City
Council with the following four conditions:

1) That the applicant ensures that any minor technical adjustments and updates
to the plat in accordance with the accompanying Preliminary Development Plan
are made prior to City Council submittal;

2) That the applicant continue to work with staff to ensure that the street names
are approved and indicated appropriately on the plat; and

3) That the applicant revise the Preliminary Plat prior to Council review to reflect
a typical chamfer at the corner of Hyland-Croy Road and McKitrick Road, as
required by Code.

4) That the applicant revise the plat to accurately display the planned 100-foot
right-of-way for Hyland-Croy Road.

Vote: Mr. Fishman, yes; Ms. Fox, yes; Ms. Newell, yes; Ms. Kennedy, yes; Mr. Supelak, yes; Ms.
Call, yes.
[Motion passed 6-0]
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19-084Z/PDP — Overlook at Tartan

Summary Zoning Map
A request for review and
recommendation of approval to City
Council of a rezoning with preliminary
development plan of a 24-acre site within
the Tartan Ridge PUD to allow for the
future construction of up to 56 single-
family homes and approximately 7.9 Jerome!
acres of open space. loWEEHIE

Site Location
The site is located northeast of the
intersection of Hyland-Croy Road and

McKitrick Road. i

Property Owners
DVC 6700 Associates LLC; The Shoppes i, T;w
at Tartan Ridge LLC

Applicable Land Use Regulations
Zoning Code Section 153.050-153.056

Case Manager

Chase J. Ridge, AICP Candidate, Planner I
(614) 410-4675

cridge@dublin.oh.us

Next Steps
Upon approval of the recommendation of approval from the Planning and Zoning Commission
the application will be forwarded to City Council for review and final approval.
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Background

The approximately 24.5-acre site was annexed into the City of Dublin in 2002 (Ord. 71-02) and
originally rezoned in 2007 (Ord. 16-07) to PUD, Planned Unit Development District, Tartan
Ridge. The proposed site contains all or portions of Subareas D1, E, and F of the larger Tartan
Ridge PUD. The Planning and Zoning Commission reviewed and provided non-binding feedback
on a concept plan for this site in July of 2019.

Site Characteristics

Natural Features

The site is undeveloped, except for a stormwater management pond that was installed as part
of a previous phase of the Tartan Ridge development. There are trees and an abandoned silo
located in the southwest portion of the site. A stream runs west to east in the northern portion
of the site. This area included a Stream Corridor Protection Zone and the applicant will be
required to study the area prior to development.

Historic and Cultural Facilities
The site is not located within the Historic District and does not contain any known historically
contributing structures or artifacts.

Surrounding Land Use and Development Character

North: R: Rural District (Educational — Glacier Ridge Elementary)

East: PUD: Tartan Ridge (Single-Family)

South: PUD: Tartan West (Single-Family)

West: Jerome Township (Park and Recreation — Glacier Ridge Metro Park)

Road, Pedestrian and Bike Network

The site has frontage on Hyland-Croy Road to the west (£1,365 Feet) and McKitrick Road to the
south (£975 Feet). A shared use path exists along the eastern portion of the site with runs
north off McKitrick Road.

Utilities

The site is served by public utilities, including sanitary and water. Electrical and gas are also
provided on site.

Proposal

This is a proposal for a residential development on approximately 24 acres with a maximum of
56 single-family homes, new public streets with sidewalks, and open spaces. The proposal
includes approximately 7.9 acres of open space including shared-use path connections, a
gazebo and amenity space, and the expansion of a pond for use by the neighborhood. The site
is currently zoned PUD — Tartan Ridge and includes Subareas D1, E, and F which allow for a mix
of uses ranging from single-family homes to townhomes and a commercial center with the
potential for office, retail and restaurant uses. A fuel station is permitted as a conditional use.
This proposal requires a rezoning, and will result in a single subarea with a consistent
development pattern through the entire site.
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Community Plan/Future Land Use

Recommendations throughout the Community Plan are based upon a review of existing
conditions and evaluation of future development scenarios for their impacts on infrastructure,
roads and the fiscal health of the City. Dublin’s ability to maintain high quality of services and
quality of life depends on a careful review of development proposals for conformance with the
Community Plan.

The Future Land Use Map classifies all parcels within the Dublin planning area with a
recommended land use. The map is supported by a detailed description explaining the general
character of each land use type, including typical ranges for residential and non-residential
densities. The Future Land Uses for this site are Mixed Residential Low Density and Mixed Use
Neighborhood Center.

Mixed Residential Low Density designates a typical density of 3.0 dwelling units per acre and
are intended to provide a mix of housing options. Mixed Use Neighborhood Centers are
intended to provide daily retail uses and personal services for the convenience of
neighborhoods for which they are located. Such sites include a target of 60,000 square feet of
gross leasable area for non-residential uses. At 2.33 dwelling units per acre, the proposal is for
a less dense and less intense development than the Community Plan recommends.

Thoroughfare Plan

The Thoroughfare Plan recommends 100 feet of right-of-way and generous setbacks ranging
from 100 to 200 feet along Hyland-Croy Road. The creation of meandering shared use paths is
encouraged and curb cuts should be minimized as to maintain openness and the rural character
of the roadway. This proposal is currently showing a dedication of only 40 feet from centerline
for Hyland-Croy Road. The applicant should revise the dedication along Hyland-Croy Road to be
50 feet from existing centerline to be consistent with the Thoroughfare Plan. The Thoroughfare
Plan also recommends 80 feet of right-of-way for McKitrick Road. The proposal meets this
requirement by showing a dedication of 40 feet from centerline for McKitrick Road.

Proposal Details

Layout

The proposed site is rectangular in shape and is situated west of the Tartan Ridge
neighborhood and south of Glacier Ridge Elementary School. The proposal depicts the
extension of Brenham Way to the south to connect to McKitrick Road, as well as the extension
of Enfield Trace to the west to connect to Brenham Way. Emmet Row Lane is also to be
extended on the north end of the site and will curve to the south connecting to a new stubbed
public street, Jasmine Glen Drive. Three additional public streets are proposed to provide access
to the center and southern portions of the site. Open space with associated landscaping is
shown along Hyland-Croy Road, McKitrick Road and Brenham Way. The existing stormwater
management ponds in the northwest and the southeast portions of the site are proposed to be
altered and expanded. A new dry basin is proposed for the southeast portion of the site, as
well. Sidewalks are shown throughout the development and a shared-use path is proposed
along the Hyland-Croy and McKitrick Road frontages, as well.

Staff is concerned that Lot 1 is proposed in a remote location and not integrated into this
Subarea. Staff recommends this lot be eliminated from the proposal.
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Zoning

The site is currently zoned PUD, Planned Unit Development District and contains all or portions
of Subareas D1, E, and F which allow for a mix of uses ranging from single-family homes to
townhomes and a commercial center with the potential for office, retail and restaurant uses. A
fuel station is permitted as a conditional use. This proposal would create a new subarea with a
uniform development pattern.

Site

As discussed above, the 24-acre site is a portion of the larger Tartan Ridge neighborhood. The
proposal is for 56 single-family homes. A preliminary plat application (Case 19-085PP) has been
prepared to coincide with the review of this rezoning application.

Access

Primary access to the proposed lots will be from McKitrick Road via Brenham Way. Brenham
Way currently ends at Baronet Boulevard; however, the street will be extended from its
terminus at Baronet Boulevard to McKitrick Road to allow for access to the site.

Enfield Trace currently ends in @ hammerhead just east of the existing basin at the southeast
portion of the site. As approved with the original zoning, the proposal includes extending this
road to the west and connecting to the extension of Brenham Way.

As with other new access points created onto existing roadways from Tartan Ridge and other
residential development, a left turn lane will be required to be constructed from McKitrick Road
to the new public roadway connection of Brenham Way. This improvement will serve to fulfill
the existing Tartan Ridge Infrastructure Agreement that lists this improvement as a required
improvement with the new street connection. This proposed development will eliminate a
previously approved street connection from Hyland-Croy Road to Tartan Ridge and therefore
will not require any improvement to Hyland-Croy Road, which is also listed as an improvement
to be made with any new street connection in the Infrastructure Agreement.

On the north end of the site, Emmet Row Lane will be extended to provide access to the new
homes. Emmet Row Lane is proposed to terminate in a north-south orientation into Jasmine
Glen Drive. Jasmine Glen Drive is proposed to curve to the south, eventually turning into Ariel
Drive. Ariel Drive will then terminate into the new extension of Brenham Way. Gaston Drive
(east-west), located in the center of the site, will serve as a connection between Brenham Way,
Jasmine Glen Drive and Ariel Drive. Jasmine Glen Drive is proposed to be terminated before
connecting to Brenham Way. There are 15 on-street parking spaces proposed in the
development, five on each of the three north-south oriented streets. The street names have not
yet been approved by the City and will require approval prior to the acceptance of the
preliminary plat.

Sidewalks are proposed throughout the entirety of the site, including along all frontages and
leading to a proposed overlook in reserve A (northwest portion of the site). An eight-foot wide
shared use path is proposed along McKitrick Road, turning north along the entire length of
Hyland-Croy Road. The proposal shows the pedestrian and bikepath network connecting into a
future roundabout at Hyland-Croy and McKitrick Road. As this development will likely be
constructed prior to this capital improvement being completed, the applicant should develop
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and connect to the existing pedestrian and bikepath system at Hyland-Croy and McKitrick Roads
in the current intersection condition and provide for safe connections and crossings

Stormwater Management

The proposal includes the use of three stormwater management facilities. Along with the
construction of new public storm sewer and drainage structures, the existing stormwater pond
in the northwest portion of the site is proposed to be slightly altered with this proposal and is
situated within Reserve A. Also proposed within Reserve A is a dry basin in the southeast
portion of the site. The existing pond in Tartan Ridge (southeast portion of the site, east of
Brenham Way) will be modified to accommodate the proposed development. Reserves A
through E are to be owned and maintained by The Overlook at Tartan Ridge homeowners
association. The existing stormwater management pond east of Brenham Way is owned by the
City of Dublin and is proposed to continue to be owned and maintained by the City of Dublin.

Utilities: Water

This site will gain access to public water for domestic and fire protection service by the
proposed construction of water mains and fire hydrants extended from existing eight-inch water
main in the immediate area.

Utilities: Sanitary Sewer

Sanitary sewer will be available to the development by means of the proposed construction of
new public sanitary sewer mains and associated sanitary sewer services to each proposed lot.
Engineering analysis was submitted that demonstrated that the anticipated sanitary sewer flow
from this development would be less than what would be expected from the currently approved
zoning.

Development Text

The development text is the regulating document that outlines the development standards for
the development including uses, lot requirements, and architecture and materials. The applicant
has provided a development text with development standards specific to this PUD Subarea,
Subarea F.

Uses
Per the proposed development text, the permitted uses in Subarea F are limited to single-family
homes.

Development Standards

The proposal includes 56 single-family lots generally separated into two different sizes.
Courtyard lots are a minimum of 60 feet wide at the building line and a minimum of 125 feet
deep. Twenty-two courtyard lots are proposed and are located on the perimeter of the site.

Patio lots are a minimum of 52 feet wide at the building line and require a minimum lot depth of
125 feet. The remaining 34 lots are patio lots and are primarily located in the interior of the
site.

The smallest lots are 6,500 square feet and the largest lot is 10,764 square feet in size. Lot
coverage is limited to 60 percent, including structure and driveway.

For courtyard homes, the front yard setback is a minimum of 15 feet and a maximum of 25 feet
from the right-of-way, or otherwise shown on the preliminary plat. For patio homes, the front
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yard setbacks are also a minimum of 15 feet and a maximum of 25 feet. However, front loaded
garages must be located at the maximum setback of 25 feet while non-garage portions of the
front facade may be permitted to extend up to the minimum 15-foot setback. Rear yard
setbacks for both lot types is 25 feet from the rear property line. The minimum required side
yard setback is 6 feet.

At-grade patios on both the patio lots and courtyard lots may be permitted to encroach a
maximum of 10 feet into the required rear yard provided that no walls greater than 36 inches in
height are incorporated into the patio design. Window wells may encroach into the side yards a
maximum of three and one-half feet, provided that there is a minimum of eight feet of
separation between these permitted encroachments on adjoining lots. Air conditioners may
encroach into side yards a maximum of two and one-half feet.

All residential structures are limited to a maximum height of 25 feet, as measured per the City
of Dublin Code.

Landscaping

The applicant is proposing a number of landscape improvements with this plan. The most
notable landscape improvement proposed is to the exterior of the site, along Hyland-Croy Road
and McKitrick Road. The applicant is proposing a naturalized mix of deciduous, ornamental and
evergreen trees within Reserve A. This is consistent with other developments along the corridor
and provides screening and privacy for the new homes. Along the northwest portion of the site,
the applicant is proposing a less dense cluster of trees and no mounding so that a vista of the
existing pond is possible from the west.

Proposed for the southeast portion of the site is an entry feature surrounded by low and mid-
height plantings with taller evergreens behind. The pond overlook and shelter in the northwest
portion of the site will also include low and mid-height plantings as well as some ornamental
trees.

All of the CBU locations will be landscaped using a mix of plantings including evergreen trees,
deciduous trees, and low and mid-height plantings. Street trees will be planted per City of
Dublin Code. This proposal also requires a hedgerow in front of all residential units in the
development to be consistent with the overall Tartan Ridge development.

Architecture

The Tartan Ridge development is unique in its detailed architectural requirements, which
prohibit overlapping forms, particularly for roofs and require symmetry in design and window
placement. In addition, diversity of architecture is strictly enforced. Subarea F will have a
decidedly different feel to it, but incorporates many of the same elements found elsewhere in
Tartan Ridge. The applicant has indicated that the character of Subarea F will be identified by
European Country and Midwestern Vernacular architectural styles.

Key massing principles outlined in the development text include a prominent street presence,
appropriate proportions, clean intersections and purity of form. These principles intend to
provide the same high-quality architecture as is found elsewhere in Tartan Ridge. Massing
issues such as continuous walls and awkward proportions shall be prohibited in this subarea.
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Permitted exterior materials include stone, manufactured stone, stucco, wood or cementitious
fiberboard. The primary building materials on the front elevation of a home are required to be
represented on all elevations, similar to what already exists in Tartan Ridge. A masonry water
table, a minimum of 30 inches high or to the height of the window sill is required on all
elevations. No walls are permitted more than two cladding materials unless otherwise approved
by the Architectural Review Committee.

The applicant has identified 17 lots that are especially visible throughout the development.
These homes are primarily on corner lots or along Brenham Way, where side elevations are
highly visible. For these homes, additional cladding requirements exists as to ensure a high-
quality aesthetic throughout the neighborhood. These homes must be rendered with a constant
cladding material on all sides exposed to view. This requirement will also ensure consistency
throughout the entirety of Tartan Ridge.

Shutters, when used, are to be used consistently on all elevations and to be sized to fully cover
the associated window. Shutters must be a flat panel or board and batten style.

Permitted roof materials include an architectural grade asphalt shingle, wood shake, wood
shingle, or natural or synthetic slate. Metal standing seam materials are permitted on porches,
hyphens, and dependencies.

Permitted garage configurations include street loaded/front oriented and street loaded/
courtyard oriented. Double bay overhead doors and garages containing three or more bays are
permitted. However, garages shall comprise no more than 45 percent of the total linear width
of the front elevation. Driveways are to be constructed of brick pavers.

As part of this proposal, the applicant has indicated that the HOA declarant shall form an
Architectural Review Committee (ARC) to review all architecture to ensure that all dwellings and
accessory structures comply with or exceed the architectural standards set forth in the
development text.

Entry Sign

The proposal includes one ground monument sign identifying the neighborhood at Brenham
Way and McKitrick Road. The applicant has indicated that this sign will be similar in character to
the existing Tartan Ridge sign located at Brock Road and Wilton Chase Street. The ground sign
will have a rectangular profile, a masonry base, and will be a maximum of six feet in height.

Rezoning with Preliminary Development Plan Analysis

1) The proposed development is consistent with the purpose, intent and applicable
standards of the Zoning Code;
Criterion met with Condition. This proposal is consistent with the purpose, intent and
applicable development standards of the Zoning Code requirements, except as altered in
the proposed development text to create unique and specific standards for this proposal.

However, the preliminary development plan does not accurately reflect the geographic
extent of Subarea F, which should be updated prior to Council review.
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The proposed development is in conformity with Community Plan, Thoroughfare Plan,
Bikeway Plan, and other adopted plans or portions thereof as they may apply and will
not unreasonably burden the existing street network;

Criterion met with Condition. Based on previous discussions with the Commission, the
proposal was deemed to be largely consistent with the Community Plan
recommendations and the established character of the neighborhood.

Staff recommends that the applicant revise the dedication along Hyland-Croy Road to be
50 feet from existing centerline to be consistent with the Thoroughfare Plan. Staff is also
recommending that the applicant develop and connect to the existing pedestrian and
bikepath system at Hyland-Croy and McKitrick Roads in the current intersection
condition and provide for safe connections and crossings.

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

Criterion Met. This proposal provides for an orderly development and will improve the
surrounding area.

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

Criterion met. The development is appropriately located within the City and is an
example of the type of a development type appropriate for this District.

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

Criterion Met. There proposal provides 7.9 acres of open space where 3.56 acres are
required.

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

Criterion met. While a significant number of trees are being removed, the applicant has
provided a tree survey and replacement plan, is proposing replacing trees on an inch-
for-inch basis, and is proposing significant landscaping on the site.

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

Criterion met. The applicant has worked with staff to ensure adequate services and
infrastructure is provided.

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

Criterion met. Access to the proposed site will be from all adjacent public streets and
paths will also be provided through the site and to the park.
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9) The relationship of buildings and structures to each other and to such other facilities
provides for the coordination and integration of this development within the larger
community and maintains the image of Dublin as a quality community;

Criterion met with Condition. The proposal includes appropriate coordination and
integration with its surroundings and maintains Dublin as a quality community. Staff
recommends the elimination of Lot 1 due to the separation of the lot from the remainder
of the subarea.

10) The density, building gross floor area, building heights, setbacks, distances between
buildings and structures, yard space, design and layout of open space systems and
parking areas, traffic accessibility and other elements having a bearing on the overall
acceptability of the development plans contribute to the orderly development of land
within the city;

Criterion met. The proposed layout and intensity are appropriate for this site.

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

Criterion Met. The development includes provisions for stormwater management via
storm sewer, existing basins and a new basin.

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

Criterion Met. The proposed design, site arrangement and anticipated benefit to the City
will be ensured through the proposed development text.

13) The proposed building design meets or exceeds the quality of the building designs in the
surrounding area and all applicable appearance standards of the city;
Criterion met. The preliminary development plan includes a Subarea development text
based largely on the existing Tartan Ridge development text, which will create a
cohesive high quality development.

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

Criterion not Applicable. The development will not be phased.

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

16) The applicant's contributions to the public infrastructure are consistent with the
Thoroughfare Plan and are sufficient to service the new development.
Criterion met. All contributions to infrastructure have been agreed upon and approved
as part of the Agreement.
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The proposal is consistent with all of the applicable review criteria contained in the Zoning
Code and Approval is recommended with the following conditions:

1) That the preliminary development plan Subarea map be revised to include the existing
stormwater management pond in the southeast portion of the site that is to be
redesigned, prior to Council review;

2) That Lot 1 be eliminated from the proposal; and,

3) That the applicant continue to work with Staff to ensure that the street names and
naming method is appropriate;
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The Planning and Zoning Commission took the following action at this meeting:

4, The Overlook at Tartan Ridge McKitrick and Jerome Road
19-084Z-PDP Rezoning with Preliminary Development Plan
Proposal: To facilitate the future development of 56 single-family lots and 7.9-

acres of open space on the 24.55-acre site in Tartan Ridge, Subarea F.
Location: Northeast of the intersection of Hyland-Croy Road and McKitrick Road.
Request: Review and recommendation of approval to City Council for Rezoning

with a Preliminary Development Plan under the provisions of Zoning
Code Sections 153.050-153.056.

Applicant: Gary Smith, G2 Planning & Design
Planning Contact: Chase J. Ridge, AICP Candidate, Planner I
Contact Information:  614.410.4656, cridge@dublin.oh.us

Case Information: www.dublinohiousa.gov/pzc/19-094

MOTION: Ms. Kennedy moved, Mr. Fishman seconded, to recommend approval to City Council for
Rezoning with a Preliminary Development Plan with five conditions:

1) That the Preliminary Development Plan subarea map be revised to include the existing
stormwater management pond in the southeast portion of the site that is to be redesigned, prior
to Council review;

2) That the applicant continue to work with Staff to ensure that the street names and naming
method are appropriate;

3) That the applicant work with Staff to clarify HOA membership;

4) That the applicant remove the dry basin, add green space in the area and landscape material in
the area, subject to Staff approval; and

5) That the applicant provide opaque landscaping on the mound along Hyland Croy Road.
VOTE: 6-0

RESULT: The Rezoning with a Preliminary Development Plan was recommended for approval to City
Council,
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4, The Overlook at Tartan Ridge McKitrick and Jerome Road

19-084Z-PDP Rezoning with Preliminary Development Plan

RECORDED VOTES:

Victoria Newell Yes

Jane Fox Yes

Warren Fishman Yes

Kristina Kennedy Yes

William Wilson Absent

Mark Supelak Yes

Rebecca Call Yes

STAFF CERTIFICATI ) .
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Ms. Newell stated that Cases 4 and 5 would be heard together.

4. The Overlook at Tartan Ridge, McKitrick and Jerome Road, 19-094, Rezoning
with Preliminary Development Plan

5. The Overlook at Tartan Ridge, McKitrick and Jerome Road, 19-085
Preliminary Plat

Ms. Newell stated that Case 4 is a request for a recommendation of approval to City Council for
a rezoning with preliminary development plan of approximately 24 acres for the future
construction of up to 56 single-family homes and approximately 7.9 acres of open space. The site
is within the Tartan Ridge Planned Unit Development District, northeast of the intersection of
Hyland-Croy Road and McKitrick Road. Case 5 is for the same site and the request is for a
recommendation of approval to City Council for preliminary plat to subdivide the site. The
Commission will hear the cases together.

Staff Presentation

Mr. Ridge stated that the site is currently zoned PUD, Tartan Ridge, and contains all or portions
of Subareas D1, E and F, which permit a mix of uses including townhomes and commercial uses.
The site is located northeast of the intersection of Hyland-Croy Road and McKitrick Road and is
currently undeveloped. There is an existing stormwater pond in the northwest portion of the site
and a solitary tree stand in the southwest portion of the site. The proposed plan for approximately
24 acres includes 56 lots with an average density of 2.33 dwelling units per acre and eight acres
of open space. Lot sizes are proposed in two different sizes. There are 34 patio lots that are a
minimum of 52 feet wide at the building line with a minimum lot depth of 125 feet. The remaining
22 courtyard lots are located on the perimeter of the site and are a minimum of 60 feet wide at
the building line and a minimum of 125 feet deep. Lots range in size from 6,500 square feet to
10,800 square feet. Lot coverage is limited to 60 percent, including structure and driveway.
Sideyard setbacks are a consistent six feet minimum across the site. Rear yard setbacks are 25
feet throughout site. Front yard setbacks are a minimum of 15 feet and a maximum of 25 feet
from the right-of-way, or as otherwise shown on the preliminary plat. For patio homes, the front
yard setbacks are also a minimum of 15 feet and a maximum of 25 feet. Front-loaded garages
must be located at the maximum setback of 25 feet while non-garage portions of the front facade
may be permitted to extend up to the minimum 15-foot setback. The rear yard setback for both
lot types is 25 feet from the rear property line. The minimum required side yard setback is 6 feet.
The development text also requires that a minimum of 22 lots in the development have court-
oriented garages. On the southeast corner of the site is Lot 1. Due to the separation/isolation and
odd lot shape, staff is recommending that the applicant remove Lot 1 from the plan. The applicant
has put an emphasis on walkability throughout the site with sidewalks along all frontages, as well
as connection and expansion to the shared-use paths along McKitrick and Hyland-Croy Roads. An
existing connection to the school site to the north is to remain. There is significant landscaping
around the perimeter of the site. The applicant is proposing mounding at a height of 3 - 5 feet
with trees on top and behind in a naturalized manner. The proposed pond amenity will be a part
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of the existing stormwater management pond in the northwest portion of the site. The amenity
will include a patio space and shelter structure with seating.

The development text requires that a hedgerow be planted and run parallel to the front property
line as seen elsewhere in Tartan Ridge. It also requires gates and gatepost if a sidewalk is to
connect from the front door to the public sidewalk. Brick, stone, or wood posts are permitted
materials for the gateposts. Per the development text, driveways are to be constructed of brick
pavers, which is a character element unique to this subarea. Outdoor spaces can be constructed
within the footprint of the home. Open spaces such as at-grade patios will also be permitted to
encroach 10 feet into the rear yard setback, providing increased outdoor amenity space, if desired
by the homeowner. Per the development text, the HOA will be responsible for maintaining all
open spaces as well as the hedgerow in front of the homes. An important architectural element
will be carried over from Tartan Ridge into this subarea, which is the consistent use of cladding
materials across all facades. The City-owned pond will be re-designed slightly. Staff is
recommending the subarea map include the existing stormwater management pond in the
southeast portion of the site that is to be redesigned with this proposal. It is also requested that
the applicant continue to work with staff to ensure the street names and naming method is
appropriate and that the applicant revise the plat to reflect a typical chamfer at the corner of
Hyland-Croy and McKitrick Roads. The rezoning and preliminary development plan have been
reviewed against all applicable criteria, and staff recommends approval with three conditions. The
plat has also been reviewed against all applicable criteria and staff recommends approval with
four conditions.

Commission Questions

Ms. Call inquired what is the reason for recommending deletion of Lot 1.
Mr. Ridge responded that Lot 1 is separated from the rest of the community by a sewer easement.
The lot is irregularly shaped, larger than the other lots and isolated.

Ms. Call inquired if the easement is a no-build zone.
Mr. Ridge responded affirmatively.

Mr. Fishman stated that he would assume that the area where the pond is located would be
unbuildable, so it would become part of the common area.
Mr. Ridge confirmed that would be the case.

Ms. Fox stated that there is a lovely area on the northwest side with the pond area. The City has
many retention ponds. There is opportunity to utilize them as an amenity for developments, and
this is a good-sized development. If Lot 1 is eliminated, has staff suggested that a nicer amenity
be created at this end of the development, as well?

Mr. Ridge responded that staff has not made that request.

Ms. Fox inquired how stubbing off the one street, currently unnamed, would impact ability for
emergency vehicles and trucks to turn around.

Mr. Ridge responded that the proposed name of the street is Jasmine Glen Drive.

Ms. Kennedy inquired between which lot numbers the proposed street would be located.

Ms. Fox responded that the street lies between Lot 32 and 30. She is curious about why that
street has been stubbed.
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Mr. Ridge responded that some neighbors across the street were concerned about the glare of
vehicle headlights into their homes and the closeness of that intersection to the one at Baronet
Boulevard.

Ms. Fox inquired if all were public streets.

Mr. Ridge responded affirmatively

Ms. Fox requested confirmation that truck turnaround would not be an issue there.

Mr. Ridge responded affirmatively.

Ms. Newell inquired how a fire vehicle would turn around, if the street terminates there.

Staff responded that it would be necessary for the vehicle to back up.

Ms. Newell stated that there is no ability for a fire vehicle to turn around. Once the roundabout
is constructed, is there a distance requirement between that and another lane that would stop
and turn?

Staff responded that there is no such requirement.

Ms. Fox asked about the City policy on adding a left turn lane.

Mr. Hammersmith responded that it has been the City’s practice for many years that with any
new access point into a subdivision, a left turn lane be required to preserve the through
movements on the roadway and provide safe access/egress from the development.

Ms. Fox inquired if construction of that turn lane is the responsibility of the developer when
constructing the development.

Mr. Hammersmith responded affirmatively. It is built as a public improvement consistent with the
City’s standards, which the City then inspects and accepts.

Ms. Fox inquired if there have been any exceptions to that practice.

Mr. Hammersmith responded that there has been none during his tenure with the City.

Ms. Kennedy inquired if the left turn is near Lot 1.
Mr. Hammersmith responded affirmatively; it is the McKitrick Road access point, the eastbound
left-turn lane.

Kevin McCauley, Stavroff Land and Development, 6689 Dublin Center Drive, Dublin,
representative for Tartan Ridge LLC, stated that with him tonight are Gary Smith, G2 Planning &
Design, Jim Ohlin, Romanelli & Hughes and Steve Shell, EMH&T Engineering. Previously, they
presented the Concept Plan for this development to the Commission. Stavroff has been involved
with this project since its inception. They made the initial land purchase for what is now Tartan
Ridge. In 2007, they believed there would be a commercial element in this development. In 2019,
retail is not an option, and the majority of the residents have indicated they are not supportive
of retail within the development. They would prefer to have the subdivision completed now rather
than wait five to fifteen years for potential retail to occur. The current market overwhelmingly
indicates that a detached, empty-nester product within a community such as this is desired.
Dublin residents wanting to downsize will be able to remain within Dublin, be part of the Tartan
Ridge community and have a maintenance-free lifestyle. He believes Tartan Ridge is one the best
developments he has ever been involved with, and these high-end homes, built by Romanelli &
Hughes, will continue that quality. The Commission’s concerns shared at the Concept Plan review
were noted and have been addressed; Mr. Smith will elaborate on those. As required by City
Engineering, a left-turn lane into McKitrick Road will be constructed. However, there is an
established New Community Authority, which must pay for the turn lane. Although the developer
would build the turn lane and receive a 5% return on his investment, the residents of Tartan
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Ridge pay into that Community Autlhority. The residents paid for the other existing three
intersections. No one is opposed to the turn lane, but the residents do not want to pay for it.
However, the turn lane is not part of the rezoning matter before the Commission at this time. It
could be a later matter for staff's or Council’s consideration.

Mr. Hammersmith stated that when he responded to the Commission’s earlier question regarding
the left-turn lane into this development, he responded in general terms. This turn lane and the
other turn lanes constructed earlier with this development were part of an infrastructure
agreement approved by City Council in 2008, and only a City Council action could modify that
agreement.

Gary Smith, G2 Planning and Design, 720 E. Broad Street, Columbus, stated that since July, they
have been working on the architectural elements of the development, tweaking the plan and
making significant changes to the development text. The Romanelli & Hughes product has been
modified to meet the needs of this development. This is a 24-acre portion of the existing Tartan
Ridge development and this portion is in the southwest, below Glacier Ridge Elementary School.
What is currently approved for that area are five single-family homes, 24 townhomes, and 68,000
square feet of retail and commercial uses, potentially including gas stations, convenience stores,
restaurants and associated uses. The developer has been working on the retail piece of the
development for the past 12 years, but no viable option was identified. Because there was a
strong desire to have the community completed, they looked for other options. Some form of
lower-density residential was determined to be the best use. The City is fortunate to have an
abundance of single-family product, and has been trying to broaden the spectrum of lifestyle
options for its residents, such as the Bridge Park product. What is proposed is a continuation of
that effort to address another lifestyle need. There is a niche of Dublin homeowners who no
longer need a large, single-family home. However, they value their network of friends in Dublin
and prefer not to move away. They continue to want a high-end home, but with limited
maintenance requirements. They may prefer to travel a good portion of the year without the
demands of caring for a home here. The proposed development will attract those types of buyers.
They are requesting approval of 56 high quality, empty-nester patio homes. Because 29 single-
family homes are already approved here, essentially, they are requesting to exchange another 27
patio homes for the 68,000 square feet of retail previously planned. The site is long, linear and
encumbered by heavy setbacks along Hyland-Croy and McKitrick Roads. There is an existing pond
in the northwest corner of the site, which will be used for stormwater retention. The site dictates
the layout of the development. Early in the process, neighbors across the street on Brenham Way
indicated that they were not excited about having lots fronting the street across from their homes
and asked them to consider turning the layout to avoid that situation. Therefore, the long, linear
site, pond and need to avoid having homes fronting the road across from Brenham Way have
dictated the layout. In July, the Commission discussed the gridded layout of the development.
While it may appear so in a Google view, he has often viewed similar developments and found
that a ground-level experience of the site feels different. Upon entering the community, a
spectacular model home will be seen. There was some discussion about eliminating Lot 1, but for
them, Lot 1 is extremely important. The home on that ot will be the nicest home in the
development and will be a critical sales tool. Although the home will be a little further apart due
to the easement, many other elements will tie the home to the development, such as the
landscaping, hedge treatment and the columns. Upon driving further into the community, the
site will look much as it does today. On the right side will be the existing park and the homes on
Brenham Way; on the left side will be a linear greenspace. Mounding and landscaping will be




Planning and Zoning Commission
Meeting Minutes of December 12, 2019
Page 21 of 32

incorporated into that space. The same Tartan Ridge hedge will follow all the sidewalks. In a
number of locations, benches will be provided, giving residents the opportunity to sit. There will
be no long streets or blocks in this community. Although there is a grid pattern, due to the very
short grids, drives and turns, the focus will be on the architecture. On 17 homes, additional
architecture treatment on the sides will be required due to those sides being more exposed to
the view. The lots along the perimeter have been widened and changed to courtyard lots, and a
variance in setbacks will provide architecture that peaks in and out of the view, creating more
interest. The courtyards will provide intimate spaces framed by the architecture. This will be
complemented by other elements that are part of the Tartan Ridge experience, including an
architectural style consistent with the existing development; hedge treatment along all the roads;
and masonry columns adjacent to each driveway. With 56 driveways, there will be 112 masonry
columns, costing a total of $250,000. There will be a significant investment on the landscape
treatment on the street frontages. Every home will have a brick driveway and matching brick
private sidewalks, which is an element not required for the existing Tartan Ridge development.
The pond amenity will now be more central to the units than in the earlier plan. With a fireplace
and covered seating area, it will be a place for the residents to enjoy. Along the perimeter will be
a lush landscape buffer and extensive mounding along Hyland-Croy and McKitrick Roads. Not only
will it buffer the rear of the homes, it also will make the drive along those roads feel pastoral.
This development will replace a proposed use that would not be viable and is unpopular with
many of the Tartan Ridge residents with a use that is in high demand and will serve the needs of
the aging portion of Dublin’s population. In addition, this development will result in a considerable
reduction in the amount of traffic anticipated for the area. Patio homes typically generate less
trips per day than other residential development, and its traffic will not be at peak times. These
high-value homes will have high property taxes but make little impact on the schools. Due to its
many attributes, this is probably the best housing development possible for this area.

Ms. Fox stated that it appears they have discussed the proposed housing development with the
neighbors and attempted to address any concerns.

Mr. McCauley responded that there are two different HOAs. They have met with some of those
board members to receive their input, and a survey was sent out to residents earlier to obtain
feedback.

Ms. Call inquired how the variances in home alignments would impact the front setbacks of the
homes, including the garages and the sidewalks.

Mr. Smith responded that the garage doors do not face the sidewalk. The minimum setback for
the garages is 15 feet from the right-of-way where the sidewalk is located; the maximum distance
is 25 feet. The varied depth in homes will create interest on the street.

Ms. Kennedy inquired if the existing pedestrian trails to Glacier Ridge Elementary Schools would
also connect to this community.
Mr. Ridge responded affirmatively.

Mr. Fishman inquired if the smaller pond would remain wet year round.
Mr. McCauley responded that it would be a dry basin. Although it will provide a potential overflow
area, it would rarely have water.



Planning and Zoning Commission
Meeting Minutes of December 12, 2019
Page 22 of 32

Steve Shell, EMH&T, 5500 New Albany Road, Columbus, OH, stated that they were taking
advantage of an open area for potential overflow storage, to provide flexibility for the City pond
to the west. The proposed basin may not remain.

Mr. Fishman stated that for aesthetic reasons, the City typically prefers a wet pond, which can
fulfill the same purpose.

Mr. Smith stated that because it is a tight area, there is a concern about having a wet pond there,
which would be connected to the larger pond on the west side. They would work with City
Engineering on that function.

Mr. Shell stated that this would be a “bubble up” system. In higher storm events, upper storage
basins are used. They would only be wet with a 50-year event or above, so water would rarely
be seen in that area.

Mr. Smith stated that stormwater that would typically flow under the surface could bubble up out
of it here during a greater event storm. They would consider the potential opportunity for making
it a wet basin as well as landscaping opportunities, should it remain dry.

Mr. McCauley stated that it would be very difficult to make this a wet pond. It would be necessary
to make the pond even larger to do so.

Ms. Newell stated that if the house on Lot 1 were eliminated, which is staff's recommendation,
more area would be available.

Mr. McCauley stated that the wet pond would be unnecessary, as there would seldom be a storm
event to make it wet. Because it is a high spot, it would be difficult to make it wet all the time for
aesthetic purposes only.

Ms. Husak stated that the City discourages wet ponds within proximity to a road; a 50-ft. setback
from the right-of-way is typically required.

Mr. Fishman noted that the dry basins he has seen around the City usually are full of weeds and
overgrowth. There would need to be a commitment from the developer that a dry basin would
be well landscaped and maintained.

Mr. Smith responded that they are able to make that commitment. This will be a well maintained
community. The residents will have a high level of expectations. They will work with staff to
ensure what is planted will be maintained and look attractive.

Ms. Kennedy inquired about the price point of these homes.
Mr. Smith responded that the home prices would be approximately $600,000-$650,000.

Mr. Fishman stated that he likes the development, except for Lot 1. He believes eliminating that
lot would improve the greenspace view from the street.

Mr. Smith responded that while he understands his point, having a model home located on that
lot is a critical marketing piece for them. It also would provide a terminus for the architecture of
the greater development, rather than having it bleed out to nowhere. This home will be a
centerpiece, a showpiece for the community.

Mr. Fishman stated that the neighbors would prefer to see open space. Many subdivisions do not
have that, but Tartan Fields does. Its open space is a “Wow”factor. He would concur with staff’s
recommendation to eliminate that lot.

Ms. Call stated that every parcel presents its own unique features. The setbacks along McKitrick
Road here are very nice, and the open space being provided with this development already
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exceeds the amount required, which is 3.56 acres. The actual space provided is 7.9 acres. Lot 1
would be in addition to that.

Ms. Kennedy inquired if information regarding proposed developments such as this are shared
with the School District, so that it can be factored into its redistricting considerations.

Ms. Husak responded that she is unsure if the Schools are aware of the proposed development.
However, an empty nester product would not have much impact on their redistricting
considerations.

Mr. Boggs stated that Dublin Schools redistricting is based on projections of development, not
this specific development, but upon expected residential infill within the District’s footprint.

Ms. Call stated that the Schools are aware of the proposed developments that are before the
Commission. This type of development, however, would have little impact.

Ms. Fox stated that she likes the mounding and landscaping along the road. It will create a nice
entrance along Hyland-Croy and McKitrick Roads. She likes the enhancements to the pond
amenity and public gathering area. The mounding appears to stop behind Lot 17, and the
topography around the pond is not extreme. Is there a way to provide connectivity from inside
the development out to Hyland-Croy Road, perhaps with a path? The Community Plan
recommends providing connectivity from one neighborhood to another. Due to the nearby school,
a path connection to Hyland-Croy would be beneficial.

Mr. Smith responded that connectivity has been discussed. The concern is that this is an empty
nester community. They do not want to encourage pedestrian traffic into the community from
the street. They would be willing to explore connectivity from another location, but not directly
from the street. They do not want to advertise a path through the community to be used by
bikers or pedestrian traffic along Hyland-Croy.

Ms. Fox stated that she understands. However, residents of the community would appreciate a
connectivity to the existing bikepath. Perhaps it could be provided on another corner.

Mr. McCauley stated that throughout Tartan Ridge, there are many other connection points.
Residents of this community would have to go outside the community to access one of those
paths, but they are confident the residents would prefer that to the alternative. Today, we are
constructing pedestrian bridges to encourage our community to walk; perhaps it is fine to
encourage the residents of the community to walk down to the street to a central point to access
the 1,000-acre park across the street. To have people cutting through this neighborhood would
not have a desirable impact.

Ms. Fox stated there are many pedestrian and bike paths around the proposed development, so
that opportunity exists. Many of her friends have moved to communities designed for ages 55
and older. What they enjoy is a community center where they can gather. Was there any
consideration for using Lot 1 for that purpose?

Mr. Smith stated that Lot 1 was originally used for a community gathering spot, using the fireplace
feature. However, Romanelli & Hughes has not experienced interest from potential homebuyers
for having a community center, especially in a community this small. It is expensive to support
the needed level of architecture, maintenance, heating and cooling needs by HOA dues from 56
lots. Financially, it would be more possible for a community of 150 patio homes to support a
fitness center.



Planning and Zoning Commission
Meeting Minutes of December 12, 2019
Page 24 of 32

Ms. Fox stated she believes an attractive architectural feature would provide a nice introduction
to the community. Perhaps an open-sided feature without a high level of maintenance would be
an option to consider.

Mr. Smith clarified that the ultimate purpose of Lot 1 for Romanelli & Hughes is to have a model
home to be used as a sales center for the development. A model home will showcase what they
are selling in the community, but its ultimate repurpose is a home.

Mr. McCauley stated that they have been working on developing this area for 12 years and one
year on this specific plan. A model home on Lot 1 will be their sales location, and the home will
be the highlight of the community. After 12 years of effort, eliminating that critical feature is too
great a risk to take. When everything is completed and the hedgerows are present, this piece will
be well integrated into a beautiful development. Taking this one off the board is a significant ask
for the Commission to make of the developer. That home is extremely important to kick off this
community. Gathering places for the community have been incorporated elsewhere in the
development.

Jim Ohlin, Romanelli & Hughes, 148 W. Schrock Road, Westerville Ohio 43081, stated that Lot 1
is the gateway to and the signature piece for the community. Opportunities like this to have a
model that will stand out are very important to them. It will be a showcase at the entrance versus
just another open greenspace. In considering providing amenities, they always consider the
burden that would be placed on the HOA. They are providing multiple amenities within this
community. These homeowners will expect a high level of detail for their mounds, greenspace,
mulch beds, trees and shrubs — and all that comes with a price. From the HOA’s perspective, the
pond overlook, in particular, will require costly maintenance. To include an additional clubhouse
feature for 56 patio homes would be very burdensome to the homeowners. They have spent a
lot of time discussing this layout internally. Former Planning Director Mr. Papsidero has been
integral to that planning effort.

Ms. Newell stated that she agrees with staff's condition. She understands that Llot 1 is the
premier property for marketing purposes. However, Lot 2 could serve that purpose just as well.
Eliminating Lot 1 would improve the entry into the community.

Mr. Fishman concurred. In regard to Ms. Fox’s suggestion, he does not believe another amenity
should be placed on Lot 1. Greenspace alone will provide a nice entrance. Lot 2 can be used to
provide a spectacular model home. Overall, he believes the development plan is beautiful.

Public Comment

David Lakin, 7128 Glacier Ridge Boulevard, Dublin, OH, stated that he formerly served on the
Tartan Ridge HOA. He is hopeful that all of the construction traffic will come in from McKitrick
Road and not through the main portion of the neighborhood. He is concerned about the school
crossing for Glacier Ridge Elementary. When they refer to the HOA, are they referring to a new
HOA or the master HOA?

Ms. Husak responded that this development will have a new HOA.

Mr. Lakin inquired if the residents of this new development also would pay into the master HOA.
Current residents pay $800/year to maintain the hedgerows and the City’s open spaces.
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Ms. Husak responded that, as proposed, they would not.

Mr. Lakin stated that on page 32 of the existing development text, the statement is made that all
residential property owners located within Tartan Ridge PUD shall be required to join and maintain
membership in a forced and funded homeowners association. Why would these homes not be
included, as well? This is important because the master HOA maintains many acres of City land
within Tartan Ridge. They were told that due to the proximity they all have to the land, all should
share the burden of the maintenance cost. It directly affects the residents’ property values and
quality of life. These new homes will share that same neighborhood. It would appear that all the
residents in the existing development will be sharing in the cost of the left turn lane into the new
development, but the new homeowners will not be sharing in the maintenance cost of the
common areas. It would make sense for all the common area to be included in the master HOA,
and all residential homeowners should pay equally into the master HOA.

Ms. Husak stated that there are two HOAs for the area to the north. There is also an HOA for the
alley-loaded lots. Because they also pay into the master HOA, they pay more than $800/year.

Mr. McCauley stated that, as envisioned, the new development would have its own HOA and be
responsible for its 7.5 acres of open space and right-of-way, and not be part of the Tartan Ridge
master HOA. This new development will have a high level of maintenance costs in addition to its
open space, including the pond and pond amenity, the brick driveways and the sidewalks, and
the lawns and landscaping needs for the individual homes. This is a conversation that he and Mr.
Ohlin could have with the Tartan Ridge HOA board to see how they would like to proceed. He is
unsure the master HOA would want to take on what will be a heavy burden for these additional
56 lots. It would require more than $800/year per home to cover those costs.

Mr. Lakin stated that there are two other subareas within the subdivision that pay into their own
HOAs for private roads and specific maintenance within those subareas, in addition to paying in
the master HOA. The maintenance for all the common land, including that which abuts the villa
homes is paid by the master HOA. Although they do not own the land, they are responsible for
the maintenance. If the City of Dublin would be willing to assume some of the responsibility for
maintenance of their own land, that could be an option. Is there any opportunity for the Hyland-
Croy roundabout capital project to be scheduled to coincide with the construction of the turn
lane?

Ms. Newell responded that issue is not part of the purview of the Planning and Zoning
Commission.

Mr. Lakin stated that the varieties of the hedge materials in Tartan Ridge were determined by the
City. They have accumulated information on which hedge varieties have lived and which have
not. They would like to share that information with staff at the appropriate time. The HOA has
been burdened with replacing hedges every year, because they are not the correct variety. They
now have historical information on what has proven to be successful within their neighborhood.

Ms. Kennedy referred to Mr. Lakin’'s earlier comment about second HOAs that can handle the
specific maintenance needs of their areas. Would it be appropriate for the Commission to provide
such a recommendation for the proposed development?

Mr. Boggs stated that HOA considerations do not address the criteria before the Commission;
however, that item could be addressed by City Council. Without knowing details about the status
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of the master HOA and the details of the proposed declarations and covenants for the new HOA,
he cannot provide better guidance. It would be beneficial for the applicant and the master HOA
leadership to meet and discuss these issues.

Ms. Fox suggested a condition be added that information with those details be provided to City
Council for their consideration of this rezoning. The development text does describe the HOA
obligation. This new rezoning area is part of an overall much larger development. If the new
development is being treated differently than the existing development, that is an issue Council
would want to be made aware of.

Mr. Boggs responded that Council would want to be made aware of this matter. Including such a
condition would be responsive to the criteria that the common areas be maintained appropriately.
Typically, Planning staff and the Commission do not address how that occurs other than requiring
that there be a forced and funded HOA. How those responsibilities are shared is not part of this
Commission’s purview.

Ms. Fox stated that the reason she suggests Council be made aware of the matter is, in the past,
Council has been petitioned by HOAs for relief when HOAs have experienced financial burdens
because these specifics were not clearly addressed with the development. It would be preferable
to have a good understanding of this issue as it relates to the overall development and ensure
that an exception is not made that will create a problem for the master HOA, and ultimately, the
City.

Mr. Lakin noted that essentially, this would be defunding the master HOA the funds from the 29
homes that originally were planned in Tartan Ridge — funds he assumes were factored into
calculation of the HOA fee.

Ms. Call stated that the City does not address HOA fund calculations. Looking at the drawing
provided, there is a red dotted line circling the development area; what does that denote?

Ms. Husak responded that an outline of the entire Tartan Ridge development as it exists today
was provided; the hatched area designates the proposed development area.

Ms. Call stated that, in her view, if this area is being included in Tartan Ridge, it should be included
financially, as well. That may mean that a sub association is needed to address the maintenance
of the greater amenities in the proposed development. Although that is outside the purview of
this Commission, it needs to be addressed by some party. Perhaps the Commission could direct
staff to determine the proper body to address it and ensure that it is communicated to City
Council.

Mr. Fishman agreed, noting that perhaps these residents should pay into the master HOA and
have their own sub association, as well. However, much of this area originally was planned as
commercial property. The commercial area was not part of the earlier HOA fee calculation.

Mr. Lakin responded that there were two parcels involved. The commercial component was
planned on the right edge, and 29 homes are in the remaining area.

Mr. McCauley stated that, currently, he is not sufficiently knowledgeable of the master HOA
document provisions; however, they would abide by the stated terms. If the documents state
that this area is to be included in the overall forced and funded HOA, they will comply. If the
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documents are unclear on the matter, they would discuss the issue with the master HOA
leadership. In addition to lawns, this new area also will have 7.5 acres of open space and a pond
amenity. The master HOA may not want to maintain that area. Because this area will have a
higher degree of maintenance demands, the applicant was willing to handle that financial
responsibility in its entirety. The anticipated financial costs would be calculated, and the parties
would meet and discuss them.

Mr. Lakin stated that the Stavroff group has been excellent to work with, and he has spoken with
Mr. McCauley frequently. They like the proposed development plan. In regard to a home on Lot
1 — as a resident in the community, he has no objection to the developer’s plan.

Kevin Lutz, 9179 Brenham Way, Dublin, stated that his home is located across from the stubbed
street. If that street were to cut through, vehicle lights would be an issue for his family; he
appreciates the consideration that was made. Although he would prefer the area remain a
soybean field, development will inevitably occur. He has heard that they have been trying to
identify the right development for 12 years. It is better that it be development that is controlled,
and a residential development is much better than the 68,000 square feet of commercial that
could have been programmed. That amount of commercial space would not be a coffee shop and
ice cream parlor; it would be a strip mall. He applauds the work that has been done with the
streets, avoiding any direct access off Hyland-Croy Road that would have resulted in cut-through
traffic through their neighborhood. Glacier Ridge Elementary School is their neighbor. Putting any
commercial development here would have required a significant level of caution. Having an
empty-nester neighborhood makes much more sense. From 3:00-4:00 p.m., Brenham Way is
occupied by 20-25 vehicles making school pickups. The proposed development will complement
that practice. If a showcase home on Lot 1 will sell all the houses in the division faster, then he
supports giving them Lot 1. He would prefer the building process not take eight years! What
their neighborhood needs is to be connected. They do not have a bikepath connection. For his
children to ride their bikes to Jerome High School, they must either walk their bikes along Hyland-
Croy Road or cut through a cornfield. This project will permit a bikepath to be constructed from
Glacier Ridge Elementary to Jerome High School, meeting a real need. Although the residents
may not want to pay for another left turn lane, that is a better option than the two left-turn lanes
that would have occurred with a commercial development. In that case, a left-turn lane off
Hyland-Croy Road would have been necessary, as well. There would also be a curbcut on the
needed bikepath. Currently, the stretch of road from the elementary school to McKitrick Road has
no curbcuts, so children can bike safely down to that intersection.

Ms. Kennedy stated she appreciates the great public feedback and their opinions regarding a
house on Lot 1. The Commission appreciates hearing the voice of the residents.

Max Long, 1057 Hyland Croy Road, Dublin, stated that Jerome Township, Union County and the
City of Dublin have worked together on forming a comprehensive plan — The Crossroads Area
Plan. In 2015, the City agreed to Jerome Township’s and Union County’s plan. In the Land Use
Plan, it was indicated that a rural area would be maintained throughout Hyland Croy Road. Jerome
Village has already built 27 homes; 38 homes are planned; and a total of 5,300 homes are
projected. In addition to Glacier Ridge Elementary, another elementary and middle school will be
added on the same road. Glacier Ridge Elementary is set back 200 feet. When the Oak Park
development was adopted, 230 feet of road frontage was required. For Corazon, 300 feet was
required; for the Pulte Homes Autumn Rose development, 215 feet of road frontage was required.
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Does the text for this development require that the ROW be extended from 40 feet to 50 feet
from the center of the road?

Mr. Ridge responded that is the fourth condition, which was added after the staff report was
distributed.

Mr. Long stated the road is at the back of the pond. Lots 8 - 17 are within 100 feet of the road.
Mid Ohio Regional Planning Commission has indicated that Hyland-Croy will be changed to a four-
lane road with an island. When that is completed, will any setback remain? On the Corazon
property to the south, the islands are built up, earthen dams with trees, so those homes cannot
be seen. According to page 4-2 of this plan, the backs of the homes will not be exposed to the
existing road; yet, Lots 8-17 are within 100 feet of the road. The plan also provides for the homes
to be architecturally staggered on the lots. With only a 3 to 5-foot mound, there will be a direct
view into the rear patios of these homes. It was understood that new residential development
was not to be permitted to encroach upon this area. What will the distance be between the
anticipated traffic circle and Lot 8?

Mr. Ridge responded that he does not have that information at hand.

Mr. Long stated that for comparison purposes, Glacier Ridge Elementary has a 250-foot setback.
The O'Brien property at 9635 Hyland Croy has a 450-foot setback, and the other properties to
the south range from 300 feet to 200 feet. Dublin has preserved that setback in the past. There
will also be a path immediately next to the road. He does not want his children walking along this
road. He lives on this road, which has a 45-mph speed limit. It is often difficult to exit their
driveway. This is a heavily traveled road, and these houses will be next to the road. The area
plans, including the Jerome Township Comprehensive Plan and the Crossroads Area Plan required
some setbacks. The Gorden Property in Dublin provides a 50-ft. setback from the right-of-way;
adjacent to that is a service road, and an additional 100 feet is required on the inside before
building is permitted. That plan provides a significant open area -- why was nothing similar
required for this development? He is concerned this development will destroy the rural feel driving
along Hyland-Croy Road.

Commission Questions

Ms. Newell inquired if the City Code has setback requirements for this area. At one time, certain
City roadways were considered scenic, typically with requirements for 200-foot setbacks. Does
the Community Plan address this?

Ms. Husak stated that the speaker referred to The Crossroads Plan. Staff has reviewed that plan,
discussed the issue with Union County and verified that The Crossroads Plan does not address
homes backing up to Hyland-Croy Road. Many of the properties that were mentioned are not
within the City’s jurisdiction. All properties on the west side of Hyland-Croy Road are in Jerome
Township and were developed as very rural lots. The City’s Zoning Code does not require a
setback greater than the right-of-way width. Some of the neighborhoods, such as Bishop’s
Crossing, Bishop’s Run and Park Place, which are now 10-15 years old, were built when the City
was working on a plan called, “The Road to WOW.” That plan, which was never adopted,
proposed standards for greater setbacks from Hyland-Croy Road, and in exchange, higher density
would be permitted. The 2007 Community Plan provided for the roadway characteristics of a
scenic, rural roadway with a setback requirement of 200 feet. The Community Plan was updated
in 2013, along with the Northwest Glacier Ridge Area Plan, and that revision eliminated some of
the roadway characteristics and setbacks. The current setback requirement is 80-100 feet. What
is proposed with this plan is 100 feet, so it is consistent with the Community Plan. The Community
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Plan is a policy document. Mr. Long is referring to Township documents, which the City of Dublin
does not have. She is unsure if the Township’s 2018 document has the same language, although
that document has not been approved.

Ms. Newell referred to Exhibit C-1, which is an EMH&T plan. Running along Hyland-Croy Road,
there are a number of dashed lines; what do they denote?

Mr. Smith stated that there are existing easements along Hyland-Croy Road, including a gas line.
He believes the dashed lines designate those lines.

Ms. Newell inquired if there are any easements for future roadway improvements.

Mr. Smith responded that there are not. However, they will be dedicating 50 feet of right-of-way
along Hyland-Croy Road, pre staff's request, which will result in a total of 100 feet.

Mr. McCauley stated that the existing zoning, which includes the commercial development,
permitted the development to be closer than 200 feet. He believes a setback of 150 feet was
permitted. The new plan will provide 100 feet from the future road right-of-way.

Ms. Husak stated that staff has verified the future easement is for gas lines.

Mr. Smith stated that he previously served as the Zoning Officer for Jerome Township, so he is
familiar with the aforementioned documents. He was present when the Township, City and the
County adopted the Crossroads Area Plan. That plan never contemplated land up this far. Its
focus area was the area surrounding Costco, the additional piece of industrial land at the
intersection of SR161 and US33, and the Jacquemin Farms and Gorden Farms pieces. The
different entities were attempting to reach a common ground on that area. He also wrote the
Township’s Comprehensive Plan in 2009. That plan does not contemplate 200-foot setbacks from
anything. It does address land use, rural development and conservation development. Specific
setbacks were not established for any roads. From a Code standpoint, rural residential lots within
the Township must have a minimum setback of 50 feet from the right-of-way. From Jerome
Township’s perspective, additional setback for any new development within the Township is
preferred. Of the last four-five past developments, however, where houses backed up to the road,
nothing more than 80-100 feet was required. This development would be consistent with the
Township’s policy.

Ms. Call stated that the bikepath is shown in the drawings as continuing along the existing trail
that runs adjacent to Glacier Ridge and continuing down to the roundabout. Is there a schedule
for phasing in that path along with the development?

Mr. McCauley responded that it would be installed when the street paving occurs, or soon
thereafter.

Ms. Newell stated that one of the previous citizen comments referred to the location of the
construction entrance. Has the location of that entrance been determined?

Mr. McCauley stated that he does not believe it has, but he does not believe there would be any
objection to having it off McKitrick Road.

Ms. Fox referred to the condition requiring elimination of the home on Lot 1. Like Mr. Fishman,
she does not support dry retention basins. They tend to look unfinished. From an engineering
standpoint, what are the options to make it look attractive? That is at the main entrance. She
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would not be opposed to having an attractive piece of architecture in that location. Otherwise,
there would be an unattractive dry basin and a flat field.

Ms. Call requested clarification of the reason for staff's recommendation to delete Lot 1.
Mr. Ridge stated that staff recommended that it be deleted because it appeared isolated from the
remaining lots, is shaped irregularly and is larger than the other lots.

Mr. McCauley stated that they could agree to remove the dry basin concept, leaving it as open
greenspace with some landscaping. They would work with staff on how to modify the other pond
appropriately for the site. However, they do need to have Lot 1 remain. As heard tonight, the
neighbors support Lot 1 remaining in the plan. Although it appears irregularly shaped in the plans,
when completed, it will be as attractive as the other lots. Therefore, he would request that
condition be removed. They have no objection to the remaining conditions.

Ms. Kennedy and Mr. Supelak indicated that they have no objection to Lot 1 remaining.

Mr. Fishman requested clarification of the height of the mounding along Hyland-Croy Road.

Mr. Ridge responded that it would be three to five feet in height and include trees.

Mr. Fishman stated that he would like to see it heavily landscaped, but not with landscaping
material, per se. He would prefer pine trees or something that will achieve an opaque screening.
Ms. Newell stated that a variety of plantings could achieve that.

Mr. Fishman stated that the plan appeared to provide many deciduous trees. He requested that
the applicant commit to making the screening opaque — in whatever way that might be achieved.

Mr. Smith stated that there would be an opportunity for discussion of landscaping details with the
Final Development Plan. They are required to bring back a Final Landscape Plan to the
Commission.

Ms. Newell inquired if the applicant is in agreement with the revised five conditions.
Mr. McCauley confirmed the applicant was in agreement.

Ms. Kennedy moved, Mr. Fishman seconded to recommend approval of the rezoning with
Preliminary Development Plan to City Council with the following five conditions:

1) That the Preliminary Development Plan subarea map be revised to include the
existing storm water management pond in the southeast portion of the site that
is to be redesigned, prior to Council review;

2) That the applicant continue to work with staff to ensure that the street names
and naming method is appropriate;

3) That the applicant work with staff to clarify HOA membership;

4) That the applicant remove the dry basin and add green space and landscaping
within the area, subject to staff approval; and

5) That the applicant provide opaque landscaping in the mounding along Hyland
Croy Road.
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Vote: Mr. Supelak, yes; Ms. Call, yes; Mr. Fishman, yes; Ms. Fox, yes; Ms. Kennedy, yes; Ms.
Newell, yes.
[Motion passed 6-0]

Ms. Newell inquired if the applicant is in agreement with the four conditions.
Mr. McCauley confirmed the applicant was in agreement.

Ms. Call moved, Ms. Kennedy seconded to recommend approval of the Preliminary Plat to City
Council with the following four conditions:

1) That the applicant ensures that any minor technical adjustments and updates
to the plat in accordance with the accompanying Preliminary Development Plan
are made prior to City Council submittal;

2) That the applicant continue to work with staff to ensure that the street names
are approved and indicated appropriately on the plat; and

3) That the applicant revise the Preliminary Plat prior to Council review to reflect
a typical chamfer at the corner of Hyland-Croy Road and McKitrick Road, as
required by Code.

4) That the applicant revise the plat to accurately display the planned 100-foot
right-of-way for Hyland-Croy Road.

Vote: Mr. Fishman, yes; Ms. Fox, yes; Ms. Newell, yes; Ms. Kennedy, yes; Mr. Supelak, yes; Ms.
Call, yes.
[Motion passed 6-0]
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RECORD OF DISCUSSION

City of . . 3 -
Dublin  Planning & Zoning Commission
OHIO, USA Thursday, July 11, 2019 | 6:30 pm

The Planning and Zoning Commission took the following action at this meeting:

1. PUD - Tartan Ridge Subareas D1, E, & F PIDs: 3900140580000,
4000140580020, 4000140581010, 3900140580020

19-049CP Concept Plan
Proposal: Potential rezoning of 24 acres within the Tartan Ridge development to

accommodate the construction of 56 single-family homes targeted
toward empty-nesters and associated site improvements.

Location: On the east side of Hyland-Croy Road, north of the intersection with
McKitrick Road

Request: Review and approval of a Concept Plan under the provisions of Zoning
Code Section 153.066.

Applicant: Gary Smith, G2 Planning & Design

Planning Contact: Claudia D. Husak, AICP, Senior Planner/Current Planning Manager

Contact Information:  (614) 410-4675, chusak@dublin.oh.us

Case Information: www.dublinohiousa.gov/pzc/19-049

RESULT: The Commission reviewed and commented on a Concept Plan application for the potential
rezoning of 24 acres in the Tartan Ridge development to convert the currently permitted uses
of commercial, townhomes, and single-family lots to small, single-family lots for an empty
nester market. Most Commissioners supported the change in use, while others were
concerned about losing the option of neighborhood serving commercial services. The
Commission commented on the dense layout proposed for the site and the lack of integrated
open space, The Commission requested the applicant uphold the architectural character and
integrity of the established Tartan Ridge neighborhood.

MEMBERS PRESENT:
Victoria Newell Yes
Jane Fox Yes
Warren Fishman Yes
Kristina Kennedy Absent
William Wilson Yes
Mark Supelak Yes
Rebecca Call Absent

STAFF CERTIFICATION

Claudia D. Husak, AICP
Senior Planner/ Manager of Current Planning

PLANNING 5800 Shier Rings Road  Dublin, Ohic 43016  phone 614.410.4600 fax 614.410.4747 dublinchiousa.gov



City of
Dublin

MEETING MINUTES

Planning & Zoning Commission
Thursday, July 11, 2019

CALL TO ORDER
Chair Newell called the meeting to order at 6:30 p.m.

PLEDGE OF ALLEGIANCE
Ms. Newell led the Pledge of Allegiance.

ROLL CALL
Commission members present: Ms. Newell, Ms. Fox, Mr. Supelak, Mr. Fishman and Mr. Wilson

Commission members absent:  Ms. Kennedy and Ms. Call
Staff members present: Ms. Rauch, Ms. Husak and Mr. Hartmann

ACCEPTANCE OF DOCUMENTS

Mr. Fishman moved, Ms. Fox seconded, to accept the documents into the record.

Vote: Ms. Newell, yes; Ms. Fox, yes; Mr. Supelak, yes; Mr. Fishman, yes; Mr. Wilson, yes.
(Motion passed 5-0)

APPROVAL OF MINUTES

Mr. Fishman moved, Mr. Wilson seconded, to approve the June 20, 2019 meeting minutes.
Vote: Mr. Supelak, yes; Mr. Wilson, yes; Mr. Fishman, yes; Ms. Fox, yes; Ms. Newell, yes.
(Motion passed 5-0)

Ms. Newell stated the Planning and Zoning Commission is an advisory board to City Council when
rezoning and platting of property is under consideration. For those cases, City Council will receive
recommendations from the Commission. For other cases, the Commission has the decision-making
responsibility, and anyone who wishes to address the Commission on any of the administrative
cases must be sworn in. There are no cases on the consent agenda tonight, and the agenda order
is typically determined at the beginning of the meeting by the Chair.

CASES
1. Tartan Ridge, Subareas D1, E, & F, 19-049CP, Concept Plan

Ms. Newell stated that this application is a request for the potential rezoning of 24 acres within the
Tartan Ridge development to accommodate the construction of 56 single-family homes targeted
toward empty nesters and associated site improvements. The site is on the east side of Hyland-
Croy Road, north of the intersection with McKitrick Road.
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Case Presentation

Ms. Husak stated that a concept plan is the first step with a rezoning to a planned unit development
(PUD). The site is currently zoned PUD and consists of portions of three subareas. The applicant is
requesting a rezoning of 24.5 acres to create a new subarea with unique standards that would
apply to that subarea only, A concept plan is necessary because the proposed rezoning does not
currently meet the Community Plan provisions, which are based an the zoning that was in place
when the Community Plan was updated. The second step will be the rezoning, which will include
a Preliminary Devetopment Plan, Approval of a rezohing occurs by legislative action of City Council,
for which Planning Zoning performs an advisory role. The third and final step is adoption of the
Final Development Plan by the Commission.

Site

On the south of the proposed new subarea is McKitrick Road and one of the subareas within Tartan
West that includes detached and attached condominiums, To the north is Glacier Ridge Elementary;
to the east are Tartan Ridge subareas; immediately adjacent is the alley-loaded area in Subarea
D1, on the west, is the Glacier Ridge Metro Park.

The Tartan Ridge dewvelopment is essentialiy completed; there are few lois remaining. This
narticilas subarea was inciuded in the overall development for Tartan Ridge. The 2005 Ta=an
Ridge zoning included 68,000 square feet of commercial use, a fuel statien permitied as
ronditional use, and restaurant, retail and office. Fourtcen yoars have passed since that zoaing,
and no applicatior or inguiry hes peen made for any commeraa! developrment within the area. Tha
other use permitted immediately adjacent ta the M/ alley-loaded lots was 24 townhouse units, On
the northern boundary, the street could be exterded with six or more single-family tots permtted.
The Community Pan was updated after Taran Ridge was zonea and roficcts the uses that wers
cxoocted gt that time, which inciudes lower density, mixed residentiai (3.0 units/acre! with a
neighborhood retail canter,

Proposal
The applicart is proposing to create a new subareq, taking everything that is romaining out o

those three existing subareas and creating a new subared for mainternarce-free, single-family
homes for emply nesters desiring to downsize but stili prefarsing a nigh-ond living environsent.
The site layout includes streets that weore part of the origingl Tartar Rigge Plan as well as an access
paint on MoKitrick Road to the south. The City is working with Union County of @ roundabout at
Mekiirick and Hyland-Croy Roads, which the applicant has incorparated inte their plan with the
ampie scthback that is typical of Mylard-Croy Road. There ara public street connections throughout
the neighhorhood. The applicart has provided canceptual drawirgs of the Romes, which wili be
ranch ang 1.5-stary homes Lo provide primiarily first floor Gving.

i
i

Architecture

There are a majority of frong loadea garages due to the let sizos and widths, although there are
possipifitios for some side-loagad/courtyard garages. In the current development text for Tartan
Ridge, there are significant architectural requirements and stardards, which are nor sypwcai for any
ather development texts within the City.

Thera is no review criteria for Concept Plan reviews. They arc similar (o Inforimal Reviews, and
therefore, discussion cuestions have been grovided Tor the Comenission. The applicant 15 seeking
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feedback an the proposa! to rezane the site fo a new PUD to eccommodate the proposad
construction of 56 single-famiiy homes and associates site improvemeants,

Commission Questions

Mr. Fishman inquired the size of the sideyard setback.
Ms. Husak stated that detail is not yet determined, However, in Tartan Ridge, the smallest setback
is & feet. Tartan Ridge is divided into estate lots, village lots and more compact lots,

Ms. Fox stated that in the Tartan Ridge development text, the importance of setbacks and
maintaining a rural character along Hyland-Croy and McKitrick Roads was emphasized. 1s the
setback approximately 110 feet, in addition to the 60-foot right-of-way from the centerline of the
roadway?

Ms. Husak responded that the Community Plan currently requires a setback of approximately 100
feat from the edge of the right-of-way.

Ms, Fox inguired if that right-of-way begins at the centerline of the roadway and extends 60 fest.
Ms. Husak responded that the width of the Hyland-Croy Road right-of-way is 100-120 feet,

Mr. Supelak inguired if this proposed development would make a change in the 2005 master plan
far the subareas that were not developed. If so, would the standards for thase previous subareas
be ahsorbed into a new subarea and ultimately, a new PUD?

Ms, Husak responded that the standards wouid not necessarily be absorbed, The standards
currentty In place for the three subareas that the applicant is asking to combine do net translate
to the proposed development. The new subarea would be laid out similarly, however, with
standards for setbacks for the rear and side vards and architectural standards.

Mr. Supelak stated that new subarea standards will be written for this new rezoned area, Will the
rest of the Tartan Ridge standards remain in place for this development, as well?

Ms. Husak responded affirmatively. In the front of the development text are many standards that
apply holistically across the entire Tartan Ridge development, Those standards will need to be
updated, because as currently written, technically, they would not apply to this subarea.

Ms. Fox inguired if most of the standards in the original Tartan Ridge development wodld not appiy
to this new subarea and, i rezoned, the new subarea would not go before the Tartan Ridge
architectural review committee, Many other fems that were defined in the original Tartan Ridge
PUD, such as setbacks, altey use, posts, etc., would not apply to this new subarea. Is that correct?
Ms, Musak responded that is not necessarily the case. Staff has worked with the applicant to include
many of the details that make Tartan Ridge unique; for instance, the individual driveway columns
and hedge along the rear of the sidewalk will be included tn the new subarea standards, Potentially,
setbacks coutd be different, as well as the standards for the garage location in relation to the front
of the homeas. The expectation is that the applicant would subject this architecture to the Tartan
Ridge review committee. One item required in Tartan Ridge is a symmetry in the design of the
homes,; for instance, roofs are not altowed to overlap and forms of buildings must be distinct from
one angther. Staff would work with the applicant to determine if that requirement is feasible in this
new area, as well as window and door placements.

Mr. Supelak stated that in the original 2005 master plan for Tartan Ridge, Baronet Boulevard
extended through the development and connected to Hyland Croy Road; that roadway is not shown
here. Is that determined by the City or the applicant?
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Ms. Husak responded that is primarily determined by how the lots are laid out, Engineering had no
objections Lo the road connection not being continued. They did express concerns with the close
spacing of this intersection and requested that the intersection not extend all the way through.
Washington Township Fire and Engineering had no objections to the proposed roadway iayout.

Mr. Wilson stated that the commercal element is being eliminated in this proposed plan, Is there
a nearby commercial area that can serve this neighborhood as it grows? If the demand is increased
for the current commercial centers, there could be associated traffic issues, Is there any area to
the north in the master plan that might alleviate that potential congestion?

Ms. Husak responded that there is no such site currently within the City of Dubtin. The applicant
can comment on the marketability of a commercial site in this location, Qak Park is experiencing a
simitar issue, and staff is working with them to convert their commercially zoned area to residential,
as well. The closest commercial center to this site is in Dublin Green — Costco’s, Aldi's, ete. Jerame
Village to the north has commercial use included in their plans, but there are many more homes in
that neighborhood.

Mr. Wilson inguired the reasen for the different size lots, some narrower and some wider,

Ms. Husak deferred the guestion to the applicant.

Applicant Presentation

Kevin McCautey, Stavroff Land and Development, 6689 Dublin Center Drive, stated that their firm
owns this property and has been involved with the Tartan Ridge development since the beginning.
Over the fast 10-14 vears, they have met with various retaiters focusing on what o commercial
center in this focation would need to survive. They have also been in communication with many
residents aver the years, whose greatest concern has been the potential retall that was planned
for the future. They have worked on different plans, trying to meet evervone’s objectives, but in
all cases, the residents have strongly abjected. There was aiso a market issue. During the 2009
etonomic downturn, retailers discontinued plans to expand into green sites, and limited their efforts
to infilling current sites. When the market began to improve, the Jerome Village development
occlrred with plans for a large commercial center at U.S. 42. In addition, the new commerclal
development with Costco in Jerome Township drew the majority of retailers. The type of retailers
they would be able to attract to this development wouid be fimited, and there would be
averwhelmingly negative input from residents. After much discussion, they believe the proposed
plan will accomptish the best intent for this area.

Concarning the earlier comment about the lack of connection to Hyland-Croy Road, they nave
repeatedly heard from the residents that they do not want more cut-through traffic through their
neighborhood. There are already three access points into the neighborhood of 225 homes; the
residents do not want a fourth. In addition, there is a New Community Authority in place for the
Tartan Ridge stbdivision that allows them to charge back $800,000 for infrastructure costs to the
residents of Tartan Ridge. The residents in the neighborhood are aiready absorbing the costs of
those three intersection improvemants. The New Community Authority allows them to improve two
more intersections, which would resuit in an additional $800,000 in costs, The residents are not
supportive of the additionai intersections and are requesting that their New Community Authority
costs be reduced. This proposal eliminates a cut-through and & potential of $400,000 in additional
infrastructurs costs. It also climinates the retail to which the residents overwheimingly abjected.

They met with the Tartan Ridge HOA president, with a board member and several residents from
Subarea 5 (the area that would be most impacted by retail}, and conducted an email poll of the



Planning and Zoning Commission
Meeting Minutes of July 11, 2019
Page 5 of 10

Tartan Ridge neighborhood. They believe they have heard from the community as a whole that a
commercial element is nof desired. The neighborhood representatives who have seen the
alternative proposal have respondad pesitively. They appredated the removal of the two potentially
negative elements and the addition of an alternative single-story product in Tartan Ridge. This
product also responds to the City's desire for more custom homebuilding in Dublin, Romanelli &
Hughes is one of the best custom homebuilders in the area. The value of this product will mest or
exceed the product that exists there today. It also will reduce the impact of the excessive amount
of retail in the original plan (68,000 sq. feet) on the Tartan Ridge neighborhood and the
surrounding area by replacing it with 56 residential units. The respaonse from the community to
their propasal has been overwhelming positive.

Commission Questions for the Applicant

Ms. Fox inguired when the poll of the residents occcurred.

Mr. McCauley responded that the online survey was approximately 3 years ago, although there
have been group meetings with residents, and most recently, a meeting with the HOA,

Ms. Fox inguired if this proposed plan was presented to the HOA.

Mr. McCaliley responded that it was.

Ms. Fox inquired if it was the HOA's annual meeting, a large group of residents, or with only a few
residents.

Mr. McCauley responded that they met only with the president of the Tartan Ridge HOA. They also
met with the subset Tartan Ridge HOA for Subarea 5.

Ms. Fox inquired if the HOA president has shared this plan at their website.

Mr. McCautey responded that he is not aware of what communication the president has had with
the neighborheod.

applicant, stated that an important factor to consider along with the proposed site plan is the buyer
profile. The people who are attracted to the Romanelii & Hughes' empty naster product are peopla
from the Dublin area, who have raised their families and want to reduce their home maintenance
respansibilities, They are very mobile, however, and often want to close their Dublin homes for six
months angd spend the remainder of the year in a second home located elsewhere, Consequently,
they prefer to own a home in g community that is maintained for them. They are selliing homes
with significant equity and want to place it in another home that will continue to hold its value.
Fomanelli & Hughes is building a similar product in a3 number of locations; it has been very
successful for them.

fr. Smith indicated that this site layout meets the generous setback requirerments for Hyland Croy
and McKitrick Roads. That will be enhanced with a considerable amount of mounding and
landscaping to screen the development and create a mare rural appearance. There are a variety
of lot sizes to give the community overall variety and to support a variety of Romanelii & Hughes
products of different widths and depths, There are many different home layouts popular with their
buyers, each of which may require a different lot size or depth. This will provide diversity in the
community, Some of the homes have courtvard-style, side-facing garages. They have discussad
with staff the potential for incorporating a variety of setbacks throughout the site to achieve the
divarsity requiremants and maintain the ¢verall theme of the Tartan Ridge community. For
instance, a side-loading garage cauld be set closer to the street than a front-loading garage, They
are also trying to incorporate many of the {andscape cues from the Tartan Ridge community, such
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as the hedge along the street and the columns alongside the driveways. They have and will
rontinue to work with staff on the architecture to ensure that it is compatible for their product and
with the rest of the Tartan Ridge community. There will also be an outside amenity area with a
fireplace, gritt and gathering area for the cammunity. They will appreciate the Commission’s
feedback on the three discussion gquestions posed by staff.

Mr. Fishman stated these houses are small, and a front-icading garage would be dominant. What
percentage of the homes would have courtyard garages?

Mr. Smith responded that no percent has been specified, but they do not envision a high percentage
of courtyard garages. The anticipation is that, to some extent, it would be a buyer-driven decision,
However, if the Board wouid prefer a maximum or minimum be defined, they do not object ta
having that discussion.

Mr. Fishman noted that they indicated there would be a 6-foot sethack. With only 12 feet between
the hames, that would mean a view of a large number of garage doors. He would like to have as
many homes with courtyard garages as possible, as it would make a significant difference in the
view from the street,

Mr. Smith agreed that it would help provide variety in the strest view, which is the intent of varying
the setbacks, lot widths and architectural styles. Diversity requirements are included in the
architectural styles, consistent with the Tartan Ridge subdivision.

In response to Mr. Fishman's question, Mr. Smith indicated that there would be a minimum of 12
feet between the homes and the air conditioning units would be located behind the homes.

Mr. Wilson inquired about the open building design that was included in the packat.

Mr. Smith noted that it was a conceptual image of a park amenity.

Mr. Wilsen induired if the entire development would be connected to the surrounding trail system.
Mr. Smith responded that connections waould be provided to the trail system along McKitrick and
Hyland-Croy Roads.

Mr. Fishman inguired if the homes wotild have fireplaces, as he does not see those indicated on
the conceptual drawings.

lim Ghlin, Manager, Land Acquisition and Development, Romanelli & Hughes, 7077 Sandimark
Place, Westervilie, Chip, stated that Romanelli & Hughes was invited by Kevin McCauley and Matt
Stavroff to provide the services of a high-end custom homebuilder. Their design process begins by
ooking for a theme for the community itself. Their current renderings show a stone and stucco
theme throughout the community. As a custom homehuilder, they provide examples of the styles
of homes that could be built, but every home will be individually designed. As a result, the homes
in this community will be the product of Romanelli & Hughes working with the homebuyers.
Fireplaces are an option in the homes, Most of the homes in this empty nester community will be
1,800-2,500 square feet on the first floor, and all of the homes will have basements, most of which
will be finished. An upstairs bonus room is an option, as well, Staff emphasized the need for
architecture diversity, and they have attempted to provide examples of what they have done. In
regard to the number of courtyard garages, approximately 25 courtyard garages could fit within
this community, many of which would be 3-car garages.

Ms, Fox stated that the original Tartan Ridge plan calted for a village-type setting. This pian departs
fram the opportunity to create that village—type setting and tekes another direction. Was any
consideration given tc adhering to the original concept?
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Mr. Smith responded that this concept does not completety depart from a village-type setting.
There will ba gridded streets and high-quality architecturée ¢consistent with the gverail Tartan Ridge
community. This product would add to the diversity of the community and attract the empty-nester
buyers, who will interact with the other residents and be a part of the village, What will be last is
the commercial element and a coupte single-family homes and townhomes. Those townhomes
departed as rmuch from the village setting as the proposed homes. This ptan does retain the
residential use, which is what fits with the rest of the Tartan Ridge community.

Mr. Wilson inquired if the streets and driveways would be concrete.

Mr. Smith responded that the streets would be asphalt with concrete curbs. The driveways would
be concrete or pavers, hut that ftem is not yet determined.

Mr. Wilson inquired if there is @ hedge and monuments at the front of the lots,

Mr. Smith responded that in the Tartan Ridge community, a hedge lines the back of the sidewalks
in front of the homes, That theme will be continued in this develapment, making it consistent with
what already exists in Tartan Ridge.

Mr. Wilson inquired if this feature would be maintained by the association.

Mr. Smith responded that all of the mowing and maintenance of the apen spaces will be the
respansibility of the homeowner association. The only outdoor maintenance that homeowners
would be responsible for would be that of their small garden spaces.

There was no public cormment,

Commission Discussion

Ms. Newell requested that the Commissioners respond to the discussion questions posed by staff,

Ms. Fox stated that the Tartan Ridae development was an intensive, weltl-planned concepl. The
individuals who purchased homes in this development likely anticipated that it would be completed
according o its original design, It wouid be helpful to know what the majority of the existing
homeowners think about the proposed change in that design. She is supportive of the conversion
of townhomes in the commercial area into single-family ranch homes for empty nesters. Dubiin is
looking for & variety of housing. One of the most attractive features in the Tartan Ridge community
is the sense of a village. She is within the empty nester age group, and would be interasted in
maoving only to samething that provided & walkable, village setting, She would want the view from
her front door to be that of a beautiful courtyard or village setting. In this layout, everything is
immediately adjacent to the other. It is not unigue or different in any particutar way, t looks like
the trending, empty nester home that is being buit everywhere. She belisves there is opportunity
to offer so much more than this. The layout and design are not harmonious with what was designed
in the original Tartan Ridge PUD, which was a unique and attractive design. Mare seniors would
be attracted to houses designed similar to that, She could not support a plan like this, because if,
would devalue the uniqueness of the rest of the development. Most importanthy, the Community
Plan states that in every new development, the opportunity for a live, work and play area be
considered, Retaining the opportunity for mixed uses in this location couid aftract some smait-scale
retail. She has strong hesitation about moving away from the original develapment plan, because
it is becoming increasingly papular to have mixed uses. She understands that some of the residents
have expressed concerns, Dut mixed uses can be achioved in an attractive manner, Even if the
appiicant is convinced that mixed uses are not appropriate here, she is not sure this is the right
design,
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Mr. Fishman stated that he agrees with some of Ms. Fox's comments. However, he strongly
supports “down zoning,” so if it can be verified that the neighbors do not want a commercal
element, he would be supportive of efiminating it. Rather than situating the detention pond in a
corner of the community, coutd the plan be redesigned to use the water as a central focus within
the cornmunity? He has no objection to the proposed architecture, although he also would tike to
see paver sidewalks and driveways and elements that create a village appearance. This plan
appears to have focused on achieving as many houses as possible on the acreage, In essence, he
would prefer a more village-style community with the detention pond located more centrally within
it. It might be possitde to leave a small commercial piece in the plan. Overall, he is supnortive of
this concept, but with a more creative and attractive layout than the typical vertical/horizontal
street grid packed with houses.

Mr. Wilson stated that he appreciates the efforts the applicant has made to acquire the community’s
initial feedback on the proposal. The plan is currently in the preliminary stage. As it moves forward,
will neightors be notified of the project and their opportunities to provide input? The proposed
rezoning seems to be consistent with the input received to date from the neighbors in the
surrounding area. He has no objection to rezoning the site to an empty nester residentiai
community. Jerome Village to the north will provide a nearby commercial area in addition to the
existing commercial opportunities in the area. The development seems o have been enriched on
the perimeter with the lake on one side and a community gathering area on the other. Perhaps it
could be enriched within, as well, by adding smali gathering spaces with benches, landscaping and
interesting features for the residents to stop and enjoy, especially since the HOA will be maintaining
the outdoor spaces.

Mr, Supelak stated that although Commissioners agree that having a small retail shop, such as a
UDF, on the corner is the right touch, finding the right partner for this location would be very
difficult, The originally proposed retail centar was substantially iarger, With the other developments
in the area that will have commercial elements, it would be difficult to attract the right commercial
partners in this location. Consequently, he is supportive of rezoning this site to replace the
commerdcial use with residential, especially if that is consistent with the residents’ preferences. He
can appreciate that from the business perspective, it makes sense to put as many homes as
possible an the site; however, the site layout is much too compact. Homeowners are not going to
want to concede their entire front yard for a driveway that enters and turns out again, The Tartan
Ridge community has standards that limit the number of forward-facing garages. The change
between the community proper and this subarea would be noticeable. He concurs with the
suggestions to use the detention pond differently, lay out the streets differently, reduce the number
of forward-facing garages and concede a few iots. Those changes would ease the cramped
impression, and the proposed development would become more consistent with the existing
community.

Mr. Fishman stated that the applicant has made a good effort with this concept ptan. He believes
that the 25 potential courtyard garages should be required, as well as paver driveways and watks,
elimination of a few lots, and using the water feature creatively. He is supportive of the type and
quality of the housing; however, it needs te lock more like Dublin. He encouraged giving it a more
village feel; curved streets are much more attractive than parallel streets with packed housing. He
urged them to make the community appear unigue and special.
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Ms. Newell stated that she Is supportive of rezoning this area to a PUD. She believes the design is
harmonious with Tartan Ridge if the setbacks are staggerad within the site, as the applicant has
indicated. This architecture character does need to be refiective of what already exists in Tartan
Ridge, which is a unique development within the City. The architecture also needs o reflect that
uniqueness and individuality. In regard to the size of the lots, these are comparabie to other empty
nester developments. Having 12 feet between the homes is greater than some of the other empty
nester commiumnities that have been approved. In regard to the loss of retail, there are some
neighborhoods with a mix of retail that have not proven to be successful long-term. One of those
is Indian Run Meadows; the businesses in that commercial area experience frequent turnover.
While she understands Ms. Fox’s support for retaining a retail use, she also understands the reason
residents do not want that mix within their neighborhood. Where retail uses have existed, they
have struggled and, uitimately, some have become offices rather than retail establishments,

[Ms. Newell noted that Ms, Fox expressed her apologies for departing the meeting early to attend
a Special City Council meeting.]

Mr. Smith stated that they have received beneficial feedback from the Commission. They will review
and consider the suggestions made and return with a responsive application that is mutuaily
acceptable.

VIIi. ADMINISTRATIVE UPDATES

1. Historic Dublin — ARB Code Amendments & Historic Dublin Design Guidelines

Ms. Rauch stated that over a year ago, City Councll directed staff to remave the historic districts
from the Bridge Street District, making the historic districts stand-alone districts with their own
standards. Staff has undertaken an amendment to the Code to achieve that, as wefl as an update
to the Historic District Design Guidelines. This has resulted in some modifications to the boundaries
of the Historic District, The intent is to retain the existing standards to the extent possible. ARB
conducted its first review of the amendments at a Special Meeting on July 10, and staff is preparing
responses to their comments. Public input sessions are being scheduied during the next couple of
weeks. If desired, links to the draft documents can be shared with Commissianers. Tentatively in
August, PZC will see the propascd amendments in a formal review capacity and, uitimately, make
a recommendation to Councit for adoption,

2. Bridge Street District — Code Amendment & Design Guidelines

Ms. Rauch stated that in 2016, City Council and PZC heid a joint work session to identify desired
changes to the Bridge Street Code. Those identiffed were to the Historic South District, existing
commercial signage, and an overall update to the Bridge Street Code, An extensive review process
has occurred including the consultant and stakeholders within the District, and a Bridge Street Code
update and accompanying guidelines have been drafted. A final document accompanied with
graphics wiit be prepared, public input sessions will follow, and witimately, the Commission's review
and recommendation to Council,

Mr. Fishman inguired the northern boundary of the Bridge Street District.
Ms. Rauch responded that it is 1-270.
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Mr. Fishman inquired if thal would be the boundary on both sides of the river.

Mr, Rauch responded affirmatively.

Ms. Husak noted that the Bridge Street District is comprised of 1,100 acres, approximately 6 percent
of the City.

3. 2019 Council Goal — Upgrade of Building Materials

Ms. Rauch stated that at Council's 2018 Goal Setting Retreat, Councii identified the need to obtain
input on its Residentiat Appearance Code from other communities regarding thefr process and
material preferences. Staff has conducted that research and provided information to Coundil
outlining Dublin's requirements versus that of other communities. That information was discussed
at this year's Goal Setting Retreat. Coundi! directed that it be provided to the Commission to
determine if it meets the City's standard or if it should be updated and, if so, what items should be
considered. The City's current Residential Appearance Code was provided in this meeting packet
along with & summary of how it is applied. Much of the City's newer development texts supersede
the Appearance Code, which provides minimum standards for development.

Ms. Husak stated that examples of single-family homes that have been buitt per the City's
Residential Appearance Code also could be provided to the Commissioners. One example exisis on
Brand Road and ancther on the previous Maurer property at 7451 Dublin Road. While the
Restdential Appearance Code provides baseline standards, the Tartan Ridge development text has
the most detailed development standards, If desired, illustrations and photos could be provided to
assist the Commission in its review.

Ms. Newell responded that having illustrations and photos is always helpful, which is why they
shouid be included in PUD texts, Words alone do not always convey the desired message. The
Residential Appearance Code is not included in her OneDrive packet, She and Mr. Wilson have had
issues with their OneDrive information not updating appropriately.

Mr. Wilson suggested that it would be heipful to have examples of the neighborhcods in which the
Restdential Appearance Code has been applied. Commissioners colld visit those neighbarhoods to
view them.,

Ms, Newell suggested that the Residential Appesrance Code could be scheduled as an agenda topic
for the next PZC meeting.

The meeting was adjourned at 7:50 p.m.
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Vote on the motion; Vice Mayer Lecklider, yes; Mr. Reiner, yes; Mr. Keenan, yes,
Mayor Chinnici-Zuercher, yes; Mr. McCash, yes, Mrs. Boring, yes.

Yole on the Ordinance: Mr. McCash, yes; Vice Mayor Lecklider, yes, Mr. Reiner, yes,
Mrs. Boring, yes; Mayor Chinnici-Zuercher, yes; Mr. Keenan, yes.

Ordinance 14-07

Requesting Approval to Change the Name of Scherers Place to Laser L.ane in the
City of Dublin, Chic.

Ms. Brautigam stated that staff is requesting Council postpone this ordinance. Staff had
devised a name, but in checking with Franklin County, it was already in use. Staff will
bring a proposal back on April 9.

Mr. McCash moved to postpone this itermn until April .

Mr. Reiner seconded the motion.

Vote on the motion:  Mrs. Boring, yes; Mr. Keenan, yes, Mr. Reiner, ves, Mayor
Chinnici-Zuercher, yes, Vice Mayor Lecklider, yes; Mr. McCash, yes.

Ordinance 15-07

Accepting the Updated Estimated Average Per Acre Value of Land for Park Fees in
Lieu of Land Dedication,

iir. Hahn stated there are no changes subsequent to the first reading.

Wallace Maurer, 7451 Dublin Road stated that in Exhibit 8, page 2, paragraph 2, line 5,
the word “principals” shauld be “principles.”

Vote on the Ordinance: Mayor Chinnici-Zuercher, yes; Mr. Keenan, yes; Mr. Reiner,
yes; Mr. McCash, yes, Vice Mayor Lecklider, yes; Mrs. Boring, yes.

Ordinance 16-07

Rezoning Approximately 189.57 Acras Located North of the Intersection of
Hyland-Croy and McKitrick Roads, Bordered to the East by Jerome Road and to
the North by Brock Road, From R, Rural, To PUD, Flanned Unit Development
Distriet. (Tartan Ridge - 9756 Hyland-Croy Road - Case No. 05-183Z)

Ms. Husak stated that this ordinance was introduced at the March 5™ Council meeting.
This presentation will focus on the changes the applicant has made in response to the
discussion at the prior meeting. The plan for this development includes various housing
types, large open spaces and a limited commercial area in the southwest corner of the
site. The housing consists of seven different single-family home types and 24
townhouse units in four buildings. Active parks are proposed throughaoul the site and
passive open spaces are primarily located along the scenic road setbacks. The
neighborhood commercial area proposed consists of 68,500 square feet of space that
could be utilized for office, retall and restaurant space. In discussion of the commercial
area, Council identified the following issues: (1) the importance of this area lo be
pedestrian oriented and accessible to bicycles; (2) the proposed location of the gas
station; and (3) development text language requiring night sky preservation. Council
also discussed the potential viability of the neighborhood commercial area.

The applicant has submitted a revised development text that addresses the issues.

1. The conditional use language on page 46 has been revised to include
language stating that the gas station/convenience store will be Incated in the
area depicted in the preliminary development plan, which is located along
Hyland-Croy Road with 2 200-foot setback.

2 The text has also been revised to require a minimum number of bicycle
parking spaces, based on the number of parking spaces provided for
vehicles.

3. The language regarding lighting requirements was also changed, deleting a

reference to the Dublin Lighting Guidelines to state that night sky
preservation is required. Planning will continue to wark with the applicant to
devise a lighting plan for this location, which is near homes and the Metro
Park. That will be finalized during the final development plan phase.
The applicant is prepared tonight to address the viability of the neightorhoad
commercial proposal. At their February 1 meeting, the Planning and Zoning
Commission voted {0 recommend approval of the rezoning with 11 conditions, which are
noted in the Record of Action for that meeting.
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Ben Hale, Jr., representative for the applicant stated that Charlie Driscoll, Edwards Land
Company, is present to respond to Council’s questions. Also present is Robin Larms, a
commercial consultant hired by the applicant to ensure that the proposed commercial
I : area is a viable commercial development. One of the factors Mr. Lorms considered is

the amount of available commercial area west of the river. As part of that, he reviewed
vacancy rates. Qut of 1,300,000 plus square feet, he found 2,000 square feet of vacant
space, which translates into an occupancy rate of $8.973%. Essentially, there is 100
percent oooupancy of commercial space. Mr. Lorms has accumulated some statistics,

E which should help Council te understand that this would be a very viable and successful
commercial development.

Robin Lonms, principal with Inteqrity Resources, Crown Park Court siated that he has
heen asked to render an opinion regarding the potential viability of a proposed retall
development at Hyland-Croy and McKitrick Road. Their practice specializes in retail
development, market analysis and market research. COne of the first steps they took was
to review the occupancy levels of shopping centers west of the Scioto River to determine
the supply/demand relationship. They focused on community and neighborhcod type of
developments, including: Avery Square with Kroger, Perimeter Square with Giant Eagle,
the Shoppes at Athenry, Shawnee Square, Northbridge Village Square and Karric
Square. During the first round of analysis, all the space was accupied except one store.
Subsequently, a bigger space became available in the Perimeter Square and ancther in
Avery Square. The overall market is 98 percent occupied, which is very good. A heaithy
ratio would be 93-94 percent occupied. They then reviewed some demographic studies
within the following polygon: Post Road on the south, Hyland-Croy Road to the west,
Brock Road to the north and the Sciato River to the east. Within those borders, there
are approximately 26,000 pecple. A healthy ratio of refail space is around 28 square

i feel per capila. That calculates to a need for approximately 800,000 square feet of refail
l space. They then evaluated the content of the shopping centers and discovered that

Dublin is far below the recommended commercial space. He described several existing
examples of 800,000 square feat of retall. In the western section of the City, there was
no retail ptanned between the existing retail at Avery Road and Post Road and that \
planned for Jerome Village. That area is experiencing tremendous population growth,

and additional growth is planned. His conclusions were that this site is not only viable, it
would also enhance the quality of life for the existing developments and those proposed.

‘ Mr. Reiner inquired if Mr. Lorms made any observations in regard to the east side of the
river,

Mr. Lorms responded that he has looked at different submarkets in Franklin county —one
is the east side of the river and the Sawmill Corridor. That area has a vacancy rate of 13
percent. However, the Dublin Village Center is included in that database and is a center
that is no longer viable. The Village Square is alsg at risk, maybe a couple of others.
When those are eliminated from the equation, the occupancy is in the low 90"
percentile. Some of those developments should be subjected to an adaptive re-use
study at some point in time.

Mr. Keenan stated that although reviewing that particular area may not have been the
i initial charge to Mr. Lorms, it is interesting to hear his opinion regarding Dublin Village !
! Center. This situation is part of the reason for Council’s reticence to approve additional ¥
retail development.

retail business, especially thaose from out of town, notice immediately the visibility and
signage that H.H. Gregg and Whole Foods have. Those are the necessary

fundamentals for retail. The problem with Dublin Village Center is that, although K
gesthetically it is pleasing, thera is no visibility.

I i Mr. Lorms stated that Dublin is 8 beautiful community; it is well-planned. People in the

: Mrs. Boring stated that when Michael's was forced to leave that center, they did not want !
: to leave that |ocation,

Mr. Keenan responded that he was interested in hearing the views of someone who is
well known for their expertise in the area of retail development.
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Vice Mayor Lecklider inquired his views about Perimeter Center, which is virtually full,
although it is situated behind gas stations, banks and fast food restaurants. In addition,
thera is no signage for it on Avery-Muirfield Road. Why is this so successfui?

Mr. Lorms responded that it is due to the issue pointed out tonight — there is pent-up
demand for retail on the western side of the river,

Vice Mayor Lecklider stated that it is not then entirely a signage-related issue.

Mr. Lorms responded that it is part of it. There is an anchor tenant, Giant Eagle, which is
a draw lo the center. There is also a regular, sustainable patronage of customers who !
live in that area and shop in that area. The Sawmill Corridor is a regional location, with i
customers coming from Upper Arfington, Worthington and beyond. Anchor tenants in
the Sawmill Carridor demand and receive a lot of visibility and signage. The retail at
Avery Road and Post Road is a community center,

IMrs. Boring stated that there are many communities that do not have extensive signage,
yet they have a draw to regional centers. For example, in Raleigh, North Caralina, the
Lowe's store has poor visibility, yet good business volume.

Mayor Chinnici-Zuercher inquired if Mr. Lorms’ formula takes into account the type of |
commercial development. Presumably, it is not based entirely on square footage and ;
population but dependent upon a business that is of sufficient interest to the residents. |
Mr. Lorms responded that is absolutely trug. Itis analogous to the hotel industry.  For !
example, a healthy occupancy rate for hotels is 70 percent. If an interchange study is
conducted and the results indicate that the hotels have a 60 percent occupancy, the
conclusion could be that there is not enaugh demand for ancther hotel. However, if all of
those hotels are an older format hotel, three to four newer format hotels could come in
and achieve a 90 percent occupancy. Itis the same with a retail business. The right
retail, right configuration and right mix of tenants ¢an achieve great success in an area
with 15 percent vacancy. It is possible to build a new center and achieve 100 percent
occupancy because the other retail is not meeting the market demand.

Mayor Chinnici-Zuercher stated that Council's concern is with having another center with
issues such as the Dublin Village Center.

Mr. Hale stated that is a legitimate concern. If this Tartan Ridge center is built, will it
take tenants from another center and leave that center ernply?

Mr. Lorms stated that is a valid concern. If there is a market with 500,000 square feet of
space of which 100,000 square feet is vacant, and the trade area can be defined
concisely, the vacancy is probably due to over supply. Adding mere generic space could
present a problem, unless it was for a very unigue product or a missing niche. In the
subject case, there is no space and everything is full. The simple formula Is if the supply
is full and the demand is growing, if the space is well done, well designed, and well
lacated in the midst of existing population, then from whom would the new retail extract i
business? In this case, there is no other retail in the area.

Mrs. Boring stated that she does not understand how the Sawmill Road regional retail
relates to this discussion. Aside from that, she does not want to see any retail drawn i
away from the community retail area located at Post and Avery Roads, even though
some customers may need to drive more than a few minutes to access it. If three
additional refail centers are added to the equation — Jerome Village, Oak Park and
Tartan Ridge -- how do the numbers compare? ,
Mr. Lorms stated that even with three additional retail centers added to the database, i
with the population growth anficipated, the City will continue to be under-supplied. ‘
He clarified that with the Sawmill Rocad exampie, he was attempting to respond to the ;
distance factor — the distance between Henderson and Reed roads to Powell retail '
would equate to the distance batween Jerome Village and the Avery/Post Road retail. ‘
]
E

Mr. Hale stated that the applicant has been working with staff on a final development
plan for a portion of this site, that should be completed within a few days. The first
phase will be built around the park because it is exceptionally important to the
development and extends to the school. A road will be constructed and extended to the
school.
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Kimberly Clavin, 7667 Brock Road, Dublin stated that most of her paints are recorded in
the public comments section of the Planning and Zoning Commission minutes.
However, she would like to emphasize the foilowing points:

I _ (1) The entryway. It would make more sense to line up the Tartan Ridge entryway to

make it fully aligned with Jerome Village. The present location isn't feasible, as

there is only 530 feet between the two -- not enough for two left turn lanes.

Vehicles will be at risk for a collision. They requested that the plan be revised to ‘

address that, but it remains unchanged in the plan before Council. ,
(2} Water. There are drainage tiles throughout the field where they plan to build ‘

upon. When they presented their concerns at the Planning and Zoning
Commissicn meeting, the developer indicated that they were aware of the issue
and had some plans to address the issue. However, the residents have not seen
any plans and are concerned. The developer did indicate that if any of the
neighboring properties were impacted in the future with water problems, they
would remedy those situations. But the neighbars are not comfortable with that
statement. How long would it take before evidence of a problem is seen, and
then how much longer to address it? Presently, following a rain, there is a lot of
standing water in that field. In addition, part of that water is septic. There are 15
neighboring homes on septic systems and wells, and some of the systems are
leaking. There will be some water purification needs. She had heard that the
stormwater drain-off is intended to drain into the pond, but it would not be wise to
have septic water draining into the ponds.

{3) Utilities. No utilities have been planned for the 15 homes in that vicinity, which
currently have well and septic systems. They would be interested in tapping into
City water/sewer lines.

{4) Retail. At the Commission meeting, the residents inquired why the retail is being
planned for the southwest corner, rather than the southeast. The neighbors want

to preserve the look of Glacier Ridge Metro Park, which is one of natural beauty.

Coming over the crest of the road on Hyland-Croy in front of Glacier Ridge, one

sees Glacier Ridge on the left and now will see retail on the right. 1t would be
more appropriate to place the retait on Jerome Road. The plans are 10 widen
both Hyland-Croy and Jerome Roads to 80 feet, so they would be able to handle
a similar amaunt of traffic volume.

{5) Convenience store. Surely, the Tartan Ridge people are not happy about the
proposed convenience store immediately across the street from large, expensive

! single-family homes. In addition, two other retail centers are already planned for

: this area. Jarome Village has an entire city planned, with a significant amount of

retail. There is no need for retail on this corner immediately across from the
Metro Park. The residents want to preserve the natural look of the area.

{6) What are the plans to eliminate the "eye sores” — the water towers, consiruction
dumpsters, ete.

She noted that the revisions to the retail area seem to indicaie that the parking has been

changed to make it more parking friendly. That is much appreciated.

Mr. Reiner ingquired about the leech fields and septic systems. Did the applicant
purchase the back portions of the properties? |s that why the leech fields are protruding
into the applicant’s property?

Ms. Clavin responded that her neighbor would be able to respond to that. |

Greq Theodoere, 7651 Brock Road stated that all the stormwater run-off in that area flows |
l fo Brock Road, and most of it acrass his back field. The proposed entry to this I

development from Brock Road is along the edge of his front yard. The developer plans
to take part of his yard for that entryway. Unfortunately, this land is part of the flow path.
There are two miajor retention sites for all of that area along Hyland-Croy Road. Last
week, the field was a river. All the leech beds in that area drain into the water flow and
inta that field — right into the proposed entryway from Brock Road.

Mr. Reiner stated that, hopefully, the ground is absorbing it.

Mr. Theodore responded that it typically does, but when the ground is frozen, the water
j coming from the leech beds flows across the ground.

Mayor Chinntci-Zuercher stated that it is her understanding the issues were addressed
at the Planning and Zoning Commission meeting, but she would like Mr, Hale to
respond, as they seem to be significant.
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Mr. Hale stated that they had a private meeting with the residents, which their engineer !
attended. They also had meetings with the Union County Engineer. As a result, the g
plans for the access road have been lined up with the Jerome Village entryway. Also,

they have evaluated the site carefully in context with the surrounding area, and their .
engineer has identified two inlets that are bringing in the water. He has also calculated |
the volume of water flow, and the pipes are being sized sufficiently to pick the water up |
and transport it into the pond system at the same rate as oceurs today. The i
neighberhood meeting was very beneficial. The residents were able to sensitize the
developer to some things they believed were occurring on their properties. Their
engineer has preliminarily reviewed that drainage and has assured the developer and
the residents that the pipes will be sized sufficiently to remove the water at a reasonable i
rate. In compliance with the Dublin Code, they will also clean the starmwater befare it 15

released from their site.

Mr. Reiner stated that this is a tiled farm field, which appears tc have functioned well for
the farmers. Does the developer intend to intercept that water along the property line
with a swale system?

Mr. Hale responded that their engineers have identified two inlets that are the source of
the problem, and according to the topography maps. they appear io be the only cause.
However, the neighbors have siated that they believe the water is coming from more
than those twa inlets. Therefore, the developer has agreed to investigate that question ‘
further. Regardiess, there will be sufficient storage on the site to hold that water, and
they believe they have sized the pipes sufficiently to remove the water. If not, they will
increase their size. Although their preliminary development plan indicates that they will
be able to handle the water runoff, they are required to complete a full stormwater review
in conjunction with the final development plan.

Mayor Chinnici-Zuercher referred to the neighbors' request to tap in to the City water
and sewer lines. Will this be set up so that they can tap in, if they so choose?

Mr. Hale responded that with the water tank located in this area, there is sufficient
capacity. They have infermed the neighbors that the first step for them would be to
annex to the City of Cublin. They have offered to facilitate that for the residents at no ‘

cost. If all the neighbors would agree 1o the annexation, the developer will take care of
the costs of the annexation application an a one-time only basis. If annexed, they wouid
be able to tap into the City’s water and sewer lines.

|
Mr. Reiner inquired if the developer has addressed the effluent issue. The water is I
“sheeting” toward this new subdivision and it is carrying effluent. How would the City's
water purification requirements address the effluent?
Mr. Hale stated that there are some water issues on the individual properties. They
anticipate the problems wil! improve with the over-sized pipes. Presently, some of the
water is being blocked from draining. Sheet flowing is a sign of a back-up. Hopefully,
their septic systems are functioning, but the residents would be welcome to tap in upon
annexation. However, their studies do not indicate that they are receiving much effluent. i
Most of the houses are set far back from their property lines. In addition, there are
intervening ponds that help to clean it

Mr. Reirer stated that the stormwater management of this plan is extremely important.

|| When these houses are constructed, the developer should pay particular attention to the
. plans. Council does not want to have the residents coming ta the City in 5-7 years with

‘ complaints of water ponding in their vards.

- Mr. Hale agreed. However, there are clearly broken tiles on the site that appear to have I
been broken for some period of time. ‘

Mayor Chinnici-Zuercher clarified that the Oak Park retail will be comprised of small
shops, similar ta the plans for this development. She is not aware of any big box type
retail planned in Jerome Village. Perhaps thal is located on a site much further south,
where a property owner is interested in pursuing zoning for big box retail through Jerome
Township.

Mr. Hale responded that another big box retail development has been zoned to the west
of US 33, north of Post Road on the Skilken property. Jerome Village has a portian of
big box retail in addition to the neighborhood retail, but it is a long distance from the
Tartan Ridge development.
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Mayor Chinnici-Zuercher stated that she did not have the map in her materials that
shows the driveway realignment.

Ms. Husak stated that Council received the same packet that was provided to the
Planning and Zoning Commissicn in regard to the preliminary development plan. The
plan that Mr. Hale referred to was shared with Planning staff in conjunction with the final
development plan that they have been working on. [t is not part of these materials.

Ms. Husak added that the realignment was addressed by Condition #7 in the Record of
Action, regarding "access coordination.”

Mr. McCash requested clarification regarding the phasing of Subarea F. The intention is
to create some sort of architectural edge for Subarea E, the other townhome compenent.
However, as it reads, the gas station and the coffee shop could be built there and it
would create the necessary architectural edge. Or is the intent actually to develop the
two buildings that are closer to the entry?

Mr. Hale stated that it is the intent. |t would be unusual to build it all at one time, unless
there wera tenants, but most of the infrastructure would be constructed up front.

Mr. McCash stated that he recognizes that, but the text reads that the gas station, coffees
shop and other components on the northeast corner would he built, but the adjoining
Subarea E retail may not be built for several years down the road. At that point in time,
there could be issues with the property owners when that is submitted for final
development plan approval. The intention was to build the retail along with the
residential structures, but that is not reflected in the text on page 50, paragraph M. The
coffee shop and car wash have no direct connection to any of the residential
compongnts there from a buffering standpoint,

Mr. Hale stated that what they were trying to convey is that by committing to 32,500
square feet, they were making a substantial commitment for the first phase. The
question is in regard to how much architecture is necessary to make it a reality for the
residents; 32,500 square feet of building development should be sufficient.

Mr. McCash noted they could then have a CVS and a gas station,

He notad that the cencem is to avold having the retail back up against the residentiai
area, such as the "Shoppes at Athenry” situation.

Mr. Hale responded that he discussed that situation with Mr. Driscoli, and he has
indicated that he would be willing to agree that the townhomes would not be constructed
until the first phase of the commercial campeanent has been built,

Mrs. Boring inquired about the square footage of the Shoppes at River Ridge.

Ms. Husak responded that it is 105,000 square faet.

Mrs. Boring inquired the square footage of the Mary Kelley's area.

Ms. Husak responded that it is approximately 40,000 square feet, which includes the
UDF and the daycare center.

Mrs. Boring inguired the number of miles between the Jerome Village shopping center
and the proposed retait center.

Ms. Husak responded that they are approximately five miles apart.

Mr. Hale noted that the Union County Engineer has indicated that the first step for them
is to build a roundabout at Brock Road and Hyland Croy and they will build Jerome Road
to the north. They will initiate the development on the south end.

Mrs. Boring inguired the distance between this shopping center and Qak Park.

Ms. Husak responded that it is approximately one mile apart.

Mr. Reiner inquired if this development is essentially what Council abserved in the field
trip to Franklin, Tennessee.

Ms. Husak responded that much of the development standards for the Westhaven
development in Franklin were developer driven. Staff consulted the Westhaven booklats
ta determine what they did to achieve those architectural results, but the booklets did not
include much detail. These development standards, on the other hand, have been
meticulously created to require architectural detail to a level not previously seen. It
shoutd achieve the same resulls that were observed in Franklin.

Mrs. Boring inquired if there are alieys in this development.
Ms. Husak responded affirmatively.
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Mrs. Boring stated that Ms. Salay is not present this evening, but at the lagt meeting she
had inquired about the landscaping requirements for alleys to achieve the results

, cbserved in Franklin. . _ .
l Ms. Husak stated that staff noted the concerns expressed by Council on that field trp,

and they attempted to address those details thoroughly in the final development plan —
fencing locations, mailbox locations, how areas are landscaped, the length of driveways,
etc.

Mrs. Bering stated that if those requirements are not included in the development text,
they may not occur. For example, if it is not stated that the alleyways must achieve a
certain landscaping level, it will not occur.

Mr. Hale suggested that could be added as a condition.

Mrs. Boring requested appropriate language for such a condiion.

Mr. Hale suggested that it could state that the alley design, landscaping and fencing be
enhanced and subject to staff and Planning Commission’s final review.

Mr. Keenan stated that he had received several inquiries about the service station,
specifically, the screening of the gas pumps. .

Mr. Hale responded that the service station would be totally interior to the site with a
200-foot setback from McKitrick Road. There is a substantial landscaped island in that
location, and there are trees along the stregt, This use will be exceptionally well
landscaped, but the most effective screening is the fact that it is interior to the site. In
addition, this is a small, six-pump operation.

Vice Mayor Lecklider stated that he is very supportive of this plan. He is hopeful that the
architectural style will be a “break through” for this community and Central Ohio.
However, the retail component does concern him. He requested clarffication of Mr.
McCash's concern regarding a CVS store on the comer,

Mr. McCash responded that his earlier understancding was that the corner building would
have a retail component of a coffee shop, but he realizes it is more of a size appropriate
fora CVS.

Mr. Hale responded Mr. McCash is recalling a building of approximately 10,000 square
feet that would have a lake view.

Mr. McCash stated that his recollection was that the corner building was to be a coffee
shop, as he specifically expressed a concern that the corner building not be a pharmacy
or gas station. It seems that will now occur.

Vice Mayor Lecklider states that he wants to be certain he understands the text. The
text precludes drive-throughs for a restaurant, but does not preclude a drive-through in
connection with a pharmacy or a dry cleaner. Therefore, the text does permit a major
pharmacy on this comer, including a drive-through.

Mr. Hale responded that is correct. However, the drive-through component would
require a conditional use. |t is a prohibited use for a restaurant and therefore, restaurant
drive-throughs.

Vice Mayar Lecklider stated that at any other location he would be less oppesed to a
pharmacy location, but there is a beautiful Metro Park located immediately to the west of
this site, The image of a major retail pharmacy on that southwest corner with a small
gas station to the interior does not seem to complemeant the park, in which the City has
made a very substantial invesiment. Regardless of whal type of architecture is used or
how well it is landscaped, he does nat like this component of the plan.

yet another building with black or white spandoglass windows. It defeats the architectural
attempis.

I Mr. McCash stated that these pharmacy buildings typically have no windows, so it will be

Vice Mayor Lecklider stated that he observes other [ocations in the vicinity where the _
residents would have easy access ta gasaline. He believes there is a gas station at US ;
33 and S8R 42. The proposed interchange at Mitchell-DeWitt provides another ;
! opportunity for & gas station. In summary, there are several other options for gas
' stations. and a gas station in this location does not fit the character of the area.

Ms. Husak stated that it is consistent with the Land Use Principles, regarding "providing
neighborhood services in convenient locations.” They had heard from some neighbors
I that there was a need for a gas station in this area. The retail space on the corner could
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be a pharmacy or a small-scale grocery store, but 20,000 square feet is the maximum
area any tenant can have in this center. Different uses could be accommodated there.

Mr. Hale stated that they would like to believe it will he a mix of uses that people want
and will come to the center to use. This is a small, crossroads type of village. itisa
neighborhood shopping center, and it has to have some destinations in order to be
successful. They are interested in securing a small grocery store for this center, and it
may be located on the cormer.

Vice Mavor Lecklider stated that he does net disagree that pharmacies, gas stations,
and grocery slores are necessities of life, and he could likely support them in any
location other than across from the Metre Park.

Mr. Hale stated that for both the residenlial and commercial architecture for this
rezoning, they retained an extraordinarily talented architect, Brian Jones. Mr. Jones has
been an integral part of this effort, and he has created some unigque designs. He is out
of town and could not be present tonight.  In terms of the residential architecture, Mr.
Hale noted that he has never been involved in a rezoning with this level of architeciural
commitment for both the commercial and residential areas. When they return with the
final development plan, they are expected to bring extraordinary architecture as depicted
in the renderings shown tonight.

Vice Mayor Lecklider clarified that what Mr. Hale is showing tonight is the commercial
architecture.

Mr. Hale responded that the same architect 1s doing both pgrlions of the project.

He then pointed out the various portions shown on the renderings.

Mrs. Boring stated that she is also struggling with the need for grocery or gas stations in
this location. She has had no e-mails from residents expressing the need for such
facilities in this area. Her desire for the area across from Glacier Ridge Metro Park is
not for what is being proposed in the commercial portions. Previously, Council had
discussed their desire for a rural look in this area to complement the Glacier Ridge Metro
Park. She is hesitant about the gas station portion of the proposal.

Vice Mayor Lecklider asked if Council Members have any response to Mrs. Boring's
comiments.

Mayor Chinnici-Zuercher responded that she is relying upan this extraordinary
architecture presented throughout this process. Her expectation is that the commercial
will be something very different from what has been built previously in Dublin and that it
will complemnent the area in question. While she does not disagree philosophically with
the comments about the gas station, she persanally has concems about the distance
people must drive from some areas of Dublin to access a gas station. Therefore, she is
hopeful that, based upon what has been shown in the renderings, this will mest
Council's expectations,

Mrs. Boring stated that the drawback is that signage is needed at a gas station to inform
the consumers of the prices. While the architecture and the landscaping may be
extraordinary, a sign is needed for a gas station.

Mayor Chinnici-Zuercher stated that she does not recall signage displayed on Avery-
Muirfield Road for the BP and Shell stations.

Vice Mayor Leckiider responded that BP actually does display the price on Avery-
Muirfield Drive.

Mr. McCash noted that the gas station component is a conditional use in this proposed
plan; it is not a permitted use. He has less concern with it, due to the fact that it is a
conditional use, further, because of the setbacks, there should not be an issue with the
signage. From the architectural standpoint, he is more concerned with the free-standing
outbuilding on the end versus having a more integrated companent within the entire
center. He remains concerned with the drive aisle that runs through it, separating it and
:'nakipg it a free-standing structure. His concern is not with a pharmacy use, but with its
ocation.

Mr. Hale stated that somewhere on this row, a break is needed in the building to
penetrate to the parking lot. [t doesn't necessarily have to be in that location.
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Mr. McCash suggested that the break be closer to the main eniry with some screening.
This structure should be more part of the fagade and streetscape. _

Mr. Langworthy responded that staff has asked the applicant to consider reconfiguring
I i this commercial area to make more of a downtown street, with parking in the interior and

no parking on the Hyland-Croy side, and making the drug store be integrated as part of
the focal point. A similar area was visited in North Carolina, and he has provided the ‘

applicant with that concept — with a goai of having it integrated intc a single unit, as a
small downtown setting. H

Vice Mayor Lecklider asked how the drive-through wiil be accommodated.
! Mr. Langworthy responded that it is not connected as a building, it just appears ‘
‘ connected as a center. They have not seltled on the location for a drive-through at this
‘ time. By the time the redesign is done, there will likely be some other reconfiguration for
the drive-through. it will be part of the final development plan. Mr. Langworthy
‘ summarized that staff believes the concern about integrating the center can be
addressed.
Mr. Hale added that Council can certainly add a condition regarding integration of the
buildings.
Mr. Mc?:ash noted that he would prefer it be part of a multi-tenant building versus a free
standing, outbuilding piece.

Vice Mayor Lecklider asked staff if a drive-through can be created that would not be
visible from Hyland-Croy or the readway to the sauth, that is virtually entirely internal.

Mr. Langworthy responded that this is possible. There is no reason for it to be visibie
from the road. Even if it were on the roadside, it would be difficult to identify it as a drive-
through because of the setback and landscaping.

Vice Mayor Lecklider stated that the 200-foot setback is not as large as some peaple

may envision.
; Mr. Langworthy agreed, noting it must be supplemented with landscaping.

Vice Mayor Lecklider asked if a car wash is a prohibited use.
Mr. Hale responded it is not a permitted use.
Vice Mayor Lecklider asked that the applicant list the car wash use as a prohibited use.
Mr. Hale agreed to do so.
Mr. McCash added that a car wash does not fall under the definition of “outdoor service
: facility." This issue has come up with previous rezonings.
i Mr. Hale added that this is a small gas station comprised of three double pumps.

Mr. Reirer agreed with a previous comment regarding the nged {o drive a distance to
access gas stations. If the rission is to build future town centers that are pedestrian
friendly and move traffic off of the roads, it is important that this center include a gas
stafion to serve the nearby residents.

Mr. Reiner noted that the Franklin project was developer driven and has fabulous
architecture and tight controls. COne thing that impressed him in Franklin was the frontal |
elevations, with shadow patterns and relief on the structures. In this development, it

appears that vinyl and PVC components are permitted. In view of Council and Planning
Commission's mission for high quality, was there any discussion of this architectural

detail at the Commission hearings?

Ms. Husak responded that there was discussion about the regulation of the architecture
internal to this development by an architectural review committee, similar to what has

. been done successfully with Tartan West., There was also mention of the City having !

this bock as a guideline for reviewing elevalions as they are submitted,

Mr. Hale noted that their architect provided pictures in the book about the right and
wrong way to do various architectural details for the development and massing
elements. There is also a section regarding gales, hedges and walkways. They have
provided guidelines for [ayering the various levels of architecture and landscaping. To
; the extent possible, they have demonstrated all of this in the guidebook for the :
development. f

Mayor Chinnici-Zuercher noted that Ms. Clavin asked about the dumpsters and how they
will be screened. Dublin has sirict guidelines about these and staff can review the
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requirements with her. The applicant will be held accountable to the Code in this regard.
There are also Codes about permitted hours for trash pick-up.

Mrs. Boring asked about page 46, under 3(c), Conditional Uses, where the language is
ambiguous. It notes, “gasoline service station, provided that no more than eight {2}

; fueling positions shall be permitted.” Other language states, “In the event that a gas
station is allowed as a conditional use ...." This needs to be clarified to denote that a

gas station needs approval as a conditional use.

Mayer Chinnici-Zuercher suggested that a motion be formulated to address the issues
regarding the alley landscaping, prohibiting the car wash use, and addressing {he
integrated strestscapea issue,

i Mrs. Bering stated that her intention in regard to the gas station is to limit it to four
double pumps, but eliminate the language “shall he allowed™ in the text and clarify that it
i5 a conditional use.

Mr. McCash moved to approve Crdinance 16-07 with the conditions that the text
ianguage be revised to eliminate the language “shall be permitted” from the conditional
use section in Subarea F; that enhancement of the afleys with landscaping be addressed
as part of the final development plan approval process; that at the final development
pian stage, further consideration be given 1o the layout of the neighberhood commercial
area, such as integrating buildings versus free-standing single-use buildings and
creating a town center with a streetscape; and that the list of prohibited uses in Subarea
I be revised to include car washes.

Vice Mayor Lecklider seconded the motion.

Mr. Hale indicated that the applicant is in agreement with the additional conditions.
Vote on the motion; Mr, Keenan, yes; Mr. Reiner, abstain; Mrs. Boring, yes; Mr.
McCash, yes; Vice Maycr Lecklider, yes; Mayor Chinnici-Zuercher, yes.

Mrs. Boring asked as a matter of record why a member abstained from voting.
Mr. Smith responded that it is the Chair’s discretion to ask for the reason for the

abstention,

Mayor Chinnici-Zuercher asked Ir. Reiner tg indicate for the record his reason for
abstention.

Mr. Reiner responded that he believes that one of the companies he owns may have
dealings with one of the investors in this project and so he chose to abtain. He is not
certain of this, but abstained far this reason.

Mr. Hale added that Mr. Edwards is an investor in this development, and Mr. Edwards is
also an investor in separate entities — primarily apartment entities. Mr. Reiner has partial
ownership in these.

Mr. McCash noted he is confused, as Mr. Reiner participated in this discussion.

Mayor Chinnici-Zuercher asked the Law Director for his opinion, given the fact that Mr.
Reiner participated in the discussion,

Mr. 8mith stated that if a Council Member believes he or sha has a conflict, it should be
set forth at the outset and the member should ask to be excused from the deliberations.
If @ member has a conflict, they should not try to influence the vote or the content of the
projecl,

INTRODUCTION/FIRST READING — ORDINANCES

Ordinance 1707

Amending Sections 153.002, 153.071, 153.072, and 153.210 of the Dublin Codified
Ordinances Regarding Residential Driveways. {Case No. 06-133ADM)

Mr. Keenan introduced the ordinance.

Judson Rex, Planner stated that this ordinance is related to the regulations regarding

! residential driveways. The purpose is to establish clear guidelines for the design and

' placement of driveways within the City's residential neighborhoods. The staff report

: indicates that the Planning & Zoning Commission reviewed the proposed ordinance both
in November of 2006 and in February of 2007. At the November work session, the
Commission provided input in response to several specific questions from staff. This
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Mr. Hammersmith responded that it is a public street.

Mr. McCash inquired what other businesses are located on this street. This
business is called LSP Technolegies. Would the City essentially be naming & street
after one business?

Mr. Hammersmith responded that the City tries to avoid such situations, LSP
Technologies is the only business addressed off this street. The other two
businesses — the former administration building for Washington Tewnship and the

property to the west are addressed off Shier Rings Road.

Mrs. Boring stated that mast of the street names in Dublin have either historical
significance or are Irish-based. "Laser Lane” doesn't seem appropriate.

Mr. McCash inquired about the focus of LSP Techrologies' business.

Mr. Hammersmith respended that he believes it relates to laser technology.
Mr. McCash suggested that the City identify a name that is Irish and unique,
remaining consistent with Dublin’s pelicy for public streets.

Mayor Chinnici-Zuercher stated that it would be preferable not to use a name directly
related to the industry that is presently lecated on the street.
Mr. McCash agreed, as this is a public street.

Mr. Hammersmith stated that staff would research an appropriate name.
There will be a second reading/public hearing at the March 19 Council meeting.

Ordinance 15-07

Accepting the Updated Estimated Average Per Acre Value of Land for Park
Fees in Lieu of Land Deadication.

Vice Mayor Lecklider introduced the legislation.

Mr. Hahn stated that the City Code requires that the estimated average per acre
value of land for park fees must be updated every two years, based upon the
recommendation of a qualified land appraiser. The appraiser has determined the
raw land value to be $41,500, identical to the per acre value established for years
2005-2006. The appraiser attributes the lack of value increase to the weak housing
market.

Vice Mayor Lecklider stated that he is surprised that the City's land value has not
increased, particularly in view of the $38C,000 price Dublin recently paid for slightly
mere than one acre of land along Tuttle Crossing Boulevard.,

There will be a second reading/public hearing at the March 12 Council meeting,

Ordinance 16-07

Rezoning Approximately 189.57 Acres Located North of the Intersection of
Hyland-Croy and McKitrick Roads, from R, Rural District to: PUD, Planned
Unit Development District. (Case 05-183Z — Tartan Ridge — 9756 Hyland-Croy
Road )

Ms. Husak stated this is a rezoning application for 189.57 acres located north of the
intersection of Hyland-Croy and McKitrick Roads, bordered to the east by Jerome
Road and to the north by Brock Road. This requests a change in zoning from R,
Rural District to PUD, Planned Unit Development District. The proposed PUD
zoning allows for a development of 248 single-family lots, 24 townhouse units,
approximately 68,500 square feet of commercial space and 69.14 acres of open
space.

On February 1, 2007, the Planning and Zoning Commissicn voted to recommend
approval of this rezoning with 11 conditions. The proposed development will be
located north of the existing Tartan West neighborhood and the recently approved
Oak Park development. To the west is Glacier Ridge Metro Park, The concept
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plan for this development under the name of Bantry Green was reviewed by Council
in November 2005, and the Planning and Zoning Commission has reviewed
proposals for the site throughout 2006, The Commission discussed a more neutral
housing variety, a high-guality four-sided architecture, and the proposed location of
the retail area. The site is heavily wooded and includes streams and ponds. The
existing natural features have been incorporated into open spaces and park areas.
There are seven subareas, each of which is described in the development text. One
interesting restriction is that all garage door orientations must be away from major
roads and open spaces. The text also provides flexibility for a substation of the
Washington Township Fire Department to be located in an area north of Glacier
Ridge Elementary School. The text also sets standards for the open areas around
the development, including gates and gate posts at the front of the homes and brick
walkways from the front door of the homes to the public sidewalk. A hedgerow is
proposed along the front of all the units.

Ms. Husak described the open space characteristics. The Planning Commission
recommended that in the Final Development Plan, additional open space be
incorporated into Subarea D2 te connect the north and south open space areas.
She then reviewed plans for a retail/commercial component in the development,
which will be located at the corner of Hyland Croy and McKitrick Roads. She noted
that this plan encourages multigenerational living and interaction by offering various
housing types and public gathering spaces.

Mayor Chinnici-Zuercher inquired about the Planning Commission’s condition
regarding pedestrian connectivity.

Ms. Husak responded that the condition specifies that the retail/fcommercial area be
redesigned to provide on-street parking in order that the area will be more walkable.

Mayor Chinnici-Zuercher inguired about the gas station location on the development
pian.

Ms. Husak stated the gas station/convenience store will be located within the
commercial area in the southwest area of the development near the
McKitrick/Hyland-Croy intersection,

Mayor Chinnici-Zuercher inquired regarding the size of the setback from McKitrick
Road.
Ms. Husak responded that it is 200 feet.

Ms. Balay noted that this is not the typical gas station layout, as it will be set back
from the road 200 feet, will not be located on a street corner and will be obscured by
landscaping.

Mr. McCash stated that the pumps wilf also be internally oriented behind the
building.

Ms. Salay noted that the gas station is a conditional use. She requested clarification
of the meaning and what criteria must be met before it could be approved for this
neighborhood.

Ms. Readler responded that she did not have the review criteria at hand, but there
are approximately ten criteria that a conditional use must meet before approval is
granted by the Planning and Zoning Commission. The conditional use criteria

‘ centers around the impact that the use will have on the surrounding properties. That
needs to be mitigated in order to obtain conditional use approval.

‘ Mrs. Boring stated that when a conditional use is included in the text, it can imply it is
' a conditional use that will be permitted with the development. How can this
implication be avoided?

\ Ms. Readier noted that it was moved out of the permitted uses.

, Ms. Husak added that page 46, #3 - Conditional Uses, clarifies that issue.
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Mr. McCash stated that the argument exists regarding the legal parameters of &
conditional use. Is it a permitted use subject to certain criteria, or is it not a permitted
use whatsoever?

Ms. Readler responded that a conditional use is not a use as of right. The criteria
must be satisfied before obtaining approval. It is a contemplated use upon which
restrictions can be placed.

Vice Mayor Lecklider stated that the gas station is a conditional use within a fairly
large subarea, If this conditional use is ultimately approved, what guarantee is there
that it will be located on the site as presented tonight?

Ms. Husak responded that any subsequent application for this use would have to
adhere to a final development plan which must be approved by the Planning
Commission. Subseguent development must meet the preliminary development
plan, which specifies this location.

Vice Mayor Lecklider noted that the Planning Commission asked the applicant to
revisit the design of the retail to make it more pedestrian friendly. Therefore, the
configuration of that subarea could potentialiy change.

Ms. Husak responded that can occur only minimally in the areas along the front.
Parallel parking versus pull-in parking is preferred in that location, and some of the
parking would be relocated to interior parking lots.

Vice Mayor Lecklider inguired if Council were to approve this preliminary
development plan, is it with the absolute understanding that the final development
plan will appear virtually identical to this, or it will not be approved?

Ms. Husak responded that she would be hesitant to use the term “identical.” The
prefiminary plan shows general design intent, while the final development plan
permits small changes. However, it is not expected that the gas station would be
located elsewhere on the site.

Ms. Salay noted that it still remains as a conditional use.

Mrs. Boring inquired if there is data that specifies the number of households needed
to justify a retail use. How far apart in terms of distance are the two shopping areas?
It is possible to connect two neighborhoods with the City's bikepath system.

Ms. Husak responded that she does not have that information.

Mrs. Bering stated that she is concerned that there will be too many square feet of
retail in this area across from the park. s there a threshold number that is used as a
guideline for determining the need for retail development?

Mayor Chinnici-Zuercher suggested that information be provided at the second
reading on March 19.

Ben Hale, Jr., 37 W. Broad Street representative for the applicant stated that they
have retained a retail consuitant to evaluate this area. They will request that he

attend the March 19 meeting to respond te Council's questions. In regard to Mrs.
Boring’s comment about conditional uses, in the previous application she makes
reference to, there was a special provision that permitted twa drive throughs. This
application is for a straight conditional use minus that additional language. The
applicant expects to build only what is indicated in this plan.

Ms. Salay stated that is possible for bicyclists to travel to the shopping center safely,
but when they reach their destination, they have a difficult time navigating within the
shopping area, There cften is significant conflict between bicycles and vehicles.
She reguested that staff pay special attention to the bike trail system connection;
review ways to move the bicyclists and pedestrians from both outside and inside the
neighborhood into the shopping center safely; and include convenient places for
bicycles to be parked.

Mrs. Boring agreed.
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Mrs. Salay noted that she agrees with the request for parallel parking; it is more
pedestrian friendly and presents a hetter fagade to the public. The plan provides for
four-sided architecture on all the homes. She is impressed by the attractive and
interesting architecture proposed. How will the architecture be reviewed — internally
by City staff or by an architecture review committeg?

Ms. Husak responded that it will be reviewed by both, An internal architecture review
committee (ARC) is proposed, similar to that at the Tartan West development, which
works very well. That review occurs before the City receives the building permit
application. The City will also have detailed development text regarding the
architectural requirernents. The commercial development will also be reviewed by
the ARC, but all the commercial architecture will be reviewed and approved by the
Planning Commission with the final development plan.

Ms. Salay inquired how the hedgerow in front of the homes will appear.

Ms, Husak responded that the development text describes the intent and character
the hedgerow will take. It will serve as a low wall or fence of greenery throughout the
neighborhood. The final development plan will contain more detail.

Ms. Salay inquired if the proposed height of it is stated in the {ext.

Ms. Husak responded that information is not provided.

Ms. Salay inguired if all the open space is public open space.

Ms. Husak stated that the open spaces will be public. Those depicted on the plan in
dark green will be city parks; those in light green will be public, but may be
maintained by the homeowner association. Those details will also be addressed in
the final development plan.

Ms. Salay stated that in the past, the City has encountered some issues with forced
and funded homeowner associations versus voluntary homeowner associations
regarding maintenance of public greenspace. s staff comfortable with the text in
place that these areas will be maintained to the City's standards?

Ms. Husak responded that staif is exploring some |andscaping options that are more
meadow-like and less likely to require intense maintenance.

Ms. Salay advised caution with that option as people have differing viewpoints about
the appearance of meadow areas.

Ms. Salay inquired about the alleyways. Last year, Council visited a community in
Franklin, Tennessee that had alleyways that were well maintained. They were so
beautifully landscaped that, if not for the garage doors, they could not be
distinguished as alleyways. Lovely gardens were in view, and the use of fencing and
landscaping was such that it did not appear to be the back yards of homes. She
requested that future alleyways incorporated in development plans he similar to
Westhaven alleys. She would like to ensure that heavy landscaping Is utilized here.
She requested that Mr. Hale provide information on the applicant’s ideas for the
alleyways. She appreciates the level of architectural detail inciuded in this plan,
such as the shutters and rooflines.

Mr. McCash stated that Condition #5 indicates that the text is to be modified, but the
Tgcﬁjﬁed text has not been provided. Will it be provided for the public hearing on the
Ms. Husak responded that the modification in the text has been made and will be
provided for the March 19" hearing.

Mr. McCash inguired about Condition #11, which references the Dublin Lighting
(Guidelines as the standard. He does not want to see those guidelines used for this.
Ms. Husak responded that Planning staff decided to keep the language referring to
the Guidelines because it has some provisions regarding the cut-off fixtures that they
do want to include.

Mr. McCash stated that if there is a future need to refer to the development text for
this site, the Dublin Lighting Guidelines would then be part of it. He requested that
the reference be removed. It would be sufficient to simply require cut-off fixtures.
Ms. Husak agreed to revise the condition.

Mayor Chinnici-Zuercher noted that the minutes from the Commission meeting
indicated that the Planning Commission expected this change to have been made.
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Ms. Husak responded that staff believed there were other provisions in the Lighting
Guidelines that would apply 1o this development. Staff will make the change as
requested.

Mr. McCash stated that cut-off fixtures are covered within Night Sky Praservation
Guidelines. Tempe, Phoenix and other communities have those in place. He
suggested that those guidelines be adopted to address the night sky preservation
components, and then select the particular zone that would work in this plan.

Ms. Husak agreed to do so.

Vice Mayor Lecklider complimented the Planning Commission for adding this
particular condition. Although it is very appropriate with this development, it wouid
he desirable to include it with all the new developments. He is not sure, however,
how this condition will be met by the gas station.

Mayor Chinnici-Zuercher inquired the timeframe for development of Tartan Ridge.
Ms. Husak respended that the applicant is preparing a final development plan for
phase 1, from Jerome Road westward, for submission ta the Planning Department in
April. Staff is working with Unicn County on the traffic study, traffic improvements,
and cost-sharing issues.

Mayor Chinnici-Zuercher asked about the city/county's timeframe for the
infrastructure improvements, as the developer cannot move forward until these are

underway.
Ms. Husak respended that the issues were addressed in a meeting last week, and a

letter of understanding is being finalized. Those issues will be resalved before the
final development plan is submitted to the Planning Commission, by mid to the end
of May.

Mayor Chinnici-Zuercher inquired what percentage of the residential development
wili be completed before the commercial development is begun.

Ms. Husak responded that at a minimum, the first phase -- which includes 90 lots -
will be completed. The first phase comprises under 50 percent of the residential
component. She requested that the applicant provide additional clarification.

Ms. Salay requested that every potential homebuyer in this development be made
aware of the commercial portion as well as the potential fire department substation.
She requested that the applicant describe how this will be done.

Mr. Hale responded that all of the developer's sales literature will contain the site
plan, which depicts the commercial component. In response to the guestion of the
timing of construction of the commercial component, there are some contributing
factors. The Nationwide development north of this site will begin later this year, and
as part of phase 1 with that development, Hyland-Croy Road will be extended north
to US Route 42. At the same time, Phase 1 of Tarlan Ridge will cccur — from
Manley Road, past the school and ending at Hyland-Croy Road. Phase 1 will not be
at the paint this year for the commercial component to begin, but the commergial
developers anticipate doing so in 2008.

Mrs. Boring stated that although the sales literature can provide information on the
anticipated commercial component, it is preferable for neighborhood awareness that
the retail construction be underway as soon as possible.

There will be a second reading/public hearing at the March 19 Council meeting.

INTRODUCTION/PUBLIC HEARING - RESOLUTIONS

Resolution 1507

Authorizing the City Manager to Enter into an Agreement with TechColumbus.
Vice Mayor Lecklider introduced the resolution,

Ms. Brautigam requested that this resolution be postpaned to the March 19 meeting.
Staff is still working on the agreement.
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The Planning and Zoning Commission took the following action at this meeting:

1. Rezoning/Preliminary Development Plan 05-183Z — Tartan Ridge ~ 9756 Hyland-

Croy Road :
Location: 189 .57 acres located north of the intersection of Hyland-Croy and McKitrick

Roads, bordered to the east by Jerome Read and 1o the north by Brock Road.

Existing Zoning: R, Rural District.

Request: Review and approval of a rezoning to PUD, Plamned Unit Development
District under the provisions of Code Section 153.030.

Proposed Use: A mixed-use development that includes 246 single-family lots, 24
townhouse units, approximately 68,500 square fect of commercial space, and 69.14 acres
of open space,

Applieant: Charlie Driscoll, The Edwards Land Company, 495 South High Street, Suite
150, Columbus, Ohico 43215; represented by Ben W. Hale, Jr. and Aaron L. Underhill,
Smith and Hale, 37 West Broad Sireet, Suite 725, Columbus, Ohio 43215.

Staff Contaet: Clandia I Husak, AICP, Planner,

Contact Information: (614) 410-4675/chusaki@dublin.oh.us

MOTION: To approve this Rezoning/Preliminary Development Plan based on the evaluation of
this proposal according to the criteria set forth in Code Section 153.050 and the Ten Land Use
Principles, with eleven conditions, as noted below,

1) That the applicant resolve cost sharing for the infrastructure needed to service the
site with sanitary sewer, water, and streets, to be finalized and agreed upon prior
to final development plan approval;

2) That the Traffic Study be approved by the City of Dublin and Unior County prior
to final development plan approval;

3) That all rights-of-way as cutlined in this report be dedicated with the recording of
the final plat;

4) That the applicant participate in improvements to the existing North Fork Indian
Run sewer near I-270, subject to approval by the City Engineer;

Page 1 of 2
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1. Rezoning/Preliminary Development Plan 03-183Z — Tartan Ridge — 9756 Hyland-
Croy Road (Continued)

5)

6)

7)

8)

9%
10

11)

That the text be modificd to chsurc basc height for lighting fixtures are
appropriately sized for safety and that the text and plans be revised to indicatc No-
Build Zones, No-Disturb Zone, and landseape buffers as outlined in this report,
subject to Planning approval;

That the applicant participate in a cost sharing agreement for infrastructurc
improvements constructed by the City of Dublin to be finalized and agreed upon
prior to final development plan approval; '

That the aceess point on Brock Road be approved by the City Engineer and Union
County and that a stub street to the western properly boundary, north of the
elementary schoal, be provided to promote connectivity with possible future
development, subject to Engineering approval;

That the commercial area be redesigned to create a pedestrian-friendly streetscape
and environment by providing paralie]l parking; subject to Planning and
Engineering approval;

That the kepath along McKitrick Road be located sensitively to existing natural
features and be sited more centrally within the setback;

That the final development plan for this project incorporate additional public open
space along the front of lots in Subarea D-2; and

That in lieu of meeting the Dublin Exterior Lighting Guidelines, the applicant
works with Planning on a night sky preservation program for the lighting,

* Ben W, Hale, Jr., representing the applicant, agreed to the above conditions.

YOTE: 7-0.

RESULT: This Rezoning/Preliminary Development Plan was approved. 1t will be forwarded to
City Council with a positive recommendation.

STAFF CERTIFICATION

Dgusl 2 2) Husal
Claudia D, Husak, AICP
Flanner
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1. Rezoning/Preliminary Development Plan 05-183Z - Tartan Ridge — 9756 Hyland-Croy
Road

Mr. Gerber said the Commission reviewed this case at the last meeting, on January 18, and it was

coming back for review of the revised list of uses as it related to retail and commercial. He

asked for a progress report with respect to parking in the retail area.

Claudia Husak presented updates to this case and slides. She said this 1s a request for review and
approval of a rezoning for 189 acres north of the intersection of Hyland-Croy and McKitrick
Roads. She said the applicant was asked by the Commission to revisc the text to make changes
to the permitted and conditional uses in the neighborhood commercial area, and to address any
inconsistencies in the text. Ms. Husak said this has allowed two conditions to be eliminated from
this case, and the presentation will focus on the neighborhcod commercial area only, as all other
aspects have been discussed previcusly.

Ms. Husak said that Planning has met with the applicants in order 1o address concerns and the
text has been revised n terms of the permitted uses and refers to the permitled uses in three
sections of the Zoning Code: 50, Suburban Office and Institutional, NC, Neighborhood
Commercial, and CC, Community Commercial Districts. She said a revised booklet had been
provided to the Commissioners. Ms. Husak said the text also includes language that specifics
prohibited uses which would be inappropriate in such 2 neighborhood setting and language that
speaks to the intent of this area as a local neighborhood serving area which will help to
determine whether a particular use is appropnate or not.

Ms. Husak said the Conditional Use section of the text has been updated, based on previous
discussion and Planning believes that the changes will ensure that this area is developed in a
manner that is conducive to a neighborhood serving commercial area. She said based on the
evaluation of this proposal according to the review criteria for a rezoning and preliminary
development plan, and with the modifications stated in the conditions, the plan will successfully
provide appropriate development standards for the site.

Ms. Husak said in addition to the modifications stated in Conditions 9 and 10 listed in the
Planning Report, this proposal will meet all the Land Use Principles and will advance the general
planning intent of the area. She said the Tartan Ridge development is unique and attractive, and
the applicant has worked with Planning and Engineering to address issues and concerns
previously discussed. She said this development will maintain and further the high level of
development quality in northwest Dublin, and Planning recommends approval with the ten
conditions as detailed in the Planning Report:

1) That the applicant resolve cost sharing for the infrastructure needed to service the site with
sanitary sewer, water, and streets, to be finalized and agreed upon prior to submitting any
final development plan;

2) That the Traffic Study be approved by the City of Dublin and Union County prior to
submittal of a [ina! development plan;

3) That all rights-of-way as outlined in this report be dedicated with the recording of the final
plat;

4) That the applicant participate in improvements to the existing North Fork Indian Run sewer
near [-2740, subject to approval by the City Engineer;

2-28-0¢ 3-5-of
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Ben W. Hale, Ir., representing the applicant, Charlic Driscoll, The Edwards Land Company, said
the Shamrock Crossing development which City Council recently approved, had the same use
issue, and they handicd that the same way. He said Council did not like to see all those uses
listed, so they have taken out the more objectionable uses and placed the Code sections there so

that there are not three pages of uses.

Mr. Gerber noted that there were many people in the audicnee and asked if anyone wished to
speak to the issues before the Commission. [No response.}

Ms. Jones said she was appreciative of the update in the text. She said the wses prohibited in the
text were the items she was looking to be prohibited. She said the essence of everything
discussed at the last meeting had been captured reparding targeting this to neighborhood services
versus more regional serving uses. She noted that the Conditional Use portion was belter
defined. Mr. Zimmerman said he agreed with Ms. Jones that the hst requested has been
submitted.

Mr. Gerber referred to Condition 8§, and asked if Ms, Husak had discussed it further with the
applicant since the last meeting. Ms, Husak sald Planning had discussed with the applicants
what the vision for that arca was, and shc thought the applicant was working through how it can
be accommeodated.

Mr. Hale said everybody is interested in having activity in front of that building, and they do not
want people to have to go all the way around the building to come back and park. He said if
parking is done that way, there might have to be roundabouts at the ends so people can come
back and get a space. Mr. Hale said they also thought there might be wails or other treatment
that might allow some angular or head-in parking on one side of the street. He said they thought
there were a variety of issues that need to be worked through, and they feel like the time to do
that is when they get into engineering, and they comc in with the final development plan because
ihe culstanding issues are on both sides and they want to explore them fully. He said they
understand thal when they come back for final development plan approval, the Commission has
the right to say that they want all paralle]l parking, and if so, they wiil abide by it. However, they
want to explore other options with Planning to make sure that they are doing the absolute right

thing.

Mr. Gerber asked if Mr. Hale had any problem with Condition 8 at this peint. Mr. Hale indicated
he did not.

Mr. Hale said the only other issue they had was that they have a couple of items that they have to
do before they can do a final development plan, He said their first phase is 32 lots off Jerome
Road and they have io do a turn lane there and would like to be able 10 process that final
development plan prior to resolving the 1ssue how they are going to share costs on other items.

Mr. Saneholtz deferred to staff on the timing matters,

Ms. Husak said Planning would be comfortable to add: *...prior to the approval of the final
development plan” to Conditions 1 and 6.  However, she said for Condition 2, she would refer
to Engineering as the traffic study has to be approved by the City of Dublin as well as the Union
County Engineer, Aaron Stanford said one of the reasons why Engineering included that was so
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that the Planning Report for the final development plan would be able to explain the traffic
improvements and how they work with Union County. He said he thought they still had the
ability to do that if it were based on an approval, but they were trying to be able to have ali the
information laid out so that it could be detailed in the Planning Report.

Mr. Hale agreed to submit it. He said it would give them the opportunity 1o work through issues
with staff while they are negotiating other items. Mr. Gerber agreed to amend Conditions 1, 2,
and 6 1o replacing *prior to submitting” with “prior to final development plan approval.”

Mr. MeCash said he was concerned with some commercial uses being this close 1o the Metro-
Park. However, he said there was a need for those types of services in this area. He said because
they are close to the Metro Park and on the outskirts of Dublin in the rural areas, he did not think
the Dublin External Lighting Guidelines are appropriate for this area. He suggested making it a
condition that provisions for night sky preservation and protection be considered instead of
following the Dublin External Lighting Guidelines.

Mr. McCash suggested Condition 11: That in liew of the Dublin Exterior Lighting Guidelines
that staff work with the applicant on a night sky preservation program for the lighting,

Mr. Hale said he had done that before and agreed there were always things that could be done.

Mr. Sancholtz said some of the uses he had concern with were auto repatr and aulo sales. Aaron
Underhill, Smith and Hale, said they specifically excluded antomobile sales. He said auto-
oriented uses were conditional uses in these districts, therefore they would not be permined. Ms,
Jones noted that the auto-oriented uses were listed on page 44 under number 11,

Mr. Saneholiz noted the text read: Miscellaneous repair shops and related services. He said his
conccrn was that if they do have a fucl facility at this location, knowing that it is a conditional
use, that he did not want to see auto repair become a part of that. He asked that it be called out in
the text. Mi. Langworthy said if the text states that conditional uses are not permitted and this
one is called cut specifically as being prohibited, there may be some problems later when
someone interprets the rest of the conditional uses as being allowed because only cne of them
was omitted. He said it was an ordinance imterpretation issuc that has to be dealt with on a fairly
regilar basis. He said he was concerned how it would affect the City in the future. Mr.
Saneholtz and Mr. Walter agreed to leave it the way il was.

Mr. Saneholtz said another concern he had was that as result of the Joint Work Session last
Monday, it became clear te him that Hyland-Croy Road is going to became potentially a four-
lane houlevard, and he did not think this application had addressed creating a significant ease of
conngctivity or pedestrian-use in access to the Metro Park.  Ms. Husak said other than at the
Hyland-Croy Read and the school access drive roundabout, where there is pedestrian crossing to
access the Metro Park, there are no other specific Metro Park accessible pedestrian areas further
south.

Mr. Saneholtz said at the Joint Work Session it was made clear to him that not only this sile, but
also Union County had Jerome Road on the books from US 42 to McKitrick Road as a four-lane
roadway. He said he anticipated that the center would attract some attention from the park, and
the park certanly would attract aticntion from the residential area and others that will have
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use, that he did not want to see auto repair become a part of that. He asked that it be called out in
the text. Mr. Langworthy said if the text states that conditional uses are nol permitted and this
one is called out specifically as being prohibited, there may be some problems later when
someone interprets the rest of the conditional uses as being allowed because only onc of them
was omitted. He said it was an ordinancc interpretation issue that has to be dealt with on a fairly
regular basis. He said he was concerned how it would affect the City in the future. M.
Saneholtz and Mr. Walter agreed to leave it the way it was.

Mr. Saneholtz said another concern he had was that as result of the Joint Work Session last
Maonday, it became clear to him that Hyland-Croy Road is going to become potentially a four-
lane boulevard, and he did not think this application had addressed creating a significant ease of
connectivity or pedestrian-use in aceess to the Metro Park. Ms. Husak said other than at the
Hyland-Croy Road and the school access drive roundabout, where there is pedestrian crossing to
access the Metro Park, there are ne other specific Mctro Park accessible pedestrian areas further
south.

Mr. Saneholtz said at the Joint Work Session it was made clear to him that not only this sitc, but
also Union County had Jerome Road on the books from US 42 to McXKitrick Road as a four-lane
roadway. He said he anticipated that the center would attract some altention from the park, and
the park certainly would atiract attention from the residential area and others that will have
connectivity to this area. Ms. Husak said she was not sure how far along the desigr of Hyland-
Croy Road was.

Mr. Saneholtz asked if there could be a condition that would anticipate that additional nced. He
said it was not a question of if it 15 going to happen — it is just a question of timing.

Mr. Fishman said that was an excellent point, but he was concerned who would pay for a tunnel.
He said the City had put in several tunnels after the fact and they were expensive. He questioned
whether or not a condition could be added or was needed since the road was not yet engineered.

Mr. 1lale said no one knows today what the ultimate improvement will be in the future.

Mr. Walter said he wondered what the applicant’s responsibility was to improvements, based
upon growth outside their control. He said he saw there is a pedestrian flow that will happen
from Tartan, across through this development, to the park, and he did not think they could tell the
developer that because other parcels around are going to develop and their parcel is the natural
flow between the use we arc trying to get, that they should be unduly burdened with the cost of
that. However, he said he did take Mr. Sancholtz’s point scriously that the developers bear some
responsibility for providing some level of contribution. He said they should have stail consider
that.

Mr. llale said there will be negotiation and part of that will be they will have to write a check for
Brand Road because of those planned improvements and what their share is.

Mr. Gerber said safety and rclated cost issues will be discussed at City Council. He said the
minutes will reflect the Commission discussion.



Dublin Planning and Zoning Commission
Minutes — February 1, 2007 DRAFT
Page 7 of 11

Mr. McCash said Councii had wrestled with as far as whal {ulure needs were and how much to
put on a particular developer rather than balancing il out and taking it out of the tax dollar
component.

Ms. Jones asked if the language in Condition 1 lent to that also: “that they had to resolve their
cost-sharing arrangement prior...”  She asked if “pedestrian ways” could be added so that
Council could resolve it, or should it be left to go to the next level. Mr. Sancholtz said he
believed that one of the current principles was “pedestrian accessibility to and from the site.” He
said he was in favor of adding some pedestrian language as well. Mr, Walter and Mr. Fishman
agreed that would be a great solution. Mr. Gerber said he agreed with the issues being raised,
however he interpreted that the word “streets™ addressed all these issues.

Motion and Vote:

Mr. Gerber moved to approve this Rezoning/Preliminary Development Plan based on the

evaluation of this proposal according to the criteria set forth in Code Scction 153.050 and the

Ter: Land Use Principles, with eleven conditions, as noted below.

1) That the applicant resolve cost sharing for the infrastructure needed to service the site with
sanitary sewer, water, and streets, to be finalized and agreed upon prior to final development
plan approval;

2) That the Traffic Study be approved by the City of Dublin and Union County prior to final
development plan approval;

3) That all rights-oi-way as outlined in this repart be dedicated with the recording of the finai
plat;

4) That the applicant participate in improvements to the existing North Fork Indian Run sewer
near [-270, subject to approval by the City Engineer,

5) That the text be modified to ensure base height for lighting fixtures are appropriately sized
for safety and that the text and plans be revised to indicate Ne-Build Zoncs, No-Disturb
Zone, and landscape buffers as outlined in this report, subject 10 Planning approval;

6) That the applicant participate in a cost sharing agreement for infrastructure improvements
constructed by the City of Dublin to be finalized and agreed upon prior to final development
plan approval;

7) That the access point on Brock Road be approved by the City Engineer and Union County
and that a stub street to the western property boundary, north of the elementary school, be
provided to promote connectivity with possible future deveiopment, subject to Engineering
approval;

B) That the commercial area be redesigned to create a pedestrian-friendly streetscapc and
environment by providing parallel parking; subject to Planring and Engineering approval,;

9) That the bikepath along McKitrick Road be located sensitively to existing natural features
and be sited more centrally within the setback;

10) That the final development plan for this project incorporate additional public open space
along the front of lots in Subarea D-2; and

11 That i hiew of meeting the Dublin Exterior Lighting Guidelines, the applicant works with
Planning on a night sky preservation program for the lighting.

Mr. Hale agteed to the above 11 conditions. Mr. Zimmerman seconded the motion and the vote
was as follows: Mr, Waltcr, yes: Mr. Fishman, ves; Mr. Sancholtz, yes; Ms. Jones, yes; Mt.
MecCash, yes; Mr. Zimmerman, yes: and Mr. Gerber, yes. (Approved 7-01.)
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RECORD OF ACTION

JANUARY 18, 2007

The Planning and Zoning Commission took the following aciton at this meeting:

2.

Rezoning/FPreliminary Developmeni Plan 053-1837 — Tartan Ridge — 9756 Hyland-
Croy Road

Location: 189.57 acres located north of the intersection of Hyland-Croy and McKitrick
Roads, bordered to the east by Jerome Road and to the north by Brock Road.

Existing Zoning: R, Rural District.

Request: Review and approval of a rczoning to PUD, Planned Unit Development
BEhstrict under the provisions of Code Section 153.050.

Propesed Use: A mixed-use development that includes 246 single-family lots, 24
townhouse units, approximately 68,500 square fect of commercial space, and 69.14 acres
of open space.

Applicant: Charlie Dnscoll, The Edwards Land Company, 495 South High Sireet, Suite
150, Columbus, Ohio 43215; represented by Ben W, Hale, Jr. and Aaron L. Underhiil,
Smith and Hale, 37 West Broad Street, Suite 7235, Columbus, Ohio 43215,

Staff Contact: Claudia D. Husak, AICP, Planner.

Contact Information: (614) 410-4675/chusak@dublin.oh.us

MOTION:  To 1able this Rezoning/Preliminary Development Plan to the February 1, 2007,
meeting, watving the lifteen day rule, to further define the uses within the development text.

*Ben Hale, It agreed to the tabling.

YOTE: 5-0.

RESULT:  This Rezoning/Prcliminary Development Plan was tabled.

STAFF CERTIFICATION

Aaud st
Claudia Huszk, AICP
Planner

o-38-07

3-5-07
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relationship.

1. Rezoning/Preliminary Development Plan 05-183Z — Tartan Ridge — 9756 Hyland-Croy
Road

Claudia Husak satd this 1s & request for review and approval of a rezoning of 189 acres north of
the intersection of Hyland-Croy and McKitrick Roads for a planned unit development that
includes 246 single-family lots, 24 townhouse units, approximately 68,500 sguare feet of
neighborhood commercial space, and 69 acres of open space. She presented a slide of an aerial
comntext map which showed the proposed development and the surrounding arca. She said Tartan
West was south of the site and the Glacier Ridge Metro Park is to the west. Ms. Husak said
further to the south is the recently approved Oak Park Development.

Ms. Husak said this case was presented to the Commission under the name, Bantry Greene in
June 2006, and the Commission discussed the need for more housing variety in that plan, as well
as a need for high-quality architecture, and the proposed location of the retail area.  Adjacent
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residents also voiced concerns regarding the utility connections, increased traffic, and the retail
area. She said this case was tabled at that meeting at the applicant’s request. Ms. Husak said the
plans have been significantly revised.

Ms. Husak said small portions of the sitc are heavily wooded and there are three streams and two
ponds curtently on the site. She presented slides which showed different views of the site. She
showed a proposed site plan for the development which illustrated the proposed layout of the
lots, the road network, the commercial area in the south, and the open space arcas.

Ms. Husak said the housing consists of scven different single-family lot types and 24 townhouses
which would be located in four buildings. She said active parks are proposed throughout the site,
as well as passive open space located mainly along the boundaries of the site in the 200-foot
setback. Ms. Husak presented a slide showing the proposed seven subareas as well as the
permitted ot types in those subareas.

Ms. Husak said the proposed development text describes each subarea in detail and provides
development standards for each, She said it also places restrictions on garage orientation to
orient them away from open spaces and parks. She said the text provides flexibility for a
substation of the Washington Township Fire Department to be located in the area north of the
elementary school. Ms. Husak said the area is currently shown as open space on the plan, and it
is expected to be dedicated to the City at the final development plan stage. She said the fire
department has identified the need for a small substation in this area to beticr serve the northwest
area of the City and the City will continue working with the fire departrent, should they choose
to use this tocation for their substation.

Ms. TTusak said the proposed architecture was outlined in the devclopment text which included
standards intended to create a variety of architectural combinations. She said several
architectural styles are described in the text and high-quality; four-sided architecture will be
required throughout the development.

Ms. Husak presented a graphic which showed the proposed open spaces within the development.
She said the text distinguishes neighborhood parks, rural open spaces, and the boulevard green in
the description of open spaces and provides the design intended for each of those. She said
existing trees and ponds will be incorporated into the parks and the open spaces and vnique and
dilferent landscaping techniques are encouraged. Ms. Husak said Planning has identified an
opportumty for better connections between the open spaces in this development. She said while
the open space connections are very well designed along the parks in the north and southern
section there is an opportunity where a defined connection between the two arcas could be
established. Ms. Husak said the final deveclopment plan for this project should incorporate
additional public open space in the front of lots 1n Subarea D2 as required by Condition 12 in the
Planning report.

Ms. Husak presented a slide showing the layout design for the proposed neighborhood
comunercial area which includes retail, restaurant, and office uses at the comer of Hyland-Croy
and McKitrick Roads. She said the preliminary plan shows several building footprints along the
Hyland-Croy Road frontage and the main entry into the site. A drugstore with a drive-thru is
shown on the south, as well as a gas station with a convenience store along McKitrick Road.
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Ms. Husak said the text contains a typo for the sethacks, but the applicant is aware of that and it
will be corrected.

Ms. Husak said while the plan for the entire development successfully creates a place for multi-
generational living and social interaction by offering a variety of housing types as well as passive
and active open spaces and recreational opportunities that are conveniently located in the
proximity to neighborhood services, Planning has identified areas in the neighborhood
commercial portion where the function of the street network can be improved to better serve the
neighborhood and provide additional opportunitics to walk in this neighborhood. She said the
proposed neighborhood commercial area incorporates typical suburban design elements such as
pull-in parking which is auto-oriented and drive aisles in front of the buildings. She said this
area should be redesigned to create a pedestrian-friendly streetscape by providing parallel on-
street parking that takes advantage of the residential proximity and eliminates pavement in this
general area.

Ms. Husak said based on the evaluation of the proposal according to the review criteria for the
preliminary development plan, Planning is confident that with the modifications stated in the
conditions, the plan will successfully provide appropriate development standards for this site and
will also advance the general planning intent of this area. She said in addition, Planning has also
determined that with the modifications listed in Conditions 11 and 12, the proposal will meet all
land use principles.

Ms. Husak said the Tartan Ridge development is a unique and attractive project and the applicant
has worked with extensively with Planning and Engineering to work through issues and address
concerns previously discussed. She said this development will maintain and further the high
level of devclopment quality in this northwest portion of the City. She said Planning
recommends approval of this preliminary development plan with the 12 condiiions as listed in
the Planning report:

1} That the applicant continve to work with Engincering in resolution of cost sharing for the
infrastructure needed to service the site with sanitary sewer, waler, and streets, 1o be
finalized and agreed upon prior to submitting any final development plan;

2)  Thal the Traffic Study be approved by the City of Dublin and Union County prior 1o
submittal of a finu] development plan;

3} That all rights-ot-way as outlined in this repart be dedicated with the recording of the final
plat;

4)  That the appiicant participate in improvements to the existing North Fork Indian Run sewer
ncar [-270, subject to approval by the City Engineer;

3)  That the text be modificd to ensure base height for lighting fixtures are appropriately sized
for safety and that the text and plans be revised to indicate No-Build Zones, No-Disturb
Zone, and landscape buffers as outlined in this report, subject to Planning approval;

6) That discrepancies between the text and the plans regarding garage orientation and front
Build-Zones be revised to accurately reflect the intended restrictions, subject to Planning
approval;

7}  That the text be modified include the signage provisions as outlined in this report, subject
to Planning approval;
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8) That the applicant participate in a cost shanng agreement for infrastructure improvements
constructed by the City of Dublin to be finalized and agreed upon prior to submitting any
final development plan;

9)  That the access point on Brock Road be approved by the City Engineer and Union County
and that a stub street to the westemn property boundary, north of the elementary school, be
provided to promote connectivity with possible future development, subject to Engineering
approval;

10) That the commercial area be redesigned fo create a pedestrian-friendly streetscape and
environment by providing parallel parking; subject to Planmng and Engineering approval;,

11) That the bikepath along McKitrick Road be located sensitively to existing natural features
and be sited more centrally within the setback; and

12) That the final development plan for this praject incorporate additional public open space
along the front of lots in Subarea D-2.

Ben W. Hale, Jr., representing the applicant, Charlie Driscol], The Edwards Land Company, said
that n June, he had said that his client felt that the residential part of this proposal was on the
wrong track, and he asked that it be tabled and said they would come back with something very
different. He said this is very different from that previous application because many things have
happened. He said his former client, M/l Homes no longer owned the property, and Edwards
Land Company is the developer of this site. He said this was a very different program because
these houses will be built by a number of builders and many of them will be custom houses.

Mr. Hale said they looked at the street plan numerous times with the input of Planning and made
the appropriate revisions. He said they clearly heard from the Commission at the previous
meeting, that they needed high-quality architecture. He said that Brian Jones, their architect,
came up with & very innovative solution with six or seven different kinds of houses that have the
things that arc needed te make the house look right. Mr. Hale said that Mr. Jones did a senes of
massing drawings which show how the houses should be massed so when an architect designs
one, he has the massing drawings. He said they also show how to transition from ene material to
the other. Mr. Hale said it shows examples how to do gates, front doors, and shutters that are
appropriate for the window sizes, He said all the standards and drawings are legal commitments
that are in the zoning and it has to be done that way, Hc said the commercial architecture has to
be done that way as well. Mr. Hale said the process, because of multiple builders, will have an
architcctural review committee. He said they will go through architectural review with the
builders to make sure the house is in compliance with this drawing and then they will file a
building permit and the City will review it. Mr. Hale said when the City reviews the permit, they
will use this bonk to judge whether or not they followed the criterta in terms of architecture and
massing, front door treatment and gencrai surroundings.

Mr. Hale said 1t was hard to look at drawing and understand the scale. He said one of the
comparable developments was the Shoppes of Athenry where there is a UDF on the comer, Mary
Kelley’s, a day care, and an office building which equals 50,000 square feet. Mr. Hale discussed
the available retail square footage and vacancies of the submarket, which provided all the retait
needs on tie west side of the river except for Tuttle Mall. He said that on this side of the City,
there is a very healthy commercial base. Mr. Hale said this commercial is really a quality of life
thing. [t will keep people from being forced to drive four miles to get their prescriptions, to go to
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a small restaurant, to go to a coffee shop, or to pick up their laundry. He said they have taken the
units that are more dense (townhouses and alley lots) and broeught them down around the center
so that it functions like a little town.

Mr. Hale said that Peie Edwards and Charlie Driscoll took a very strong look at Dubtin, Ohio
and the Dublin school system and one of the things they found was that in Ballantrac, which is in
the Hilliard school district, most people who bought at Ballantrae were not moving there from
the Dublin school district. He said they believed that there is a very substantial move-up market
in Dublin. He said they are talking here about housing that will range in price from $400,000 to
$900,000. Mr. Hale said they have been very careful with garages and tried 1o not have front
facing garages on any of the major streets or open spaces.

Anne Wanner, The Edge Group, thanked Ms. Husak for the pre-submittal process and said Ms.
Husak did a great job and kept them on track and provided great input along with a couple of
other planners. Ms. Wanner said the comments and input were all very timely. She said a good
job was done on the staff report and thanked Ms. Husak for that as well. Ms. Wanner said there
was definitely an underserved market here — a price point between $400,000 and $800,000 and
above. She said people come to Dublin to move up and there is nowhere to go. She said the
other part of the design intent was that they wanted to blend new urbanism principles with
suburban conservation design. She said at times, the consetvation design principles now in place
are challenging and they wanted to combine them with soine of the newer ideas that are coming
about in planning. Ms. Wanner said they also wanted to facilitate some of the comments heard
before — that the residential and the commercial pieces were not integrated.

Ms. Wanner presented an overall regional map which showed what was happening around
Tartan Ridge. She said Jerome Village is to the north and will have approximately 2,000 homcs.
She said Qak Park, previousty approved, as well as the ongoing development, Tartan West are
located ncarby. Ms. Wanner said this large amount of development will need service facilities in
this area. She said the vision and nspiration of Tartan Ridge was more important. She said
included in the booklet distributed was a variety of imagery, and a perspective views of what
Tartan Ridpe is going to look like. Ms. Wanner said when their design team first met they
wanted to look at other timeless subdivision designs for inspiration. She said Frederick L.
(dmstead, known as the grandfather of landscape architecture was also a land planner and he
planned subdivision designs in Chicago known as Riverside, Druid Hills in Atlanta, and Forest
Hills, in New York. She said in looking at his designs, they saw very interesting organic forms
as patterns that they wanted to emutate. She said they visited the site several times. She said the
topography of the sile was not common in Dublin. She satd they wanted te design with nature
and use these organic forms. She said they wanted to create a place where people wanted to live.

Ms. Wanner said they compared contemporary subdivision desipn to some of the older
subdivisions of Bexley and Upper Arlington. She said they found that there s an inherent
conflict with contemporary suburban design which lies in where the driveway is located versus
where the pedestrian space or people space is located. She said people live in their driveways by
playing in them or socializing in them. Ms. Wanner said the older neighborhoods separate their
peopie space from their auto-oriented space by creating elements that separate the spaces such as
gateposts and gates which were an extension of the house and soctalization space for the home.
She said they wanted to create that.
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Ms. Wanner said people spaces in Dublin had people spaces such as gates and doers, She said
they have open spaces that are criented towards people. She said they wanted to create that. She
guoted Fredrick Law Olmsted which she said she thought was very appropriate for their vision:
What improvements have you here that tend to insure permanent helpfulness and permanent
rural beauty? ” She said that was exactly what they wanted to create - permanent beauty here.

Ms. Wanner said the other layer they wanted was architectural styles. She said the six
architectural styles in the book do not alone create spaces. She said they create an clement of
how people live. Ms. Wanner said architectural elements, special attention to front doors,
windows, shuiters, proportion of these elements, are very crucial in space-making. She said
gates, gateposts, and hedges are on every lot. Ms. Wanner said brick and stone piers, stone
walls, brick sidewalks all create the socialization space that changes how people live and they
want to create that.

Ms. Wanner said the open space plan is very complete with different types of spaces. She said
they have Dunlevin Park, which preserves a very substantial pond. She said keeping the
elements on the site is part of the space-making. She presented a slide showing the Lahinch Park
site where the large trees shown will be preserved. She said the open spaces will be connected
through the use of lush boulevards and sweeping views of vistas. Ms, Wanner presented a
development plan showing how the lots were connected. She said there are cottage lots closer to
the village area that connects to some of the estate lots towards the north of the area. She said
garage orientation is an important piece of how peopie relate to their neighbors and they wanted
to prohibit street-oriented garages, moving the garage back, out of public space and make it a
private area.

Ms. Wanner presented a slide of a perspective view and some elevations of the village center.
She said setbacks are small so that people are not onented towards one another, but towards the
stréet. She said it slowed traffic and created a village pedestrian feel. Ms. Wanner said an
important goal of this project was to meet Dublin’s Ten Land Use Principles which have been
implemenited as part of the Community Plan Update. She szid they feel that they have not only
met the principles, but exceeded them through the elements they have created, through the
addittonal architecturat design standards they have, and through the land use plan. She said they
want to create a legacy — timeless landscape architecture and timeless land planning.

Brian Jones said as they wanted to make sure that the Olmsleadian vision of trying to create a
place that really celebrates the landscape architecture and the planning held through. He said a
lesson in studying great places, is that architecture in those places often becotnes the background.
He said in becoming the background, it often is about what you do not do versus what voun do.
Mr. Jones said they were striving for diversity within a very limited palette of stylistic
expressions. He said the overall architecture of this place is being established by the village
center and the commercial piece. He said in thal piece, they are really trying to drive their
stylistic cues from the things that have occurred throughout Dublin, as well as the Midwest, and
really looking to the late 19™ to 20" Century for those expressions. He said the architeciure of
that commercial area leads into the architecture of the residences.
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Mr. Jopes said they were committed to looking at criteria that qualified massing, that dealt with
fenestration or the way that windows are used around the building, and also a cogent idea about
how matcrials are used and developed which they thought expressed a commitment that is quite
uncommon. He said as they looked at the overall connectivity and the scale, this was not really a
typical suburban solution and they feel that the commercial has integrated to the residential in a
way that will be quite a great example in this region.

Mr. Hale said there had been meetings with the neighbors along Hyland-Croy Road and the
Muirficld Civic Action group prior to this meeting. Mr. Gerber invited those in the audience
who wished to speak, to come forth, state their name for the record. He said comments would be
limited to three rminutes.

Kim Clavin, 7667 Brock Road, presented a slide showing the proposed entry road en Brock
Read. She said it did not now match with the entry road into Jerome Village. She said it was
approximately 530 feet away. She said it did not seem to be a logical place for the entry road.
She suggested that the entry be lmed up with Jerome Village. Ms. Clavin said while doing that,
the homeowner will be relieved from having property taken. She said also, trees might possibly
have to be removed in the action. Ms. Clavin said she saw no improvements in the retail traffic
mentioned as a resident concern.  She said Hyland-Croy Road was a big tralfic area and this
development will have an impact on it, therefore it would be the developer’s responsibility to fix
the roads because they are causing the traffic impact. Ms. Clavin said the residents asked for a
major thoroughfare through the development to relieve traffic, and that did not happen. She said
the retail was a big concern and she thought the City agreed that they wanted to keep the Glacier
Ridge look to be the natural setting. She asked why not put the retait on the southeast corner
where 1t was away from Glacier Ridgc.

Mr. Gerber asked about the traffic flow Ms. Clavin mentioned. Ms. Clavin said 11 was the ralhic
{low between the two developments, Jerome Village and Tartan Ridge.

Ms. Clavin said there is also a concern about drainage. She said they have not been approached
with what thc solution wouid be.  She said there are drainage tiles and they are planning to build
on top of them. Mz. Gerber recalled that the phone numbers and addresses of interested residents
were taken so that they couid be contacted, and asked if they had been notificd of any meeting.
Ms. Clavin said she received a notice from the developers last Wednesday or Thursday for a
meeting on a Monday, and it was a holiday weckend. She said they had four days™ notice and a
holiday weekend. However, she said the developer made a good effort to contact everyone on
the list.

Marm Spears, a Hyland-Croy Road resadent, sand she was approached by the developer the week
ptior to Christmas to get the neighbors together. She said she appreciated the Commission
upholding the standards for the building behind her home, north, next to the water tower. She
said if they had to list concems, it would be the drainage. She said she had not been contacted in
six months, She said she had to disconnect two of her downspouts because they were coming up
as fire hydrants, as she was the home closest to the field, and was getting the backflow from the
section. Ms, Spears said they met with the developers on this past Monday night and reviewed
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the plats. She said they were told that had been inspected by their engineer, but they were not
aware of the creck beds, the boulders placed, etc.

Ms. Spears said their second concern was the retail. She said she thought several Commissioners
agreed that where the retail was proposed, it was a very hazardous intersection. She said it was
very clevated and with the Metro Park having the retail there did not work with the crosswalk.
Ms. Spears said traffic concerns were that they would have additional traffic and gas, beer, food,
and restaurant deliveries. She said they were told that although the Commission had requested
that the proposed homes’ quality be increased, that the Commission had also demanded an
increase in the number of home builders proposed. Ms. Spears said they originally were told 25
developers would be in Tartan Ridge, and tozight they heard 13.

Ms. Spears said she was also there on behalf of Debbic Toddwell, a resident south of her, and
also Jan Moony Paul, 9900 Hyland-Croy Road.

Fric Cook, 10150 Hyland-Croy Road, said most of the residents on Hyland-Croy agreed with
Ms. Spears’ summary of their concems. Mr. Cook said when a development of this size comes
into an area, it is important to remember that there is an existing community already there and no
one has mentioned that. He said the traffic affects them, their water tiles, septic systems, and
wells. He asked that the developer address that. He said “intcgrating™ the existing community
has not been mentioned. |

-Sue Hagar, 9900 Hyland-Croy Road, said this was the third time she had addressed the
Commission, and she still was against the retail. She agreed with the concerns of Ms, Spears,
Mr. Cook, and Ms. Clavin. She was also concerned that the retail might not be sustainable with
that proposed at Jerome Village and a mall in the township. She said the retail could be dressed
up to look nice, but it was still retail. She said on that comer, there is the Metro Park and itisa
dangerous intersection. She said retail did not fit on that corner with the traffic concerns, extra
gas trucks to fill up the eight-pump gas station, and food trucks to supply the UDF.

Mr. Gerber recalled seeing Ms. Hagar at previous meetings and asking that staff take her address.
He asked if she had been contacted, and how many times. Ms. Hagar said shc was contacted one
week before Christmas for a meeting the week of Christmas which was not convenient for the
neighbors.

Mr. Gerber said with respect to the water problems, had the City contacted them previously 1o
discuss them. Ms. Hapar said she had not. However, she said therc were discussions and
concerns about water problems on Monday at the meeting with the developer’s new engineer.

Mr. Sancholiz said several times he had heard testimony on this property along the lines of the
convenience factor of having this retail and pas, ete. close to the residents and how beneficial it
would be. He asked Ms. Hagar if she saw a benefit to her fellow neighbors having the
convenience factor. Ms. Hagar said they found Perimeter Loop is just threc miles from the
neighborhood and it supplies them with groceries, gas, hardwares, etc. She said retail had been
approved caddy-corner to the high school, and there will be retail with the new lerome Village to
the north. She said she thought it was sad if they couid net drive three miles to get groceries or
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gasoline because it would be a lazy environment where they live. She said she had not missed
not having retail.

Cynthia Reed, 5208 Aryshire Drive, a Dublin resident since 1986 said she did not intend to
speak but she did not see Robert Fathman here as the representative of the Civic Action
Committee of Muirfield North. She said the reason they chose not to speak was because they
have since 2003 met with City representatives, Gary Gunderman and Claudia Husak, and all the
representatives at the area meetings for the Community Plan. She said they had expressed great
concern about any commercial business along Jerome Road. She said there are 2,400 homes
planned in the new Jerome Village which is going to be out of Dublin’s jurisdiction and control.
Ms. Reed said it will add a lot of traffic to that area, which helped them when Tartan West was

~ formed to help create the single-lane roundabout at the Glick/Avery/Jerome Road intcrsection in

anticipation of this new growth to come,

Ms. Reed said now, they have a chance here, at this corner to help have a say in how this
develops and help alleviate some of the traffic pattern. She said Jerome Road thus far has not
been improved to handle any kind of commercial traffic. She said there is the potential also of
ODOT bnnging down McKitrick Road further west up Hyland-Croy Road, bringing in a
potential exit there. Ms. Reed said it has been the opinion of the Citizens for Responsible
Zoning (C4RZ) that there would be no opposition from them as long as the commercial
development stayed on the Hyland-Croy/McKitrick Road side, simply because that wouid be less
traffic coming into the round-ahout where there 15 an elemeniary and middle school currently.

Ms. Reed said she felt for the residents who had water, sewer, and drainage problems and hoped
that the City would help them with those issues. She said her group has had no opposition to the
commercial because the City and Ms. Husak have been wonderful in notifying them about
anything devcloping in this arca. She said Mr. Hale had been very forthright, and Aaren
Underht!]l has contacted them to let them know of any development in this area. She said he
worked with Ms. Husak and Mr. Gunderman to try to meet with the majonty of the residents’
concerns. She said they had worked hard to keep the traffic minimal on Jerome Road and tried
to shift it over to the Hyland-Croy Road site that is being approved.

Larry Hopper, 7400 Brock Road, said the extension of Hyland-Croy Read through the Jerome
develepment will be a total thoroughfare, so flipping those two roads made no scnse because it
would create another thoroughfare in an arca that would be highty trafficked anyway. He did not
see that it was a necessary ilem to be moving the road. Mr. Hale said the Brock Road entry
concern had been conditioned that they work with staff to coordinate. He said it was true that it
could be flipped, if that was were the traffic engineers think it should be, but they have submitted
a traffic report and addressed many of these issues and the traffic report has been provided to
Dublin staff and Union County and they have committed to coordinate with thase entities. He
said it may very well line up if that is what the govemmental bodies think it should do.

Mr. Hale said that with this application, they had filed a preliminary drainage system and they
were aware that they have the duty to retain the water that they put on this piece and not to
burden those down steam. He said there are ponds on the site to do that. He said they do not
havc to detain the water, but they have to clean it. He said the concerns are being addressed.
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Diane Marin, EMH&T, said she had been involved in the drainage patiems for this site under
M/l Homes. However, she satd she had not attended any public meetings. She said there are
about 28 acres needing to be picked up from the Hyland-Croy area homes and traveling north to
Brock Road. She said she had walked the site. Ms. Marin said the 24-inch culvert was not
blocked by the boulders in front of it. She said a drainage swale came down through the project.
She said they will do the standard procedure which is picking up that drainage, petting it through
their system, cleaning it, and making sure that they do not exceed the flows that go offsite, norih
of them. '

Mr. Hale said regarding the discussion about the corer of McKitrick and Hyland-Croy Roads,
they had done a very extensive traffic study and the City has asked them in the study to look at
every intersection in the arca, which they have done. He said they undersiand that they have
some very substantial obligations. Al the entries have to have turn lanes, they have looked at
what their contributions will be, and they are meeting with the City to come up with a program
- of when intersections get approved to the Year 2017, which is considered build-out and Jerome
Village is supposed to be finished by then. He said when doing the study, they looked at build-
out and level of service. Mr. Hale said they thought this commercial has been consistently been
shown at many Community Plan meetings as being important to the City because people needed
to be out in the community to service it. He said it was appropriately designed from a land

- planning peint of view and from the building architecture and this was an important part of the

overall theme of this development.

Mr. Gerber asked that Ms. Husak address the residents’ concerns. He said he got the impression
that they had been contacted, but some felt that they had not been involved. He said going
forward; hc wanted to be vigilamt with that. Mr. Gerber explained that at this stage, the
Commussion was bemng asked to make a recommendation to City Counci! to either support this
application or deny it. Ile said it will then go to City Council, and everyone will have ample
opportunity to speak befere City Council, and before the Commission a third time. He asked
Ms. Husak to give more information about what she had discusscd with the applicant and what
she envisioned. Mr. Gerber said he saw some conditions that asked for some flexibiliiy and to
wotk things out consistent with staff recornmendations.

Ms. Husak sawd this project started after June of last year and it picked up in more eamest in
October 2006 when Planning, Engincering and the applicant met on a hiweckly basis reviewing
concepts for an entire redesiga for this development. The apphicant is well aware that there are
concerns from the neighboring residents. She said as soon as they felt they were ready to have a
plan that was pretty close to the plan that they are preseniing tonighl they did contact these
neighbors and it happened to unfortunately be during the holiday season, so that made it more
difficult to get together. She said the traffic is as Mr. Hale stated, there is a substantial traffic
study that staff as well as Union County staff is reviewing. There are multiple jurisdictions in
place here for wraffic and utilities and it is challenging as to who is in charge of fixing what
problems. She said the applicant is committed to make major traffic improvements around their
immediate site as wetl as the larger area and there were several intersections they had to study.
She said i is true that the Hyland-Croy Road area is going to be improved and it is somewhere in
the area of a four-lane read going north to Jerome Village,
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Ms. Husak said the access point on Brock Road to the north is being discussed in the Planning
Report and Condition 9 speaks to that. She said the condition requires that those access points at
the vefy least have to be coordinated. That could mean that they line up, but it is the Township
and the Union County Engineer who has to sign off on it as well.

Mr. Gerber asked if it was necessary to tie this down at the rezoning/preliminary stage, or was it
a “floating tarpet” everybody knows where we need to get and it would be handled at the final
stage, Ms. Husak said that was correct and Jennifer Readler agreed.

Mr. Gerber recalled that there were water problems in Ballantrac, and asked if stafT felt like they
could find some solutions here. Ms. Husak said this application would net be before the
Comnission if Planning did not feel they were on top of it.

Mr. Gerber recalled that when this was an M/I project, Mr. Hale made a representation before the
Commission, and he was sure he would do so again tonight, that whatever it takes, they will
satisfy each and every adjoining landowner in their concerns with respect to water. Mr. Hale
replied that there were two water issues. He said with the stormwater concern, they wnderstand
what their obligations are and he thought the stormwater, because of farming practices, is being
held up and they have sized their pipes preliminarily, they have completed the hydrology studies.
He said they are going lo pick up that water, clean it, and put it off the property. He said if the
residents will allow them, pre-development to test their welis, if the wells degenerate, théy will
fix them.

Mr. Gerber noted that there were conditions that spoke to those issues. ITe urged every interested
resident to give their name, address, and phone number to Flora Rogers or Claudia Husak so that
she could share them with the applicant. He said they work as a community when they all talk to
one another.

Mr. Gerber said he thought the biggest issue tonight was the need for residential/retail
componcnts as discussed at the Community Man Joint Work Sessions. Ie said before this
application can continue, the Commissioners needed to discuss amongst themselves how they
feel about the retail/commercial component of this. He sald be could rot see walking through
the architecture, other setbacks, etc. if they cannot have some sort of understanding with respect
10 that.

Kevin Walier recalled that he had suggested moving the retail to the other corner. He said he
had visited the sitc several times. He said he was glad to hear the applicant say that the site had
topography. He said the threc unique things about the site arc topography, substantial landscape
elements, and water features which are being preserved. He said he drove through the site to try
to imagine what the retail component would look like on the corner. He said looking east, it was
not a very attractive comer and there is nothing there that would be displaced. He posed the
question could they inteprate that into what is going on around it. Mr, Walter said when be saw
the renderings, he was not sure aboui uses, ete., but the concept of retail is supported on that
corner, and they have said it during the Community Plan Work Sessions. He said he was further
in support of having a retail component of some type in that area.
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Mr. Gerber agreed that a lot of discussion with Council had been with respect fo the retail
component that as we build out the hospital, alt the medical facilities around Periraeter Drive and
existing and anticipated housing, etc. in that area, they want to keep people closer to home. Mr.
Walter said he did not think this was an excessive amount of retail, but he questioned some of
the uses which can be discussed fater.

Rayna Jones said generally speaking, she was in favor of the development. She said she was
very comfortable, now that they have come a long way in their discussions as a group and with
Council as t¢ what the uses would be in this area. She said originally, she would have liked io
keep this area much more of a rural area, but she saw with the development sipns, as they have
decided to put the Community Plan together and what is going on in the area and itnprovements
in roadways, and she thought the consensus is that they have opened the door to new
development in this area, and as part of that body, she could see that they were going in that
direction. Ms. Jones said the design of the overall site is very positive. She said she liked Brian
Jones” work and the tone and design.

Ms. Jones said her numnber one concern was water, and that it sounded as though staff was on top
of that, She said it had to be addressed very firmly. She said she was not a huge fan of a lot of
retail here. Ms. Jones said she thought some may be necessary as this area begins to develop.
She said she preferred it not near the Glacier Ridge Metro Park, because she wanted to preserve
those vistas. Ms, Jones said she would love to see very restricted retail uses so that it does not
become a fast-food drive-in type cnvironment. She did not want anything that would infringe on
the enjoyment of the park. She said she was against anything that would tzavel across the road
and interfere with the park which was a priceless gem in our community. Ms. Jones said
generally speaking, as far as rezoning and beginning this process, she was fine.

Ted Saneheliz asked if the 200-foot setbacks on McKitrick and Hyland-Croy Roads were met at
the corner. Ms. Husak said the cuwrrent plan shows the 200-foot setbacks. She said however,
there is a discussion abow a new right-ol-way acquisition on Hyland-Croy Road and there may
be some small deviations (20 feel) where Lhose issues will have to be resolved because the
projected night-of-way for Hyland-Croy Road was 80 feet, and 1t 15 now 120 feet.

Mr. Saneholiz asked what the Hyland-Croy Read area would potenhally look like. He said a
meandcred four-lane road was previously discussed. He said he understood it was a preiiminary
discussion. Ms. Husak said she believed that an Ernerald Parkway design was also one that had
come up many times when the discussion was ahout what Hyland-Croy Road could look like.
She said Emerald Parkway is a good example of a Dublinized road.

Mr. Saneholiz said when he looked at Hyland-Croy now, it was hard for him to accept retail on
the comner, but if he thought about what the future holds potentially for that area and intcrsection,
he has a lot less resistance to refail on that corner. He said he was not sure that he accepted all
the detalls of the present plan, but he was not nearly as adamantly against some form of
retail/commercial on the comer as he once was, having had the opportunity to envision what
[Iyland-Croy might ¢velve mto in the future. Ms. Husak agreed that increased development in
this arca will change it dramatically.
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Todd Zimmerman said he approved of the retail issue on that base. He said it was in the right
location from a future traffic standpoint and that it was in a good service location from the east.
He said it will draw more people there and keep people from using Avery Road and Perimeter
Road.

Mr. Sancholtz said his over-riding concem about putting retail here is its long-term viability as a
functioning successful retail corner in light of the extensive (700,000 square feet of commercial
and retail} just two miles north. He said Oak Park bas recently heen approved and there will be
an interchange at McKitrick Road and US 33. He said his rcal concern for the community as a
whole is that the center becomes not viable and not vibrant and that in 15 years, they regret it
after things have developed around it over time. He said that was his major reservation.

Mr. Zimmennan pointed out that the Shoppes at Athenry center on Avery Road was vibrant and
used. He predicted that someday this will look and be like that.

Mr. Gerber said he sensed they had enough support for another one of thesc concepts, but they
secemed to latch onto things in Dublin. He said they get a good idea and all of a sudden; every
project has to be the same with the same brick color, etc. He said they needed to get mare
creative down the road. He said if they are to support retail here he did not think there should be
more, e said they had to make sure that the retail here works. Mr. Gerber said retail in some
neighborhoods has not worked. He thought it had been a failure of design and that it had also
been a failure of the landlord to attract suitable retailers with snitable uses. Mr. Gerber said he
thought it was beholding on all of the Commissioncrs to help in that process to make these
people successful and to make these vibrant centers. He said the concept only works if the locals
utilize the center.

Mr. Saneholtz said that brought vp a concept for consideration. He asked Mr. Jones 1if there was
a way to make the 19,400-square-foot structure and all the structures that are anticipated to be
retail, more adaptive to other wuses, if in the future office use might be the actual dominant need
in this little pod because of the tremendous retail to the north. He asked if there was any way to
look at the architecture and the design in such a way to make it not look like they took retail and
put offices a1 it, but somethung that can function both ways.

ir. Jones said he thought you cannot separate the fact that this really is about place making and
they do have the Stavroff Company that has been 1n the community for a long time and have had
that vision. He said when looking at the long-term viability in this place making, 1t really has
much to do with the viability of these butldings becoming something else over a period of time.
He said the commitment to quality maierial and to the architeciural design is potng (o provide for
that vitality. He stressed ihat this is a delicately-scaled project, and if they compared other things
that seemed to be like it, and put them side-by-side, it is diminutive in its scal¢ and character. He
said the setbacks have increased and it will have a great fecl in relationship to the park across the
street and will provide that kind of place that is going o be very viable in the next 20-30 years as
a special place. Mr. Jones said its scale will dominate its success over what is occurring to the
north.
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Mr. Gerber said they had to make sure that the retail was integrated. He said it is on Dublin’s
northern border and gateway features, etc. are wanted. He said with the retail, this secemed like
where City Council wants to go and where the Joint Work Sessions have gone. He said if it
could be done within the parameters that it has to fit, it sounded like all the Commissioners wers
supportive. He said it was now time for them to do what they normally do at
rezonings/preliminary plans and review the text.

Mr. Sancholtz asked if there was any economic barrier to it being somehow evolving inte office.
He said he assumed that retail would command a higher square footage rental than office space
and that was part of his concem about the viability of retail here if in fact it becomes expensive
and we have very near by, inexpensive retail space. He said that was part of the challenge of this
particular site.

Mr, Gerber said he heard the applicant say if there was a conversion to occur, that they could
sustain that from economics and from an architectural aesthetic standpoint it fits as well. He said
if il was the pleasure of the Commission that retail can work there and it is consistent with what
they have been doing, then he recommended that they stay on retail and address the condition on
parking, and then review the iext, and then cover architecture, setbacks, etc. He asked Ms.
Husak what Planning’s thinking was in regards to parking.

Ms. Husak said Planning has reviewed this site plan and particularly bow it functions with the
remainder of the development. She said the text states the intention of this is to be a
neighborhood commercial area.  She said Planning is concerned that some design featurcs arc
more suburban where parking is in front of buildings, signalizing where you can park rather than
encouraging walking arcund in front of the buildings, drawing on the fact that there is a lot of
people living in the vicinity that could conceivably walk and use those uses. Ms. [lusak said
therefore, the idea that Planning has in this arca is to have 1t function more as a streel with
parallel parking and on-street parking. She said now, it is shown as pull-in parking 1n front of
those buildings.

Mr. Gerber asked if Ms. Husak fell there was ample parking for that. Ms. Husak said that was
onc of the good things about a neighborhood commercial center or mixed-use development
where uses have offsetiing hours and there are people there that could walk. Mr. Gerber said that
they wanted to encourage neighbors to walk. Mr. Saneholtz said the proposed parking was

approximately one space for every 240 square feet. Ile asked if Code was every 150 square {eet.
Ms. Husak agreed,

Mr. (Gerber asked 1t Mr. Hale objected to Planning’s suggestion for parking. Ms. Wanner said
one of the key issues with this retail is the viahility. She said the parking numbers included in
the text are key. She said they need to create enough parking for this retail center. She said they
understand that Planning staff is trying to minimize the parking, however this is not a good
option to keep the center viable. Ms, Wanner 52id they had addresscd the parallel parking next
to the buildings where it is most important to be able to create that people space.

Mr. Walter said conservation design has only been mentioned bricfly tonight. He said in the
Community Plan, they said not only thai there would be retail in this space, bul this entire
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property would be in a conservation design zone, He said he struggled with coming up the hill
and seeing cars parked into & small parking space. He said it was an important vista because it
was the crest as you come up the hill. Mr, Walter said he was not supporting making it look like
a car dealership.

Mr. Gerber confirmed that Ms. Husak had looked at this plan and that there was ample parking
and that it will work. Ms. Husak agreed. Steve Langworthy said Planning was trying o have
this development live up to what it says it is, a neighborhood center and not a suburban shopping
center. He said the view aspect of that was important in that it helps establish the chamacter of
that center right from the road. He said he thought Mr. Walter’s point about that was crucial,
which was that that dominant view be of building, rather than automobiles as might be seen in a
traditional suburban shopping center. Mr. Langworthy said if the parking ratio is not adequate
for their needs; it may be that they need to shift the design around to get more parking in another
area of the site that is not as visible from the road. He suggested it could be further interior to the
site or some of the interior spaces or buildings could be moved around to accommodate those
other parking pods. He said if parking numbers are a concern, he thought there was a way that
can be addressed.

Mr. Walier said on the west side there are very heavily wooded arcas, and on Hyland-Croy Road
to the south, there is the appearance of a grape vineyard, and something comparable is needed
that fits with the area. He said retail could be done if it is done correctly.

Mr. Saneholtz said he did not see frontage landscaping such as walls and hedges other than
internal addressed in the text. He asked about the periphery and along the road with laid stone
walls to Dublinize this whole neighborhood. Mr. Langworthy said those were details that they
could deal with, but one of the disadvantages of this area is when water is put up front, water
daes not block views very well. There is nat a lot of room to make dense Jandscaping to make it
function like they would like. Ile said in order to make that neighborhood feel again, they have
to minimize the vehicles.

Mr. Walter satd that Planming said it parked fine and the applicant said they wanted more
parking. Mr. Hale said they thought Planning was saying that maybe they should reduce the
parking on the site. He said they thought that one parked car per 240 square feet is adequate, but
less than that is not adequate. Mr. Hale said the oaly issue was the arrangement of the parking,
He said they thought there should be parallel parking and maybe some angled parking to get
more out fronl. He said they thought there were walls and fences in froat,

Mr. Gerber said he agreed with comments made with respect that this needs to fit in and that the
City does not want another strip cenier. He said he understood from Ms. {usak that they can do
other things and provide the needed parking. Ms. Husak agreed. Mr. Gerber clarified that
Condition 10 statcd they should work together and the Commission will see it at the final. He
said they also conld frorm there get into hedges, walls, etc.

Ms. Wanner said the parking scenario presented tonight is identical to what they had done at Oak
Park that was approved about a month ago. She said they have 200 feet of the setback, which is
ample room to provide mounding and landscaping, She said part of their theming was stone
walls. Ms., Wanner said they wanted to put some of that theming along 1lyland-Croy Road with
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trees, shrubs and stone walls which wiil more than screen those cars. Ms. Wanner said however,
it is the cars in front of the retail center that is the viahility issue for them. She said being able to
screen them is wonderful, but it is having that critical mass of cars in front of the store that is
critical to them for the viability of the center.

Mr. Langworthy asked whether there were entry doors only on the Hyland-Croy Road side and
there is no pedestrian access to the other side. Ms. Wanner said there was pedestrian access on
both sides. Mr. Langworthy confirmed that access to the building was not being cut off with

parking.

Mr. Walter said he was hearing the applicant say that if they do not have parking in the way it is
configured, the center is not viable therefore; they do not want to move forward. He asked if that
was correct. Ms. Wanner said they believed it was configured appropriately. Mr. Gerber asked
if the applicant was saying that the recommendation of staff to the Commission as contained in
Condition 10 is unworkable. Mr. Hale and Ms. Wanner said no, it was not unworkable.

M. Hale said his belief was that Planning thought they had head-in parking on two sides of the
street. He said their drawing shows parallel parking on one side and either angled or head-in -
parking on the other side. He said they were happy to work out the details out with staff before
they come back with the final development plan. Mr. Hale said they were convinced that there
needs to be parking in front of the buildings along the street. He said the buildings were two-
sided and there was signage on both sides. He said that ninety percent of the parking is in the
center.

Mr. Gerber read aloud Condition 10: That the commercial area be redesigned to creafe a
pedestrian-friendly streetscape and enviranment hy providing parailel parking, subject to
Planning and Engineering approval.  He said he interpreted that as it was the goal of staff and
he heard loudly of the Commission that we want this to be integrated into the community and
they do not want it to look like a strip center. He said he also heard from Mr. Hale that they
could work with that as long as they had certain requirements. Mr. Gerber suggested that they
go work on it and let them move forward. Mr. Hale said he agreed to Condition 10.

Mr. Gerber asked Mr. Hate what uses he envisioned. Mr. Hale said they had similar discussions
at City Council. He said there were two things they could do like the SR 161/Sharnrock project,
they could come up with an alternate list thas is half this long. He said another thing they could
do is say those uses are allowed in a CC, Community Commercial Dhstnct, except for...

Mir. Gerber said this was a planned district, and so they were not talking about Code issues. Ms.
Jones said there were many uses lisied that she would not consider neighborhood reiail services
like aptique stores and secondary stores. Mr. Gerber said he was most concerned with this
because he was sure the houses would be built before the retail and commercial. He said every
potential hame buyer will have to be told what is coming so that they will have a full awareness.
He said someday, a gas station will be waranted in this arca, but wondered if it could be deemed
a conditional use. Ms. Readler said the gasoline station could be moved to a conditional use
section and this list of uses.
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Ms. Jones objected to the conditional use: Drive-thiu services in association with any permitted

" use in Subarea F. She said the only type of drive-thru service she could imagine might be a

pharmacy drive-thru to service the acighborhood. She asked if they were going to leave it open
ended or try to limit the type of drive-thru. Mr. Gerber said this needed io be balanced because it
is not known what is going to go in now or in 15 years. He said he wanted to guard against
drive-thru traffic inside because it would not be pedestrian-friendly any more.

Mr. Zimmerman read from the top of Page 47, concerning parking and loading and the reduced
number of stacking spaces proposed in the text. He said he would like to have something said on
stacking, but still give staff an opportunity to review in the future. Mr. Gerber asked how that
could be worded as a condition. Mr. Hale suggested the condition: That the stacking will be
determined at the time of the final development plan. He suggested making the gas station a
conditional use.

Ms. Jones asked if they wanted to narrow the list of permitted uses, or leave them as broad as
possible to cover the future. Mr. Sancholtz said there were permitted uses listed that he would
very strongly object to, for instance, repair shops and related services. Mr. Walter said he had a
problem with any of the classifications that had the word “miscellaneous” included. He said if
they were going to be this specific, they cannot be this specific and broad at the same time,

Mr. Gerber said he thought alt drive-thrus had to be deemed conditional uses. My, Walter agreed,
but said the question was how many drive-thrus were allowed and are there any that the
Commissien is geing to disapprove. Mr. Gerber agreced. Mr. Hale suggested that they say the
permitted vscs for drive-thrus exclude restaurants. Mr. Saneholtz suggested exciuding food
service. Mr, Hale said they hope lo have a drug store, and possibly a dry cleaner or bank. He
agreed they would not do drive-thru restaurants. Hc agreed that all drive-thrus will be
conditional uscs, the gas station will be a conditional use, and they will make sure the repas
listed does not include auto repair.

Mr. Zimmerman asked if they wanted to go through the list use hy use. Mr. Gerber asked 1f
there was another way to du it. Ms. Readler said no, unless it was tabled and changed, then
brought back to the Commission. Mr. Hale asked if they could agree that the final list will be
approved at the time of the final development plan. Ms. Readler said that the problem with that
is only the Commission will kave the final say on the list of retail uses since Council does not see
a final development plan.

Mr. Langworthy said there are three types of uses, the ones that fit into a neighborhood context,
ones that fit in & neighborhood context with a conditicnal vse approval, and those that do not fit.
Ms. Jones said there were some that were more regional in nature and not neighborhood in
nature, Mr. Langworthy supgested the case be tabled to the next meeting and that a revised list
be brought back for review, Mr. Gerber said that was a good idea.

Ms. Jenes said this was a hig change for our community, and although she thought they were all
moving in a positive direction, she thought it would be mce to pin this down so that we are really
cautious about what uses we do allow in neighborhood retail for a center of this nalure. Mr.
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Saneholtz agreed. Mr. Gerber said when he made the motion, he would add that as a hases for
tabling.

Mr. Walter asked if the buildings would have second floors, and if s0, what would the use be and
what was the square footage. Mr. Hale said the square footage given was for the ground floor.
He said they included in the text that they could provided office or residential use on the second
floors and they do not have to increase the parking ratio.

Mr. Zimmerman referred to page 46 of the text under Density: Ouidoor dining patios and
pedestrian areas shall be encouraged throughout the subarea. He asked if there was an certain
maximum amount of square footage allowed for patio. Ms. Husak said it was net calculated like
that. She said it was part of the conditional use review. Mr. Zimmerman asked where on the site
patio is generally contemplated. Ms. Husak said currentty, to the north of the entry a restavrant
is indicated with 2 patio surrounding it on two sides that would face the pond. She said there is
also potential for patio space around the major tenant buildings, but it is preliminary at this point.

Mr. Sancholtz asked that Item H-1 - Setback Requirements on page 47 of the text be addressed.
Ms. Husak said that was the area of the text where there was a typographical error.  She said it
was supposed to read: The pavement setback shall be 110 feet, and the minimum building
setback 180 feet from the proposed future right-of-way. Mr. Sancholtz asked if it was the same
for McKitrick Road - #2. Ms. Husak said it was.

Mr. Hale said changes had been made in the drawings and they did not gef added to the text. Mr.
Sancholiz referred to Item J - Lighting: AN lighting shall be in conformance with Dublin
Exterior Lighting Guidelines except as provided for in this text and asked it be explained. Ms.
Husak said Condihon 5 addressed it

Mr. Walter asked to clarify the lighting condition, and if the reworked Kroger Center on Bridge
Strect had exposed gooscneck lighting. He asked if that would be precluded in this where it
stated that all building illumination shall come from concealed sources. He asked about sign
lighting. Ms, Husak said Planning had noticed the Kroger Center as well and is investigating
that 1ssue further. She said it is envisioned to be like the Giant Eagle center and the Shppes at
Avery, where the Burgundy Room restaurant is located.

Mr. Saneholtz said he could not find Exhibit A-8 in Item K — Architecture. Ms. Husak said that
Candition 6 should also state *.. .discrepancy between text and plans in general.” Mr. Gerber
asked that it be added.

Mr. Gerber said that in the final development plan stage, it will be in a larger format because the
Commission will have to review a landscape package, ete, He asked if the sign package will be
reviewed at the final stage as well. Ms. Readler said ves, except to the extent that it i3 addressed
anywhere in text. Ms. Jones said signs were addressed on Page 45 of the text.

Mr. Sancholtz referred 1o L-3, Page 49 and asked staff if the proposed signage was appropriate.
Ms. Husak said Condition 7 addressed that portion of the text. Mr. Walter confirmed that two
shopping center monument signs were contemplated; one on each of the roadways for this retail
center. Mr. Hale said except for the Code. Ms. Husak said ves. Mr. Sancholtz referred to C on
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Page 49 and E that mentioned the color of the sign text. He said there was no mention of the
color of the signs themselves. Ms. Husak said there were three colors contemplated, but a
decision on what the colors will be made at the time of the final development plan.

Mr. Sancholtz asked if staff was happy with the phasing of the project. Ms. Husak indicated that
they were. Mr. Saneholtz said that Subarea F could be an open field for years. Ms. Husak said
Plarning has requested that the applicant comtemplate phasing for Subarea F, particularly, and
due to the multiple conditions, that is the language proposed. Mr. Sancholtz understood that if
nothing was done in Subarea E, then literally Subarea F could sit blank forever or until
something was done in Subarea E. Mr. Hale said they had never thought that they do not have
the right to build the commercial at the same time. He said he did not think they had to wait
sequentially to get to the commercial because they believe they are going to do that relatively
quickly. Mr. Saneholtz said he was just interested that all of the Commissioners understood that
the corner could, under these terms, sit vacant for 15 years. Mr. Gerber said that was the same as
with every project that the Commission sees.

Mr. Saneholtz said there had been other projects that sat partially finished and they do not have
any leverage to cause completion of it. However, he believed that this text said they were going
to be required to build some commercial. Aaron Underhill, Smith and Hale, said the intent
behind this was to create an edge with either the building at the northeast corner of Hyland-Croy
and McKitrick Roads, or at the east/west entry on Hyland-Croy Road. He said they addressed
what structures in the first phase must be under construction within 24 month. He said there arc
no further restrictions placed on when the remainder has to go in. Mr. Sancholtz said he just
watted to clarify that his understanding was correct.

Mr. Gerber said he hiked the stepping up the level of the architecture. He recalled that at Fartan
West there was an internal architectural review board which did a good job, and the same thing is
being contcmplated here. He said that was a great idea. Mr. Saneholtz said he did not think 1t
applied to the commercial area. Mr. Hale saidl it did. Mr. Gunderman added that the commercial
areda will come to the Commission in the final development plan, whereas the single-family
homes will just go through an administrative review process.

Mr. Saneholtz asked about Exhibit 13 on Pape E-% which calculated the open space. He asked
how the required setback space was credited to the development. He said he had heard multiple
explanations where some got none, some got hall credit, and others got 100 percent credit and
asked why. Ms. Husak said that Code requires each subdivision to set aside certain acreape of
open space. She said it was appreximately 11 for this site. She said it was a formuia in the Code
based on the size of the site as well as the number of housing units. She said setbacks get
credited 50 percent if amenities to the public are included in those open spaces and whether or
not a development gets credited for open space, really just becomes an issue if they are short on
what they are required to have.

Mr. Walter asked with respect to the bikepath and that general area, what was staff’s position on
connecting that to the Metro Park. He said at that intersection, it appeared that it was being
driven up to the north, to the main entrance. Ms, Husak satd it would definitely require some
coordination with the Metro Park, similar to what was done with the Qak Park development.
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Mr. Walter said it was disconcerting to him that at Jerome High School, there is the same kind of
comer situation preventing easy pedestrian access as now exists at the Metro Park.  He said it
was an unsafe pedestrian/car interaction. He said he would like to see if they could work that
better when it gets to final, plus sitting that as a connection to Tartan West that does not seem to
be completed. Mr. Saneholtz said the connectivity of this development to the park itself is huge,
especially if there is a four-lane boulevard in front,

Mr. Walter said the water feature on Hyland-Croy Road seemed to have a hard edge on it and he
wondered if they were going 1o try to naturalize it so that it is in keeping with some of the other
naturally existing ponds. Mr. Hale said the side that Mr. Walter was referring to would be
naturalized.

Mr. Gerber asked if the garden lots and alleyways really sold. He asked what they would look
like in 15 years. Mr. Hale said if done right, they will be fine. He said there ts a limited number
of them and they feel there will be @ demand for them. Mr. Gerber asked if they did not work,
what would Plan B be. Mr. Hale said he guessed they would come back and request to put in 80-
foot lots instead.

Ms. Husak asked everyone to recall what was seen in Westhaven where a majority of the lots
were alley access lots with garages in the rear and it worked. Mr. Langworthy said he had
visited the Kentlands and asked the same question about thc marketability of this type of lots.
He said the comment made was similar to what Mr. Hale said. He said they said there is a
certain market that would not buy that, but there is 2 certain market that will, and the key is w0
balance the number so that there is enough to address thal market, but oot too many that some
will stay vacant.

Mr. Sanehollz said that he liked the concept of having some alley loaded garages. He said at
Westhaven, it gave those sections the pedestrian feel which is definitely different than our typical
pattern. 1le said he appreciated the flexibility and the attempts the developer has taken upon
themsclves to gmive us the opportunity to do it.

Mr. Gerber said this was a great project and thought that they had moved the biggest mountains
tonight. He said he would like to table this in order to get with staff on commercial uses. Mr.
Hale asked if the case could be tabled to the February 1 meeting and waive the 13-Day Rule.

Mr. Gerber asked if that would give Planning enough time. Mr. Gunderman said 3t would be
enough time if the only 1ssue to deal with was the commercial uses. Mr. Gerber said it was, with
a fire combining of some of the other comments the Commissioncrs have made.  Mr
Gunderman noted that if there is no need for new drawings and only a new list of uses, they
could waive the 15-Day Rule.

Mr. Walter asked if that at the next meeting, they would have the opportunity to go into detail on
some of the other subareas. Mr. Getber suggested that the issues with other subareas be
discussed tonight.
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Mr. Walter said the topology of the site has a ridge, and he asked how much earth will be moved
specifically in Subareas 7 and 2. He said he did not want those arcas flattened. Aaron Stanford
said if the question pointed toward the level of grading or elevation changes, what they provided
did not indicate at this point of time what will be seen as a change in elevation. He said that
wouid be worked out through the final development plan. Mr. Walter said he asked because the
grading at the Riverside Drive retail center looked significantly different than what was
contemplated. He wanted to make sure that is covered at some point. Mr. Gunderman said there
had been questions about that grading and the plans really are consistent. Mr. Walter said he was
concerned about the change of hills in Phase 7, Subarea D-2. Ms. Wanner said there will be
some grading. She said they will iry to keep the natural features like the tree rows and minimize
the grading around the trees.

- Mr, Walter asked where staff was considering the stub sireet on the northern entrance to be. Ms.
Husak said that was also a fina development plan issues. She said they wanted to build in
‘connectivity to future possibilities for development. She said it would have to be located
sensitively to existing vegetation.

Mr. Walter said he liked all the features discussed in the southem area, but the north gets very
linear there. He said if there was a way to make it less linear he would like it. Ile said there will
probably be two very different characteristics in the neighborhood depending upon which area
you live. Mr. Gerber asked that the issue be kept in mind for the final development plan stage.

Mr. Sancholtz referred to Page 22 where it stated that shutters were to be operable or appear as
such. He asked if “appear as such” meant that they cannot be fastened dircctly to the building as
might be secn in lesser quality, Ms. ITusak said the shutters would appear workabie and be sized
to cover the window. Mr. Sancholtz said he found the wording inieresting under 1-BB on Page
22 of the text just ahove the blue shutier graphic. Mr. Jones said “or appears as operable”
generaily means that there s shutter hardware that is associated. He said it was not just a shutter
tacked to the wall,

Mr. Hale said they were happy to do whatever the Commission wanted. He asked if they wanted
to spend five minutes going over the uses, or bring themt back at the next meeting. Mr. Saneholtz
said there was no need to rush through the uses, and he would like the professional planning staft
time to review them, Mr. Gerber said he understood the list of uses was short. He said other
comments had been made tonight. He said the purpose of waiving the 15-Day Rule was to get it
back here. However, he said there 1s a risk because two Conunissioners were not present
tonight. He said procedurally, he was not sure how to procced.

Mr. Hale suggested it could be approved, subject to brninging back the list to the next meeting,
and the discussion is the list. Mr. Gerber suggested holding off. He said five Commissioners
had pretty much signed on to this and are very much committed to recommumending approval to
City Council. He said it had been tned before and sometimes people get confused about what is
going on. He said he preferred that they come back on February 1* and wrap it up. Mr. Gerber
said he was not Jooking for a three-hour meeting on the topic. He said he thought they could go
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through the points that have been raised. He said staff was keenly awate of what those points are
and ean work with the applicant to get those to the Commission. .

Mr. Gunderman said hasically, the same conditions were expected in the next discussion with the
only thing changing between what is before them now would be a list of uses for the commercial
arca. Mr. Gerber agreed with Mr. Gunderman. Mr. Gurderman said the recommendations for
uses will be sent in the Commission packet.

Mr. Walter said the Commissioners will see revised conditions, because Mr. Gunderman said the
same conditions will get tweaked. Ms. Husak said as an example, Condition 7 was a good
candidate to be taken care of then.

Mr. Zimmerman referred to Page 39, Subarea D-1, #3, Garden Lots, down to H. He said on the
other Subarea D-2 it mentioned: Such fences shall not be made of vinyl and it was absent in H
and assumed it was a typopraphical etror he would like correct. Mr. Langworthy said they
would like to take the mention out because it was already forbidden by Code.

Mr. Zimmerman referred to Subarea E, Page 43, at the bottom: Off Street Parking — All
townhouse units shall be required to have a minimum of two off street parking spaces. He asked
if the garage was considered as off street, not a driveway behind the garape. Mr. Hale said
garages were considered as off street parking, not the driveway behind the garage.

MOTION AND YOTE:

Mr. Gerber moved to table this Rezoning/Preliminary Development Plan to the February 1, 2007,
meeting, waiving the fifteen day rule, to further deline the uses within the development text, and
to further clarify the conditions contained in the staff report, consistent to the discussion at this
meeting. Mr. Zimmermnan seconded the motion and Mr. Hale agreed to the tabiing. Mr. Gerber
said he thought this was a great project and that the big issues were covered. He said they are
just about there and he thought he could speak for everyone on the Commission that there was
ample support for this and they looked forward to seeing this on February 1%,

The vote was as follows: Mr. Walter, yes; Mr. Saneholtz, yes; Ms. Jones, yes; Mr,
Zimmerman, ves; and Mr. Gerber, yes. {Tabled 5-0.)

Mr. Gerber adjourned the meeting at 9:22 p.m.

Respectfully submitted,

L/Effm;?/ ' qﬂ&ﬁl/ #om.

Flora Rogerd'and Libby Fdrley
Administrative Assistants
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