
   
 
 

 
PLANNING    5200 Emerald Parkway    Dublin, Ohio 43017    phone  614.410.4600    fax  614.410.4747    dublinohiousa.gov 

 

Planning and Zoning Commission 
April 21, 2022 

22-029AFDP/CU – TWINS AUTO OF 
DUBLIN 
Summary           Zoning Map 

Conditional Use review to permit expansion 
of a vehicle sales, rental, and repair use 

including the demolition of an existing 
building and construction of a parking lot 

on a 2.65-acre site with a Parking Plan. 

 
Site Location 

Located northwest of the intersection of 

Post Road with US 33/SR 161. 
 
Zoning 

BSD-C, Bridge Street District - Commercial  

 
Property Owners 
Gray Gables Realty LLC 

 

Applicant/Representative 
Jack Reynolds, Smith & Hale 
Nicholas Elmasian, Elmasian Engineering 
 

Applicable Land Use Regulations 

Zoning Code Sections 153.066 and 153.236 

 

Case Manager 

Nichole M. Martin, 
AICP, Senior Planner  

(614) 410-4635 

nmartin@dublin.oh.us   

 

Next Steps 

Upon review and approval of the Conditional Use and Amended Final Development Plan with 

Waiver Review and Parking Plan by the Planning and Zoning Commission (PZC), the applicant 
will be eligible to submit for building permits. 
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1. Context Map  
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2. Overview  
Background 
In 2012, the site was rezoned as part of an area rezoning (Ord. 08-12) from CC, Community 
Commercial, to BSD-C, Bridge Street District – Commercial. The BSD Code and area rezoning 
permitted pre-existing uses and structures to continue to operate within the district like auto-
oriented facilities including vehicle sales. Alteration and expansion of auto-oriented commercial 
facilities is permitted is select BSD zoning districts with approval of a Conditional Use permit. 
 
The site is comprised of two parcels: 5035 Post Road (PID: 273-002460) and 5067 Post Road 
(PID: 273-002459). 5035 Post Road presently operates as Twins Auto of Dublin, which operates 
as a continuation of MAG’s previously permitted use. 5067 Post Road is presently a vacant site 
with no active use and most recently operates as a Bob Evan’s restaurant that closed as a result 
of the Covid-19 pandemic. In May 2021, 5067 Post Road was purchased by Twins Auto of 
Dublin. 
 
Case History 
In October 2020, the Administrative Review Team (ART) reviewed and approved a Minor 
Project Review for site modifications to facilitate parking and landscape modification for 5035 
Post Road. Subsequently in March 2021, ART approved the 36 square-foot sign at the 
intersection of Post Road and U.S. 33/S.R. 161 
 
Process 
The review and approval process in the BSD is a three-step development process is as follows, 
with the option to amend Step 3 in the future. This is a request for an Amended Final 
Development Plan (AFDP) to alter a developed site. A Waiver and Parking Plan are also request 
to permit deviations from numeric requirements of the Code. PZC is the final reviewing body for 
this application. 
 

 Step 1 – Concept Plan  
 Step 2 – Preliminary Development Plan 
 Step 3 – Final Development Plan 

 
The project requires consideration of a Conditional Use (CU), which is a process that is not 
specific to the BSD. To approve the AFDP, the Commission must find the CU criteria to be 
met. 
 
Site Characteristics 

Existing Layout 
5035 Post Road is developed with an approximately 4,500-square-foot vehicle sales 

showroom with four service bays and 18 parking space plus 43 vehicle display spaces 

totaling 61 on-site vehicle spaces on 1.28 acres. The parking area is accessed via a shared 

access drive. 

 

5067 Post Road is developed with an approximately 5,000-square-foot building with 93 

parking spaces. The parking area is access via two curb cuts along a shared access drive. 
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Surrounding Land Use and Development Character 
North: BSD-C: Commercial – Vehicle Sales 

East: BSD-IRN: Indian Run Neighborhood District – Office  
South: BSD-C: Commercial – Hotel 
West:  BSD-C: Commercial – Vehicle Sales 

 
Road, Pedestrian and Bike Network 
The site (5035 and 5067 Post Road) has approximately 625 feet of frontage along Post 
Road with one shared access point at the west property line. The site has approximately 
550 feet of frontage along U.S. 33/S.R. 161. Presently, a sidewalk extends along the 
Post Road frontage. 
 

3. Proposal 
This is a request for demolition of the building and parking lot at 5067 Post Road, removal 
of 15 parking spaces at 5035 Post Road, construction of a new 112 space parking lot for 
vehicle storage, and modifications to site circulation and landscaping. With the 
modifications, the west most access point to the parking lot is proposed to be closed, the 
central access points are proposed to be combined, and the loop forward the sales building 
is proposed to be retained. The applicant is providing landscape screening beyond the 
minimum requirements of the BSD Code to minimize sight lines to vehicles and mitigate 
the use as detailed with the Conditional Use review.  
 
Conditional Use 
The applicant is requesting to expand the existing Vehicle Sales, Rental, and Repair use 
located on parcel 273-002460 (5035 Post Road) onto the adjacent parcel 273-002459 (5067 
Post Road), formerly occupied by the Bob Evans restaurant. Vehicle Sales, Rental, and Repair 
uses are considered Conditional Uses in both the BSD-C, Commercial and BSD-SCN, Sawmill 
Center Neighborhood districts. This use category includes use-specific standards limiting the 
number of full access driveways and limiting the location of vehicular use areas between 
principal frontage streets and principal structures. The BSD is not intended to accommodate 
additional auto-oriented uses 
 
The applicant has indicated that the expansion will provide additional storage of automobiles 
as a part of the Twins Auto of Dublin dealership. The expansion will remove the existing 
building on the site and install a 112-space parking lot. The expansion will not provide new 
visitor or employee parking spaces, or extend operating hours of the business. Additionally 
parking is being proposed forward of the principal structure along U.S. 33/S.R. 161, which is a 
principal frontage street. Should the Commission approve the Parking Plan detailed below 
parking would be permitted forward of the structure. 
 
Staff has worked with the applicant concerning the two separate lots and the lot operating as 
the primary use of parcel 273-002459 (5067 Post Road). Staff is recommending that the 
applicant shall not conduct surface parking as a primary use on parcel 273-002459 (5067 Post 
Road). Additionally, the applicant shall combine parcel 273-002460 and parcel 273-002459 
prior to issuance of a permit to perform site improvements. 
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Setbacks and Lot Coverage 
The site was developed prior to the adoption of the BSD Code, as such, the site was 
platted with required setbacks that supersede the standards defined in the Code. In cases 
where a setback is not delineated on the plat, the BSD Code prevails. In all cases, the 
required setback shall not be less than 5 feet. BSD Building Type standards define the 
development standards including setbacks and lot coverage. To apply the Code a 
determination of building type is required. Staff has previously designated the building a 
Commercial Center due to the existing development character. 
 
The Commercial Center Building Type limits impervious lot coverage to 75 percent and 
additional semi-pervious lot coverage to 15 percent. The combined existing lot coverage 
is 69.1 percent, and the proposed lot coverage is 72.5 percent, which is within the 
allowable lot coverage. The required setback from the southern property line is 5 feet per 
the Commercial Center Building Type. The proposed parking lot is setback 10 feet from 
the south, west, and north property lines. The parcels are proposed to be combined 
therefore there will no longer be an interior property line or required setback. 

 

Parking 
The BSD Code applicability for Site Development Standards, which include the Parking 
standards provides an exception for existing sites and existing structures that are non- 
conforming. Compliance with standards of the zoning district is required “to the extent 
practicable” by Zoning Code Section 153.004.  
 
For a ‘Vehicle Sales, Rental and Repair’ use, the Code requires a minimum of 2 spaces per 
1,000 square feet of building area plus 1 space per 2,000 square feet of outdoor vehicle 
display area, not to exceed 150 percent of the minimum. For the purposes of Code analysis 
a display space is not considered a required parking space as it cannot accommodate 
employees or visitors as it is intended to store inventory. Additionally, an inventory space 
has also not previously been considered a usable parking space. The applicant is requesting 
approval of a Parking Plan to permit a total of 153 vehicle spaces accommodating 
visitor/employee parking and storage spaces. The plan indicated no vehicle display spaces 
are proposed. 

 

Today the combined sites contains 149 parking spaces. Under the BSD regulations, the site 
is required to have a minimum of 10 parking spaces with a maximum of 15 parking spaces 
based on 4,894 square feet of building area. 15 employee and visitor parking are 
designated adjacent to the building with 138 storage spaces. All new parking space are 
proposed to be 9 feet wide by 19 feet in length, which meets the Code requirement. The 
applicant is required to provide 2 bicycle parking spaces.  
 
Staff is recommending approval of the parking plan as the City has actively worked with 
existing auto-oriented facilities in the BSD to ensure that all vehicle storage takes place on-
site. The total parking is generally consistent with the existing and surrounding 
development character of the site. The applicant work with Staff to select decorative 
bicycle racks and site the racks, subject to Staff approval. 
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Landscaping 
The applicant is proposing landscape modifications to the existing perimeter landscaping 
as well as interior parking lot landscaping impacted by the alterations.  

 

The proposal includes the removal of a number of protected trees to allow for the parking 
lot expansion. This project will result in the removal of 89-inches of protected trees, 
predominately honeylocust trees within the existing parking lot islands. Nine new 
honeylocust trees are proposed along with a diverse selection of 29 other deciduous trees.  
Replacement tree species have been coordinated with the new code-required trees to 
provide uniformity within the new landscape islands and around the site. The proposed 
parking lot islands are appropriately sized for the required interior trees. One existing 
evergreen tree is proposed to be preserved on the south side of the site, along with a few 
other deciduous trees. Care will need to be taken to ensure the new improvements, like 
light poles, do not inhibit the preservation of these trees.  
 
The applicant is proposing a 30-inch tall limestone street wall along U.S.33/S.R. 161, to 
match the new wall at the adjacent to the east. Evergreen hedges are proposed to the 
north and south sides of the site, also as a continuation of the plants to the east. These 
shrubs need to be maintained as a complete hedge, rather than individual shrubs with gaps 
between plants. In order to provide screening for the vehicular use areas, these shrubs 
should be maintained at a height of at least 36-inches.  
 
A circular stone wall feature is proposed near the new monument sign at the entrance to 
the site. Grass is proposed within the stone circle, however staff is concerned with the 
integrity of the turf over time in this space. Staff proposes the applicant consider deciduous 
shrubs, like red-twig dogwood or hydrangea, within the circle to add ornamental interest 
and reduce maintenance.  

 
Sign 
The applicant is proposing a new 36-square-foot ground sign located in the northwest 
corner of the site. This is the second ground sign on the site, accompanying a previously 
approved 36-square-foot ground sign, which is 5 feet – 7 inches in height. Since the site 
fronts two public right-of-ways, the site is permitted up to two ground signs with a total 
combined height of 20 feet, and a total combined area of approximately 66 square feet. 
The proposed ground sign is 36 square feet in size (summed 72 square feet total), 5 feet – 
7 inches in height from grade (summed 11 feet – 2 inches total), and 12 inches in depth. 
The applicant will be required to decrease the size of the proposed ground sign to 30 
square feet to meet the total combined area requirement, subject to Staff approval. 
Additionally, the proposed sign is located 3 feet from the western property line. Ground 
signs are required to be setback a minimum of 8 feet from all property lines and right-of-
way lines. The applicant should work with Staff to relocate the sign to meet the minimum 
setback requirement, subject to Staff approval. 
 
The proposed sign is design to match the existing sign with a painted aluminum sign face 
in a Matthews Brushed Aluminum Metallic color. The aluminum cabinet is painted a Dark 
Pewter (Matthews MP 18249). The copy and left-pointing arrow are proposed to be 
painted black, bringing the total number of colors to three, which meets Code. The 
applicant will need to eliminate all directional elements from the new ground sign as the 



City of Dublin Planning and Zoning Commission 
Case 22-029AFDP/CU | Twins Auto of Dublin  

  Thursday, April 21, 2022 | Page 7 of 15 
 
sign exceeds the maximum size for a permanent directional sign, subject to Staff approval 
prior to submitting a Sign Permit. The sign will be halo-illuminated using white LED 
lighting. The sign is proposed to be landscaped by Blue Pacific Juniper plantings to a 3-foot 
buffer, as required by Code. 
 
Utilities 
Water 
The site is currently served by a 16-inch water main located on the north side of Post 
Road. As part of this development, the existing water service to 5067 Post Road will be 
removed. No change in water demand is anticipated.  
 
Sanitary Sewer  
The site is currently served by an 8-inch sanitary main located on the south side of the 
service drive.  As part of this development, the existing sanitary service to 5067 Post Road 
will be removed. 
 
Stormwater Management 
The site is currently served by a 24-inch storm sewer that runs along the south side of 
Post Road. The site is located within the Bridge Street District West which is exempt form 
stormwater quantity control requirements (regulation of stormwater release rates) per the 
City’s Stormwater Management Design Manual and per Code 53.070(E).  The proposed 
development will slightly decrease the amount of impervious area on site. The applicant 
has proposed a stormwater management system that consists of a network of storm 
sewers, catch basins, and a water quality unit.  The proposal is in compliance with 
stormwater management requirements set forth in Chapter 53 of the City of Dublin Code 
of Ordinances. 
 

4. Criteria Analysis 
 

Conditional Use Review Analysis §153.236  

1) The proposed use will be harmonious with and in accordance with the general     
objectives or purpose of the Code and/or Community Plan. 
Criterion Met. The expansion of the existing vehicular use does not impede adjacent 
development or conflict with the intent of the BSD Special Area Plan included as part 
of the Community Plan. The uses located on adjacent properties are similar newly-
established vehicular sales uses with large parking lots and display lots for inventory 
of vehicles. 

2) The proposed use will comply with all applicable development standards, except and 
specifically altered in the approved conditional use. 
Criterion Met with Conditions. The site has been designed to meet all applicable 
development standards and to be screened extensively from all public right-of-ways 
and adjacent property lines. Staff is recommending that the applicant shall not 
conduct surface parking as a primary use on parcel 273-002459 (5067 Post Road). 
Additionally, the applicant shall combine parcel 273-002460 and parcel 273-002459 
prior to issuance of a permit to perform site improvements. 
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3) The proposed use will be harmonious with the existing or intended character of the 
general vicinity. 
Criterion Met. The proposed use is an expansion of an existing use and is consistent 
with the vehicular sales use character in the general vicinity of the site. 

4) The use will not be hazardous to or have a negative impact on existing or future 
surrounding uses. 
Criterion Met. The expanded use of a display parking lot is consistent with uses in 
the surrounding vicinity. 

5) The area and proposed use(s) will be adequately served by essential public facilities 
and services. 
Criterion Met.  The proposal will not alter the general provision of public services. 

6) The proposed use will not be detrimental to the economic welfare of the community. 
Criterion Met. The expansion of the existing use is not detrimental to the economic 
welfare of the community. 

7) The proposed use will not involve operations that will be detrimental to any person, 
property, or the general welfare. 
Criterion Met. The expanded use will not involve operations that are detrimental to 
any person, property, or general welfare. The parking lot does not alter the intended 
use of the dealership. 

8) Vehicular approaches to the property shall be designed to not interfere with traffic 
on surrounding public streets/private roads. 
Criterion Met. The applicant is consolidating access points within the site, creating a 
more consistent site circulation for the dealership and parking lot. The entrance into 
the site will not be changed with the proposal. 

9) The proposed use will not be detrimental to property values in the immediate 
vicinity. 
Criterion Met. The proposal will successfully integrate into the vicinity. The lot will be 
landscaped and screened extensively to screen the proposed expansion. 

10) The proposed use will not impede the normal and orderly development of the 
surrounding properties. 
Criterion Met. The expansion of the use will not impede normal or orderly 
development of surrounding properties. 

 

Parking Plan 

1) Requirement/Request: A total of 153 vehicle spaces requested; 2 per 1,000 square 
feet of building area plus 1 per 2,000 square feet of outdoor display are permitted 
with 150% maximum. To permit parking forward of the building along U.S. 33/S.R. 
161. 

2) Criteria: Approval.  Today, without site modifications, the site exceeds the maximum 
permitted parking as the site was development under previous zoning standards. 
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Further, approval of a Parking Plan eliminates off-site vehicle storage, which is not a 
permitted use in the District. With the landscape improvements the character of the 
parking area will be of equal or higher-quality to parking in the surrounding area. 
The parking location forward of the building facilitates an orderly parking layout. 

 

Amended Final Development Plan Criteria §153.066(H)(4) 

1) The proposal is consistent with the approved Final Development Plan. 
Criteria Met. This application is largely consistent with the existing development pattern 
and the previously approved site development.  

 
2) The development is consistent with the Community Plan, BSD Special Area Plan, BSD 

Design Guidelines, other adopted city plans, and related policies. 
Criteria Met with Parking Plan and Conditions. The proposal is largely consistent with all 
adopted plans and policies. However, the applicant is requesting approval of Parking, 
which will allow for additional flexibility in terms of parking associated with the use. 
Revisions to the proposed will need to be made consistent with the Staff Report to 
ensure compliance with all aspects of the sign regulations, prior to sign permit submittal. 

 
3) The proposed land uses align with all applicable requirements and use specific 

standards. 
Criteria Met with Conditional Use. All proposal uses are permitted in accordance with the 
Zoning Code. Vehicle Sales requires approval of a Conditional Use.  

 
4) The proposed buildings are appropriately sited and scaled to create a cohesive 

development character that complements the surrounding environment, and conforms 
to the requirements of § 153.062 Building Types and §153.065 Site Development 
Standards.  
Not Applicable. No new structures are proposed. 

 
5) The proposed lots and blocks conform to the requirements of §153.060 Lots and Blocks. 

Not Applicable. No modification to the surrounding street network are proposed. 
 

6) The proposed street types conform to the requirements and standards of 
§153.061 Street Types, including the general pattern of streets, blocks, and 
development reflected on the BSD Street Network Map and the conceptual locations of 
access points to surrounding streets to avoid adverse impacts on surrounding 
neighborhoods and traffic infrastructure. 
Not Applicable. No new streets are required to be constructed. 
   

7) The proposed design of the internal circulation system, driveways, and any connections 
to the public realm provide for safe and efficient access for pedestrians, bicyclists, 
vehicles, and emergency services. 
Criteria Met. The proposal vehicular circulation is improved with the proposed site 
modifications. 

 
8) The proposed design of buildings conforms to the BSD Code and is consistent with the 

BSD Design Guidelines, while integrating with nearby development. 

https://codelibrary.amlegal.com/codes/dublin/latest/dublin_oh/0-0-0-97625#JD_153.062
https://codelibrary.amlegal.com/codes/dublin/latest/dublin_oh/0-0-0-98222#JD_153.065
https://codelibrary.amlegal.com/codes/dublin/latest/dublin_oh/0-0-0-97508#JD_153.060
https://codelibrary.amlegal.com/codes/dublin/latest/dublin_oh/0-0-0-97568#JD_153.061
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Criteria Met with Conditions. The proposal conforms to applicable policies and plans and 
is well integrated with the surrounding character. The applicant should work with the 
City to make minor modification to the landscape plan and to provide decorative bicycle 
racks as detailed in the Staff Report. 
 

9) The proposed open spaces are appropriately sited and designed to conserve or enhance 
natural features as appropriate, enhance the community both within and outside the 
proposed development, and conform to the requirements of §153.064 Open Spaces. 
Not Applicable. The provision of open space is not required with this application.  

 
10) The scale and design of the proposed development allows for the adequate provision of 

services currently furnished by or that may be required by the city or other public 
agency including, but not limited to, fire and police protection, public water and sanitary 
sewage services, recreational activities, traffic control, waste management, and 
administrative services. 
Criteria met. The proposal allows for the adequate provision of services. 

 
11) The proposed development conforms to the requirements of §153.063 Neighborhood 

Standards, as applicable. 
Not Applicable. The site is not located within a BSD-Neighborhood District.  

 
12) The proposed development provides adequate stormwater management systems and 

facilities that comply with the applicable regulations of this code and any other 
applicable design criteria or regulations as adopted by the city or required by other 
government entities. 
Criteria Met. The proposal provides adequate stormwater management. The applicant 
will continue to work with Engineering during permit review 

 
13) The proposed development can be adequately serviced by existing and/or planned 

public or private infrastructure consistent with the city's most recently adopted capital 
improvements program. 
Not Applicable. The proposal can be adequately serviced by existing infrastructure.  

 
14) If the development is to be implemented in phases, each phase has adequate 

infrastructure to serve the development without the need for further phased 
improvements. 
Not applicable. The development is not proposed to be constructed in phases. 

 
15) The proposed development demonstrates consistency with the recommendations, 

principles, and intent of all applicable design standards and guidelines, including but not 
limited to buildings, open spaces, and streetscapes. 
Criteria Met. The site layout is orderly and incorporates significant high-quality 
landscaping, which enhances the character of the corridor and minimizes the visual 
impact of the use.  
 
 
 
 

https://codelibrary.amlegal.com/codes/dublin/latest/dublin_oh/0-0-0-98139#JD_153.064
https://codelibrary.amlegal.com/codes/dublin/latest/dublin_oh/0-0-0-97946#JD_153.063


City of Dublin Planning and Zoning Commission 
Case 22-029AFDP/CU | Twins Auto of Dublin  

  Thursday, April 21, 2022 | Page 11 of 15 
 

5. Recommendations  
Conditional Use 
Staff recommends approval with conditions: 

1) The applicant not conduct surface parking as a primary use on parcel 273-
002459 (5067 Post Road). 

2) The applicant combine parcel 273-002460 and parcel 273-002459 prior to 
issuance of a permit to perform site improvements. 

 
Parking Plan 
Staff recommends approval of a Parking Plan to permit:  

1) A 153 space parking lot with 15 visitor/employee spaces and 138 storage 
spaces. 

2) Parking forward of the structure along a principle frontage street. 
 
Amended Final Development Plan 
Staff recommends approval of the Final Development Plan with conditions:  

1) The applicant will be required to decrease the size of the new ground sign to 
not exceed 30 square feet meeting the maximum permitted combined area 
allowance of 66 square feet, subject to Staff approval prior to submitting a Sign 
Permit. 

2) The applicant work with Staff to relocate the new ground sign to meet the 
minimum required 8-foot setback, subject to Staff approval prior to submitting a 
Sign Permit. 

3) The applicant eliminate all directional sign elements from the new ground sign 
as the sign exceeds the maximum size for a permanent directional sign, subject 
to Staff approval prior to submitting a Sign Permit. 

4) The landscape plan be updated to substitute deciduous shrubs within the stone 
circle in lieu of grass, subject to Staff approval. 

5) The applicant work with Staff to select decorative bicycle racks and site the 
racks, subject to Staff approval. 

 


