
























C I T Y 0 F D U B L I N

Oeplftment of PI, nning & Development

RECORD OF ACTION

DUBLIN PLANNING AND ZONING COMMISSION

JUNE 4, 1992

The Planning and Zoning Commission took the following action in the application

below at its regular meeting:

Revised Concept Plan - Avery Road Mixed Use

location: 94. 392 acres located on the northeast corner of Rings Road and

Avery Road, extending northward along Avery Road approximately 1, 850

feet and extending eastward to Wilcox Road at a point approximately 1, 040

feet north of Rings Road.

Existina Zonina: L1, Limited Industrial ( Washington Township) and R 1- 8,

Restricted Suburban Residential District ( Washington Township), as

accepted on annexation in 1990.

Reauest: Review and approval of revised Concept Plan under PUD

regulations.
ProDosed Use: Mixed use development of limited industrial, neighborhood
commercial, multi- family and single- family residential and park uses.

Aoolicant: Avery Road, Ltd. and Wilcox Road Associates, c/ o Robert A.

Meyer, Jr., attorney, Porter, Wright, Morris & Arthur, 41 South High Street,

Columbus, OH 43215.

MOTION: To approve this revised concept plan realizing this is a non- binding
review. The plan is subject to the review of the staff and Commission

before submitting the preliminary development plan that specifically
needs modification with. respect to the thoroughfare, layout, and the

density issues.

VOTE: 6- 0

RESULT: This revised concept plan was approved.

STA . F CERTIFIOATION:

J' . ~

Lisa Fierce

Planner
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1. Revised Concept Plan - Avery Road Mixed Use

Mr. Manus made a motion to take the Revised Concept Plan for Avery Road Mixed

Use off the table. The motion was seconded by Mr. Fishman. The vote was as

follows: Mr. Campbell, yes; Mr. Fishman, yes; Mr. Geese, yes; Mr. Manus, yes; Mr.

Rauh, yes; and Mrs. Stillwell, yes. { Motion approved 6- 0.}

Ms. Fierce presented the staff report and slides of the site. She said the main

concerns from the previous Planning and Zoning meeting were density, parkland

n:~"~ placement and proportion of multi- family and single- family uses. The Southwest Area

Civic Association would address traffic issues along Rings Road. The surrounding

properties include the Heather Glen subdivision, the Northwest Corporate Center and

the proposed Brighton Park subdivision. The new plan is similar to those seen in the

past. It includes a new east/ west road running from Avery Road to Wilcox Road, as

well as similar land uses. There is neighborhood commercial along Avery Road,

predominantly multi- family and park within the central part of the site and single-

family uses along Wilcox Road. Some of the changes seen with this proposal include

a reduction in the number of multi- family units. The previous density was reduced

from 12 units per acre to 9 per acre for multi- family and 7 for the condominium area.

The single- family area actually has increased to 29. 3 acres. The new plan also shows

an interruption of existing Rings Road by curving it to the north to intersect with the

new east/ west road. The neighborhood commercial area and the parkland are the

same. The only change in parkland is the inclusion of the wooded area within the

middle of the site. Staff feels that this plan has some merit to it. There are a number

of areas where it can be improved, Le. the density issues and circulation pattern.

Staff recommends that this case be tabled until some of those other issues can be

resolved.

Mr. Olausen said the traffic issues should be studied.

RiF',,", 
Mr. Rob Meyer, attorney for the applicant, said they have toned down the multi-

family, recognizing the input received to date. They have removed the lot lines and

the internal streets of the plan. The major thoroughfares have been shown as well as

the minimum lot size, average lot size, and areas of 100-foot lots. The park areas

permit use by single- family and multi- family components, provide buffering and

preserve trees. A condominium area has been located that extends out to Avery Road

to satisfy St. John' s Church. Density has been reduced considerably. The private

road is shown in schematic form which would access some of the multi- family out to

Avery Road in response to a request from staff. A t- intersection in Rings Road that

breaks this road has been shown. This is an important component of this plan to the

applicant and the neighborhood.

Mr. Bill Yoder, representative of the Southwest Area Civic Association, said this group

has the following concerns and solutions:

Concern # 1: The amount of single- family should be increased at least to the level
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indicated on the Southwest Area Plan. The single- family area included on this

proposal provides approximately 29. 3 acres of housing area, plus 4. 6 acres of

parkland for a total of 33. 9 acres. This is four acres less than the 38 acres suggested

by the master plan. As a compromise, the developer agreed to change four acres of

the designated industrial ground for condominium use.

Concern # 2: Provision needs to be made for a reasonable transition of lot sizes. The

plan provides 100- foot wide lots on Wilcox and Rings Roads. Lot sizes were then

reduced in increments to transition and blend into the multi- family rezoning.

Concern # 3: An interruption of Rings Road should be provided to slow and control

traffic. Waterford Village is the model for our neighborhood. It is bounded by main

roads and more intense zonings and has thrived to become the anchor for the area.

Without the development of a solid core, our area could become an unsafe

downgraded area.

Concern # 4: The east/ west connector road should be aligned with possible future

development to the east. The roadway termination has been relocated at a possible

future alignment. The larger corner lots in this plan provide alignment flexibility.

Concern # 5: Office use at the west side of this site, as indicated on the master plan,

may better suit the area. The commercial acreage of the April 16th " Plan A" was

reduced from 10. 2 acres to 7. 9. The location for the commercial area was moved

away from St. John' s Church and replaced by condominium areas.

Concern 6: A package of development standards needs to be provided. The

applicant has agreed to work with the neighborhood on development standards for the

preliminary plan.

Concern # 7: We want a commitment to parallel construction of multi- family and

single- family development. The applicant will address this during the preliminary

zoning phase.

Concern # 8: The multi- family buildings should be limited to one story. A fifty-foot

strip of parkland between the new single- family and multi- family insures a reasonable

setback. This negates the need for the single-story requirement mentioned. The

multi- family buildings will be limited to two stories. One exception noted is at the

northern edge of the northern group of multi- family. It needs a landscape buffer and

50- foot minimum setback from the northern property line to protect future single-

family zonings in this area.

Concern # 9: Decrease the area of multi- family to match the suggested levels of the

master plan. The number of multi- family units was decreased from 552 to 284 units.

Concern # 10: The plan submitted tonight has fewer acres of parkland than the plan

neighborhood residents approved. According to the developer, the staff said to
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eliminate green space corridors and parkland connectors. The result is to increase the

multi- family acreage which is already a burden to our area. We want a buffering

system. Without buffering, the neighborhood risks being overwhelmed. Mr. Yoder

presented a color- coded sketch of the neighborhood. It shows a green belt around the

residential core. It can also provide additional pedestrian pathways.

Concern # 11: Th.~ cul-de- sacs near the center of the southern residential area miss

proper alignment at the intersection by approximately 75 feet. Several of the lot

depths are less than 120 feet in depth. This can be corrected on the preliminary plan.

Concern # 12: It has been suggested that a multi- family outlet be provided onto Rings

Road. Multi- family should access Avery Road or neighborhood center.

They feel the Community Plan provides the method to resolve the development issues

of road growth versus residential development. The Southwest Area Plan was then

developed to provide the solution. Mr. Yoder said the intent of the plan is to protect

the fragile single- family area by insulating it from the heavier traffic streets.

They suggested that the future westbound extended Rings Road be redirected to

Tuttle Road or Enterprise Drive. Another alternative is to diffuse the traffic through

the area by providing several routes with lower speed and controlled traffic.

Locating houses on Rings Road has already been established on the east side of the

freeway at the Llewellyn Farms. They feel it is important to maintain this on Rings

and Wilcox Roads. Mr. Yoder suggests that before this proposal be rejected for

roadway issues that a formal change of the Master Plan would be needed.

Ms. Fierce said staff' s basic concern is that the plan, as proposed, does not

demonstrate integration with the overall southwest area with respect to land uses and

densities. Staff is concerned with the commercial element of the plan, as well as the

overall residential density. The overall density of this plan is 5. 8 dwelling units per

acre; Waterford' sdensity is 3. 99. The Southwest Area Plan is being re- evaluated by

staff. Originally it did not include detailed planning of the thoroughfares, of specific

land uses, and of appropriate densities. She said planning staff has still not seen the

plan proposed by the applicant this evening.

Mr. Manus asked what is the reason for departure from original intent of this road

structure as it was shown prior to their annexation. Ms. Clarke said there were

different circumstances at the time, and the plan was drafted and reviewed in a

hurried fashion without traffic engineering input. The plan was a response to a major

developer who was not sure he wanted to have his land annexed to Dublin. It was

specifically laid out to provide a clarification of the City' s best intentions with regard

to the conceptual development of this property. It has limited utility and was a pre-

annexation declaration as to the City' s intentions. No traffic engineering data went

into it. There weren' t many public hearings or much public debate. She said the new

plan for the larger area will be done in open session with public hearings. A
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consulting traffic engineer has been hired. No data is yet available as to whether the

neighborhood' s view of Rings Road will be something that can be accommodated.

Before changes are made to limit the road system, there should be enough through-

road and remaining lanes to provide adequate access in, out and through. The

Southwest Area Plan is something that every proposal is judged against. There were

only a few parcels on which the density was stated. These were discussed up front

along with agreements on a park fee. However, there was not a density specified on

the balance of the parcels, becCluse there was no agreement at that time.

Ifi"!''' Ms. Stillwell asked about the discussion in April of the expansion of the planning area

for this plan of 90- 120 days. Is it now closer to completion? Ms. Fierce said it is

progressing but will still take some time. It will be discussed at land use committee

meetings initially, and then it will be brought forward to the Planning Commission in

a few months. Ms. Clarke said 90- 120 days was too optimistic given both the level

of current applications and the staffing level. As a major planning document, it will

take time to coordinate with Washington Township, the City of Columbus, and the

City of Hilliard. Ms. Fierce has been working with the school districts and the other

areas involved. There will be meetings with a sub- committee of the Planning

Commission and with a land use committee next month.

Mr. Meyer said the area plan is something that the people in the area relied on with

respect to the land uses. He said he is asking for approval of a concept plan. The

Code is very specific in saying that approval of a concept plan is not binding. It

merely allows work to continue. He asked that this concept plan be approved and any

changes be made in the preliminary development plan.

Mr. Campbell said that when the annexation proceeding was taking place, it was to

the mutual benefit of the City and the residents. It was a general plan which was

subject to review and modification but only in the process where it would be done

through hearings. What is being discussed tonight doesn' t match the plan in two

respects. One is that the road network on the original plan shows Rings Road being

straight through. The compromise arrangement between the developer and the

residents shows that Rings Road has a couple of t- intersections. The second thing

is that the plan shows a relatively large section along Avery Road of office planned

light industrial and office multi- family as the next segment to the east. Again, those

aren' t proposed tonight. The proposed plan shows substantial multi- family and

condominiums in that area. There is an additional road in the plan that doesn' t show

up in the original plan. It is the request of everyone to periodically review and modify
this Southwest Area Plan. It may not be fair to the developer to hold up his concept

plan. It' s a rare occasion to have the residents and the developer in agreement. Do

staff' s concerns of the density issue and the actual configuration of Rings Road have

to be resolved prior to approval of the concept plan? The residents want the lot lines

addressed in the concept plan but this is not done.

Mr. Yoder said the roadway issue is the issue. To divide the area in half will hurt the

possibility of good quality single- family in the area. He believes the master plan for

Z-q~' ool
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this area was very carefully tnought through. Staff has had two years since

annexation to do a new plan.

Mr. Meyer said discussions were started with the staff back in November with

generally positive feedback. Mr. Meyer said the Southwest Area Plan has been

promised since that time.

Mr. Rauh feels this process cannot proceed further without resolving the density issue

and the traffic network for the. Southwest area. Mr. Meyer said the Code says

nothing about the word density in its discussion of concept plan. The concept plan

does speak of major thoroughfares and those have been addressed.

Mr. Geese asked if there will be some consistency in the single- family and multi- family

development and the applicant has to be willing to present development standards on

such items as house size~ materials, and roof. Mr. Meyer said these will be addressed

in the preliminary development plan stage or the PLDR for the single- family. Mr.

Geese asked if single- family will be the first process or will multi- family. Mr. Meyer

said they have withdrawn a few of their proposals because they are further along than

the concept plan stage.

Mr. Campbell said if the concept plan is approved tonight with the developer' s

submitted uses, is the City committed to this particular configuration? Mr.

Banchefsky said no because this is a non- binding approval process. The Code section

says general location of principal thoroughfares and open space.

Ms. Fierce said that by Code, the applicant is entitled to a non- binding vote tonight

by the Commission. Staff would have to recommend disapproval of the plan as

submitted because it does not correspond to the existing Southwest Area Plan for a

number of reasons. Those are that the land use does not meet the existing

Southwest Area Plan with respect to commercial land uses. There are no commercial

land uses shown on the Southwest Area Plan. The single- family area, as proposed,

is smaller than the Southwest Area Plan. The circulation pattern does not work the

same way. There is no interruption of Rings Road to the west of Wilcox Road. The

Limited Industrial parcel that was originally included within the application has been

excluded and the original Southwest Area Plan suggests that be included within a

Planned Office Industrial District. In addition to this, the plan does not meet all of the

requirements of the Concept Plan proposal within the Code. It does not include the

relationship of the proposal to the surrounding areas. Staff would like to have the

ability to do a more detailed anclysis of the area.

Mr. Campbell made a motion to approve this revised concept plan realizing this is a

non- binding review. The plan is subject to the review of the staff and Commission

before submitting the preliminary development plan that specifically needs

modification with respect to the thoroughfare, layout, and the density issues.

Mr. Rauh asked Mr. Yoder if he was aware that there is more single-family required

t:4? . Q)l
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in the Southwest Area Plan than is being proposed in this concept plan. Mr. Yoder

said there was a compromise made between the developer and the neighborhood. Mr.

Rauh said there are some uses shown on the Southwest Area Plan that differ from the

main uses that we see in this Concept Plan. Also, this Concept Plan does not relate

to the other areas around it in the Southwest Area Plan now.

Mrs. Stillwell sec.onded the motion. The vote was as follows: Mr. Manus, yes; Mrs.

Stillwell, yes; Mr. Campbell, yes; Mr. Fishman, yes; Mr. Geese, yes; and Mr. Rauh,

yes. ( Approved 6- 0.)

r
Mr. Geese told the audience that the Revised Preliminary Plat for Coventry Woods

would be heard seventh on the agenda rather than last.

Rezoning Application 292-012 - Erwin Tract

Ms. rke presented the staff report and showed slides of the site. She aid this is

a rezonin application for a parcel which fronts on Brand Road. This s a rezoning

application t ezone to the PLR, Planned Low Density Residential D' trict for single-

family subdivisl The area is very flat with the exception of th ndian Run which

runs through it. T proposal is to construct 109 single- family ts with 9. 16 acres

of park. The Code re ires parkland of 6. 89 acres. Staff ha suggested dedicating

more of the wooded are hich abuts Avery Park instead 0 the proposal for habitat

and natural purposes. The rthern portion of the site a the southern portion are

in different tributary areas. Th e has been a diversion or sanitary sewer granted by

the Acting City Engineer and the Ie er was distribute In the packets. The area to the

north of the Indian Run, the applic t' s last ph e, will be developed when the

appropriate sanitary sewer is extende to thi area. The linear nature of the site

makes an imaginative layout velY difficult. T staff is concerned that although the

applicant has combi.ned 70, 80, and 90- foo t5 to give a variation in lot size. There

are problems with many corner lots, bei dif ult to develop. The west of Avery

corridor has been set aside for and pi ned for ximum density of two units per '

acre. This proposal shows a gross d sity of 2.41 u ' ts per acre. The applicant has

asked for a density trade- off for e bridge across t Indian Run to extend the

roadway to Brand Road. The I t time this was reviewe staff made it clear that

extension of the road to Bra C:I Road is essential access this land to develop

properly. A density. trade- of IS not appropriate for something tH t is essential for this

site' s development. Staf can' t endorse the plan as it has been s bmitted and staff

recommends disapprov on the following bases:

1 ) The density inconsistent with the Community Plan.

2) The plan es not demonstrate a desirable layout for a residential a a.

3) The lot idth in the wooded area is inconsistent with other projects in the area

and h the goal of preserving trees.

4) The ark is larger than required but does not meet greenspace goals for the

ar a.
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