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MEMO 
 

To:   Nichole Martin, AICP  

  Planner II, City of Dublin 

  

From:  Christine Trebellas, AICP, Registered Architect, LEED Green Associate,  

  Historic Preservation Consultant 

 

Date: February 15, 2021 

 

Re:   181 S High Street, First Review of New Design 

 

INTRODUCTION 

The existing house at 181 S. High Street consists of a ca. 1967 (per the Franklin County Auditor’s website), 

red brick, side-gable roof, two-story house of approximately 2,800 square feet. The building has a T-shape 

footprint with a one-story attached garage to the south and one-story addition to the north of the main 

house.  Located on the edge of old Dublin on the northwest corner of S. High Street and Waterford Drive, 

the property contains a dry-laid stone wall extending along High Street typical of other properties in 

historic Dublin.  The site is within the Dublin High Street Historic District boundary increase per the 2017 

City of Dublin Historical and Cultural Assessment (CDHCA). However, due to its age at the time, the 

building was recommended non-contributing to the City of Dublin’s local historic district as well as the 

Dublin High Street Historic District boundary increase. The building also lies within the Bridge Street 

District-Historic Residential zone, per the 2019 Bridge Street District Development Code. 

 

This project was first reviewed as part of the informal review process in October of 2020 by Preservation 

Designs LTD, and those review comments were presented at the October 28th Architectural Review Board 

meeting.  Since that meeting, Richard Taylor Architects has presented a new design where the existing 

structure is demolished and replaced with a one-and-a-half-story house with a front porch facing S. High 

Street.  A new driveway sits at the western-most end of the site with entry off of Waterford Drive to 

connect to the new west-facing garage.  A rear patio sits behind the house with the new garage 

immediately to its north, and a proposed landscape buffer lies to the south facing Waterford Drive. The 

existing shed at the south and west of the patio is to remain and be incorporated into the new site plan. 

 

The City of Dublin Planning Department contacted Preservation Designs LTD to address the suitability of 

the proposed design concept and its compatibility with structures within the Dublin Historic District. It is 

important to note that this report does NOT address whether the existing structure is considered eligible 

for the National Register of Historic Places now that it is over 50 years of age, and it does NOT address 

whether demolition is a suitable option for this building. Rather, this review is limited to the proposed 

new construction designed by Richard Taylor Architects. As always, this review is based upon this 

reviewer’s understanding of the City of Dublin Bridge Street District (BSD) Zoning Districts, and the 

Preservation, Rehabilitation, and New Construction Guidelines of the Historic Dublin Design Guidelines. 

These comments are based on the reviewer’s professional experience and judgment regarding historic 

architecture and preservation projects. However, these comments do not (and cannot) identify every 

issue that may be of concern to the City of Dublin and its various review boards. As always, the final 

determination of these issues lies with the City of Dublin. 
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Figure 1.  Overall view of the buildings south of Bridge Street with the proposed new construction shown in black.  The red rectangle 

outline represents the detail area shown in Figure 2.  (Original Adobe Illustrator sketch using ArcGIS Data provided by the Franklin 

County Auditor and the City of Dublin, extracted September 9th, 2020; not to scale) 
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Figure 2.  Detail site plan showing the proposed building and site contrasted with the adjacent structures and properties. The 

proposed items by Richard Taylor Architects are shown in black, with the exceptions of the landscape buffer south of the rear patio 

(shown in green) and the existing stone wall on the S High Street elevation (shown in brown).  Where the existing stone wall and the 

proposed sidewalk intersect, it is shown as red. (Original Adobe Illustrator sketch using ArcGIS Data provided by the Franklin County 

Auditor, extracted September 9th, 2020 with proposed 181 S High Street Design by Richard Taylor Architects; not to scale.) 

 

  



                            

 

4 

 

THOUGHTS on the NEW CONSTRUCTION at 181 S HIGH STREET 

The Historic Dublin Guidelines state that new buildings in the historic district should be designed to 

fit into the strong existing context. They should not try to look old or assume a historic character they 

never had. Rather, new construction should follow historic buildings in placement and orientation on 

a lot; in scale and proportion; in building height (one to two stories); in materials, textures, and 

colors; in massing, form, and roof shapes, as well as in the rhythm of bays. It should add to the 

continuity and compatibility of the neighborhood and not diminish its historic integrity. And new 

buildings should not replicate historic ones and create a false sense of history, but should be 

compatible to not detract from the character and integrity of the surrounding historic structures.  

Furthermore, new buildings should not have multiple traditional features that are not used in the 

proper manner or do not work together (Historic Dublin Design Guidelines, 70-73).  

 

 
Source: Drawing 9, New Construction, Historic Dublin Guidelines. 

The proposed new construction at 181 S. High street consists of a one-and-a-half-story home with a 

rectangular footprint covered with a side-gable roof. A one-and-half-story front projection contains 

the entry hall and stairs while a rear, one-story gable-front projection contains the family room. The 

front entry is covered by a seam-metal hipped-roof front porch that wraps around the sides of the 

entry projection. A one-story laundry room hyphen connects the main house to the attached one-

and-a-half-story garage and home office to the north and west of the main house. Designed by 

Richard Taylor Architects, the new home appears to be inspired by a simple vernacular “cottage” or 

farmhouse. The new home will be placed on the lot similar to the existing house and in line with 

neighboring historic structures to the north (See Figures 1 and 2 above). The large existing trees to the 

east of the current structure will be preserved as well as most of the dry-laid stone wall along S. High 

Street. A small portion of this wall will be removed to connect the new house to the existing brick walk 

along S. High Street. 
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Overall, the new building’s mass and form create a unified, logical composition that compliment 

neighboring structures in the historic district. The one-and-a-half-story roofline matches that of 

neighboring properties and does not detract from the historic character of the area. The setback of the 

new building conforms with other buildings along the west side of S. High Street. The laundry room 

“hyphen” that connects the main house with the attached garage to the rear is ideal for new construction 

in the historic district since it lessens the impact of the attached garage from S. High Street. However, 

before the final design is approved, the following items should be considered: 

 
Site Issues: 

• Ideally, the stone wall along the S. High Street sidewalk should not be broken by the proposed 

entry walkway. This dry-laid stone wall is a character-defining feature of the Dublin Historic 

District and should not be removed. Its loss would diminish the integrity of the overall historic 

district. Instead, the new entry walk should be positioned to connect with Waterford Drive. In 

addition, this stone wall should be labeled on the site plan and protected during construction so it 

is not damaged by accident.  

• At the west end of the property, clarify if any trees would be affected or need removal due to the 

location of the new driveway. If trees are to be removed, will more be added as a buffer to the 

neighboring properties? 

• Consider removing or modifying the existing shed so it appears more sympathetic with the 

proposed design. At a minimum, paint the shed to match the main house and/or other 

outbuildings such as the garage. 

• Provide more information regarding the landscape screening to the south along Waterford Drive. 

In addition, will any landscape screening be provided to the north for neighboring properties in 

the historic district?  
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East (Front) Elevation: 

• The overall height, form, and massing create a balanced composition which is compatible with 

other buildings in the historic district. However, there is a lot of roof visible along the façade that 

tends to overpower the other building elements. Consider simplifying the roofline, reducing the 

size of the center dormer and adding small dormer windows to create more of a cottage-like 

appearance. Another option could be reducing the height/pitch of the roof or increase the height 

of the front stone veneer wall so it continues up the façade. For example, 167 S. High Street has 

the front wall continue halfway up the second story before the roof’s gable begins (See attached 

photos at the end of this report). 

• Consider shifting the garage pedestrian door slightly to the south so the rhythm of the bays is 

more balanced. For example, refer to the composition of the door and windows at 182 S. High 

Street (See attached photos at the end of this report). 

• According to the applicant’s statement, the exterior materials are painted clapboard siding and 

cultured stone veneer, but this is not noted on any of the elevations. Please note the materials 

and their locations on all the elevations. In addition, the stone veneer should wrap around to 

other portions of the building at least as a foundation or water-table. Currently, it appears that 

the stone is just “applied” to the front of the building at the back of the porch, which is not 

appropriate historically. And, for the next submission, please provide information regarding the 

stone veneer and clapboard siding to verify that they are compatible with the historic district. 

(This applies to all elevations). 

• Please provide more information regarding windows and doors for the project. The applicant’s 

statement notes that the windows are wood-clad with simulated divided lights. Please provide cut 

sheets or specifications for the windows and doors in the next submittal to verify that they are 

compatible with the historic district. 
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North Elevation View of 3D Model 

• Please provide details of the north elevation and its materials instead of a simplified 3D model. 

Although this elevation is not as important as S. High Street or Waterford Drive, it will still have an 

impact on neighboring property owners as well as the overall historic district. 

•  More information should be provided regarding the windows, their size, and their placement 

along this elevation to create a harmonious composition. In addition, provide cut sheets or 

specifications for the windows and doors in the next submittal to verify that they are compatible 

with the historic district. 

• The stone veneer that is applied to the façade should continue along the sides of that portion of 

the building to give the impression that the core of the structure is a stone building. In addition, 

stone veneer should wrap to other areas of the structure, at least as a foundation or water-table, 

to create a unified building.  

 

 
West (Rear) Elevation 

• As in the front elevation, there is a lot of “roof” visible. Consider reducing the roofline or 

simplifying the roof. However, this is not as much an issue here since it is a rear elevation and the 

gable of the family room as well as the stone veneer chimney provide some visual interest. 

• The stone veneer of the façade and the chimney should wrap to the rear elevation, at least as a 

foundation or water-table to link these elevations and their elements. 

• As in the other elevations, please provide information regarding materials, windows and doors. In 

addition, provide cut sheets or specifications for the windows and doors in the next submittal to 

verify that they are compatible with the historic district. 
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South (Side) Elevation 

• The stone veneer along the façade of the building should continue up to the second-story dormer

to give the impression that the core of the structure is a stone building. (If the size of the dormer

is reduced to a small window dormer that reads as part of the roof and not as part of the

structure below, then this is not necessary.) In addition, stone veneer should wrap to other areas

of the structure, at least as a foundation or water-table, to create a unified building.

• The garage elevation needs some clarification. In the floor plan, the lower window is NOT located

under the gable. The configuration above is preferred. However, the garage door should be

moved to the east as in the floor plan. And consider adding an element to the west of the garage

to balance the garage doors to the east and create more of a symmetrical composition. This

element could be something as simple as a trellis for vegetation.

• And as in the other elevations, please provide information regarding materials, windows and doors.

In addition, provide cut sheets or specifications for the materials, windows, and doors in the next

submittal to verify that they are compatible with the historic district.

• In the next submittal, provide an expanded elevation with the existing shed and proposed

landscape buffer to visualize the complete elevation along Waterford Drive. This will help

determine the impact of the new construction on neighboring property owners as well as the rest

of the historic district.

Overall, the façade is appropriate to the historic district in terms of size, height, scale, overall form, and 

proportion, and will not detract from the integrity of the historic district. However, some elements such 

as the roofline and the massive amount of roof visible from S. High Street need to be addressed. And 

more attention needs to be paid to materials and their location. Ideally, cut sheets or specifications 

should be provided for various materials, including the windows and doors, to verify that they are 

compatible with the historic district. The setback of the new building conforms with other buildings along 

the west side of S. High Street. The site plan is a good starting-point, and utilizing the western most side 

of the lot for driveway access to the rear garage is in keeping with nearby contributing buildings. 

However, the dry-laid stone wall along the front of the property is a character-defining feature of the 

historic district and should be maintained. And since the property is part of the historic Karrer homestead 

(and associated with the Karrer Barn located at 225 S. High Street and the George Karrer House located at 

167 S. High Street), there is the possibility of archaeological resources located on the property. If a 

potential archaeological find is uncovered during the removal of the existing house and re-grading of the 

property, the City of Dublin and the appropriate authorities should be informed immediately.  
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PHOTOGRAPHS ALONG S HIGH STREET 

 

 

 
Figure 3. Existing property looking northwest from the intersection of S High St and Waterford Dr.  Note the dry-laid stone wall on 

the east end of the property; this wall is one of many that provide a sense of place particular to Dublin and contribute to the 

integrity of the overall historic district. Traditionally, walls such as these defined agricultural fields. (Google Maps, August 2019) 

 

 
Figure 4. Existing shed located at the rear of the property, looking northwest from Waterford Dr.  The proposed design lists this shed to 

remain, but no information is given regarding its treatment. The shed also uses board and batten, which is an acceptable outbuilding 

siding material. (Google Maps, August 2019)    

 

  
Figure 5. The George Karrer House at 167 S. High Street.  The house is a late 19th- century building with a gabled ell form that has been 

modified over time.   Note that the central entry gable is in line with and matches the material of front porch’s back wall below. 

(Preservation Designs, October 2020). 
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Figure 6. The Karrer barn at 225 S. High Street. Note the dry-laid stone wall on the east end of the property; this wall is one of many 

that provide a sense of place particular to Dublin and contribute to the integrity of the overall historic district. Traditionally, walls such 

as these defined agricultural fields. (Google Earth, August 2019) 

   
Figure 7. 138 S High Street.  This house is another example of a one and a half building.  Note the clapboard siding and the simple shed 

porch roofs. This building is considered contributing to the historic district.   (Google Maps, August 2019) 

  
Figure 8. 182 S High Street.  This original portion of the house is a one-and-one-half front gabled vernacular house and is individually 

listed on the National Register of Historic Places.  
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MAPS & HISTORIC IMAGES 

                            
1. 1856 map of Dublin, Ohio. The property at 181 S. High Street is south of the Wright home and law office. (John Graham Map of 

Franklin Co. Philadelphia: R. C. Foote, Jr., 1857) 

 



                            

 

12 

 

 
2. 1872 map of Dublin, Ohio. The property at 181 S. High Street is owned by J. E. Wright. The Wright home and law office is to the northeast. 

(Caldwell’s Atlas of Franklin Co. & City of Columbus, OH. J. A. Caldwell & H. T. Gould, 1872) 
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3. 1881 plat of Dublin, Ohio. The property at 181 S. High Street, as well as at 167 S. High Street (the George Karrer House) and 225 S. High 

Street (the Karrer Barn) are now owned by George M. Karrer. In all, George M. Karrer owns approximately 9.75 acres in the area. (Digital 

Collection at the Columbus Metropolitan Library). 


