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Proposed Elevations

1. North Elevation (Tuller Road)
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4. South Elevation (Main Entrance)
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Rendered Elevation
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Proposed Preliminary Plat
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Existing Zoning

§ 153.028 COMMUNITY COMMERCIAL DISTRICT.

(A)  Permitted use. The following uses shall be permitted in the Community Commercial

District;

(1)  Retail stores. Retail stores primarily engaged in selling merchandise for personal or
household consumption and rendering services incidental to the sale of the goods, including the
buying or processing of goods for resale.

(a) General merchandise.

5251

531

Hardware stores

Department stores

532  Mail order houses

533 Limited price variety stores

539 Miscellaneous general merchandise stores
(b) Food

541 Grocery stores

542  Meat and fish (sea food) markets

543  Fruit stores and vegetable markets

544  Candy, nut and confectionery stores

545 Dairy products stores

546 Retail bakeries

549  Miscellaneous food stores

(c) Automobile sales.

551

552

553

Motor vehicle dealers (new and used cars)

Motor vehicle dealers (used cars only)

Tire, battery and accessory dealers (without installations)
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Existing Zoning
559 Miscellaneous aifcraﬂ, marine and automotive dealers
(d) Building materials.
521 Lumber and other building materials dealers
522  Heating and plumbing equipment dealers
524  Electrical supply stores
525 Hardware and farm equipment
(e) Apparel.
561 Men's and boys' clothing and furnishings stores
562 Women's accessory and specialty stores
563 Women's ready-to-wear stores
564  Children's and infants' wear stores
565 Family clothing stores
566 Shoe stores
567 Custom tailors
568  Furriers and fur shops
569 Miscellaneous apparel and accessory stores
() Home furnishings.
571  Fumiture, home furnishings and equipment stores
572 Household appliance stores
573 Radio, television and music stores

(g) Food and lodging. Food and lodging includes commercial establishments, and
institu- tions engaged in furnishing lodging and meals on a fee basis.

581 Eating and drinking places

7013 Motels
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702

Existing Zoning

Rooming and boarding houses

(h) Miscellaneous retail.

591

592

593

594

595

597

5992

5993

5994

5996

5997

5998

5999

Drug stores and proprietary stores
Liquor stores
Antique stores and secondhand stores
Book and stationery stores
Sporting goods stores and bicycle shops
Jewelry stores
Florists
Cigar stores and stands
News dealers and news stands
Camera and photographic supply stores
Gift, novelty and souvenir shops
Optical goods stores

Miscellaneous retail stores, not elsewhere classified.

(2)  Administrative, Business and Professional Offices. Administrative offices primarily
engaged in general administration, supervision, purchasing, accounting and other management
functions. Business offices carrying on no retail trade with the general public and having no
stock of goods maintained for sale to customers. Professional offices engaged in providing
tangible and intangible services to the general public, involving both persons and possessions.

(a) Finance.

602

603

604

605

Commercial and stock savings banks
Mutual savings banks
Trust companies not engaged in deposit banking

Establishments performing functions closely related to banking
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612

613

614

615

616

671

672

673

679

Existing Zoning
Savings and loan associations
Agricultural credit institutions
Personal credit institutions
Business credit institutions
Loan correspondents and brokers
Holding companies
Investment companies
Trusts

Miscellaneous investing institutions

(b) Insurance carriers.

631

632

633

635

636

639

Life insurance

Accident and health insurance
Fire, marine and casualty insurance
Surety insurance

Title insurance

Insurance carriers not elsewhere classified

(c) Insurance agents.

641

Insurance agents, brokers and service

(d) Real estate.

651

653

654

655

Real estate operators (except developers) and lessors

Agents, brokers and managers
Title abstract companies

Subdividers and developers
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Existing Zoning
656 Operative builders
661 Combinations of real estate, insurance, loans, law offices
(e) Business services.
731  Advertising

733 Duplicating, addressing, blueprinting, photocopying, mailing, mailing list,
and stenographic services

734  Services to dwellings and other buildings

739 Business services not elsewhere classified
() Repair services.

762  Electrical repair shops

763  Watch, clock and jewelry repair

764  Reupholstery and furniture repair

769 Miscellaneous repair shops and related services
(g) Professional.

801 Offices of physicians and surgeons

802 Offices of dentists and dental surgeons

803  Offices of osteopathic physicians

804 Offices of chiropractors

807 Medical and dental laboratories

8099 Health and allied services not elsewhere classified

811 Legal services

891 Engineering and architectural services

893  Accounting, auditing and bookkeeping services
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Existing Zoning
(3)  Personal and consumer services. Personal services generally involving the care of
the person or his personal effects. Consumer services generally involving the care and
maintenance of tangible property or the provision of intangible services for personal
consumption.
(@) Personal.
722  Photographic studios, including commercial photography
723  Beauty shops
724  Barber shops
725  Shoe repair shops, shoe shine parlors and hat cleaning shops
726  Funeral service
727  Pressing, alteration and garment repair
729 Miscellaneous personal services
(b) Business.

731  Advertising

732 Consumer credit reporting agencies, mercantile reporting agencies, and
adjustment and collecting agencies

733 Duplicating, addressing, blueprinting, photocopying, mailing, mailing list and
stenographic services

735 News syndicates
736 Private employment

739 Business services not elsewhere classified (except 7391 - research,
development and testing laboratories (see 1159.02(c)(1))

(c) Fitness and recreational sports centers.
Physical fitness centers
Exercise centers

Health club facilities
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Existing Zoning
Recreational sports club facilities
Gymnasiums

In addition to all other applicable development standards, the facility providing fitness and
recreational sports shall be limited to less than 15,000 square feet of gross floor area.

(d) Pet care (except veterinary and kennel) services.
Pet grooming services
Pet sitting services
Pet training services

The facility providing pet care services shall not include an outdoor recreation area and
shall not be located less than 500 feet from any residential district or use.

In reviewing the conditional use request, the Planning and Zoning Commission may
reduce the minimum distance from any residential district or use.

(4)  Sexually oriented business establishment. A commercial establishment including
adult cabaret, adult store, or adult theater primarily engaged in persons who appear nude/semi-
nude, live performances, films or other visual representations, adult booths, or sale or display of
adult material.

(@ In addition to all other applicable development standards, no person shall operate,
locate, or permit the location of a sexually oriented business establishment within 750 feet (as
measured from property line to property line) of any residential use or district, school, preschool,
daycare, place of worship, park, library, federal, state, county, township or city building,
cemetery, or other civic use or public use (within the City of Dublin or other municipality).

(b) No person shall operate, locate, or permit the location of a sexually oriented
business within 750 feet (as measured from property line to property line) of another sexually
oriented business establishment.

(Ord. 72-99, passed 7-19-99; Am. Ord. 68-99, passed 9-5-00)

(B) Conditional use. The following uses shall be allowed in the Community Commercial
District, subject to approval in accordance with § 153.236.

(1)  Auto-oriented commercial facilities or outdoor service facilities. Auto-oriented
service facilities or outdoor service facility developed independently or in association with a
permitted use.

(2) Residential. Living quarters as an integral part of a permitted use structure.
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Existing Zoning
(3) Consumer services. Consumer services generally involving the care and
maintenance of tangible property or the provision of intangible services for personal
consumption.
(a) Arts and Recreation.
7831 Motion picture theaters

7911 Dance halls, studios and schools

7921 Theatrical producers, except motion pictures, bands, orchestras and
entertainers (theater)

7931 Bowling, billiards and pool
7944  Swimming pools
7945  Skating rinks

Fitness and recreational sports centers of 15,000 square feet or more of gross floor
area, including:

Physical fitness centers
Exercise centers
Health club facilities
Recreational sports club facilities
Gymnasiums
(b) Educational
Day care facilities
Tutoring services
Mechanical or electrically operated amusement devices as defined in § 112.15 may be
operated in connection with the recreation uses listed herein subject to the provisions of §§
112.15 et seq.

(c) Automotive.

751 Automotive rentals, without drivers
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Existing Zoning
(4) Offices of veterinarians and animal hospitals.

0722  Offices of veterinarians and animal hospitals

(5) Large format retail. Any retail or wholesale use of 20,000 square feet or more of
gross floor area.

(6) Wireless communications facilities as conditional uses in all applicable districts.

(7) Park and rides. An off-street parking facility, publicly owned and operated,
designed or intended to provide peripheral collection and parking of vehicles to accommodate
commuter traffic into or out of the community, including a maximum of one structure per use,
such as bus passenger shelters, terminals and transfer stations. Any such structure may not
exceed 50 square feet for bus shelters and 500 square feet for terminals and transfer stations. In
addition to all other applicable development standards, the following standards shall also apply
to park and ride terminals and transfer stations:

(@) The design and architecture of shelter, terminals and transfer stations must be
harmonious with the architectural character of surrounding areas.

(C) Development standards. In addition to the provisions of §§ 153.070 through 153.076,
the following standards for arrangement and development of land and buildings are required in
the Community Commercial District.

(1) Intensity of use. No minimum lot size is required; however, lot size shall be
adequate to provide the yard space required by these development standards and the following
provisions:

(2) Lot width. No minimum lot width is required; however, all lots shall abut a street
and have adequate width to provide the yard space required by these development standards.

(3) Side yard. A side yard shall be required adjacent to a residential zoning district or
planned residential zoning district as listed in § 153.016. These required side yards shall be not
less than one-fourth the sum of the height and depth of the building, but in no case shall be less
than 15 feet.

(4) Rear yard. A rear yard shall be required adjacent to a residential zoning district or a
planned residential zoning district as listed in § 153.016. These required rear yards shall be not
less than one-fourth the sum of the height and width of the building, except when adjacent to a
dedicated alley of not less than 20 feet. A use to be serviced from the rear shall have a service
court, alleyway or combination thereof not less than 40 feet wide.

('80 Code, §§ 1163.01- 1163.03) (Ord. 21-70, passed 7-13-70; Am. Ord. 112-95, passed 2-19-97;
Am. Ord. 147-97, passed 12-15-97; Am. Ord. 88-98, passed 11-2-98; Am. Ord. 68-99, passed 9-
5-00; Am. Ord. 57-07, passed 9-4-07; Am. Ord. 96-07, passed 1-22-08; Am. Ord. 74-08, passed
4-20-09) Penalty, see § 153.999
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PROPOSED DEVELOPMENT TEXT

VRABLE HEALTHCARE
PLANNED DEVELOPMENT DISTRICT (PUD)
December 29, 2011

. INTRODUCTION:

A.  Purpose and Intent:

The intent behind the creation of the Vrable Healthcare PUD is to provide the genesis of
o signature development across the river from historic downtown Dublin. The initial site
consists of 6.3 I acres located along Tuller Road and Tuller Ridge Road. The focal
point of this segment will be a skilled nursing, rehabilitation and assisted living facility
with associated office uses.

Prior to the approval of this PUD, the subject property has a zoning designation of CC,
Community Commercial. While that zoning provides wide-ranging possibilities in terms
of retail uses, this PUD instead will enable the developer and the city to meet shared
goals relating to uses and quality of development. The site plan and architecture are
cognizant of the site’s prominent location and accommodate the municipality's plans to
build an east west road from Dublin Center /Village Parkway to Riverside Drive per the
Bridge Street Corridor Plan.

Not only does this rezoning application further these goals, but the project constitutes an
extremely large investment in the community that will generate a timely economic
windfall for Dublin. These economic benefits provide a source of funding for the
implementation of the city’s long-term plans for the redesign of the area road network
and the creation of a large park along the river. This project will serve as the catalyst
for implementing the broad vision of the community as it relates to historic Dublin.

B. Summary of Plan:

This zoning text and the accompanying development plan strike a balance between the
developer's needs and the flexibility desired by the city to implement a portion of the
Bridge Street Corridor Study. This site plan provides the opportunity for the City to
develop a portion of a proposed East West Road, which is intended to enhanced
connectivity from Dublin Village Center to Riverside Drive. The developer is proposing
an appropriate land use within the corridor and helping to facilitate future pedestrian
connections which are ultimately planned to link the east side of the river with historic
Downtown Dublin via civic space along the Scioto River. Anticipated public improvements
affecting the development site include the modifications to Tuller and Tuller Ridge
Roads, creation of a new East West Road, a new North South Road, streetscape and
utility upgrades. Additionally, the plan provides a conceptual right-of-way location for
the possible relocation of Riverside Drive in the future.

The development plan and this zoning text address development standards for an area
comprised of 6.3 + acres that is found on the northeastern portion of the total property
site.
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PROPOSED DEVELOPMENT TEXT

il. PUDTEXT
A. location:

1. This site consists of 6.3  acres located west of and adjacent to Tuller Ridge Road
and south of and adjacent to Tuller Road.

B. Development Standards: Site Plan:

1. Unless otherwise specified in the submitted drawings or in this written text, the
development standards of Chapter 153 of the City of Dublin Code shall apply to
this site. Additionally, the applicant has tried to incorporate appropriate items
from the BSC Code including setbacks and landscape. To the extent that the
submitted drawings or this text are in conflict with the Code, the drawings and/or
text shall govern. Basic development standards are compiled regarding proposed
density, site layout, traffic, circulation, landscaping, and architectural standards.
These component standards ensure consistency and quality throughout the
development.

2. The site plan shown on the accompanying Preliminary Development Plan is being
provided for the purpose of demonstrating the site's capacity for the proposed
skilled nursing, rehabilitation and assisted living facility uses and associated office
space. This site plan has been prepared based on assumptions regarding the
alignment of the East West Road, North South Road, proposed utility relocations,
preliminary site and building design configurations. As such, this site plan may be
modified as we move though the various approvals due to any of these
assumptions. The developer shall have the right to alter the site plan at the time of
Final Development Plan provided that the requirements of this text have been met.

C. Permitted Uses: The following uses shall be permitted:

1.  Skilled nursing and rehabilitation facilities. For purposes of this PUD, these terms
shall refer to facilities providing temporary and/or permanent care for their
inhabitants.  Such services include, without limitation, respiratory services;
rehabilitation from surgery; stroke recovery programs; cardiac rehabilitation;
speech, occupational, and physical therapy; long-term nursing home care; respite
care; hospice care; and Alzheimer and dementia care services.

2.  Assisted Living facilities.

3.  Ancillary Uses typically associated with the permitted uses including but not limited
to outdoor entertainment spaces, courtyards, patios, porches, walks and therapy
areas.

4. The permitted and conditional uses set forth in Section 153.026 (Suburban Office
and Institutional District) of the City of Dublin Zoning Code, provided that
conditional uses are approved in accordance with Section 153.236.
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PROPOSED DEVELOPMENT TEXT

D. Lot Coverage:

1. A maximum lot coverage of 70% shall be permitted.

E. Setback Requirements:

1.  Building and pavement setbacks shall be 15’ from all property lines and rights-of-
way.

F. Parking and Loading:

1. Unless otherwise stated in this text or depicted on the Preliminary Development
Plan, all parking and loading shall be regulated by City of Dublin Code Section
153.200 et seq.

2.  Additionally, parking shown on the PDP is in excess of the code requirement. This
facility is not a typical nursing home and provides various levels of care and
rehabilitation services. A larger number of professional staff, doctors and visitors
are expected to serve this facility on a daily basis than what a traditional nursing
facility requires. As such, we are providing addition parking to accommodate
these individuals as well as additional parking to accommodate shift changes.

G. Circvlation:

1. Vehicvlar access shall be provided to Tuller Road , the proposed East West Road
and the proposed North South Road from single full movement curb cuts. The final
location and design of these curb cuts shall be as approved as a part of the Final
Development Plan for this subarea.

2. A curb cut is shown to access the parcel to the west of the site. The final location
and design of this curb cut shall be approved as part of the Final Development
Plan for that parcel.

H.  Woaste and Refuse; Screening:

1.  Woaste and Refuse: All waste and refuse shall be placed in containers and shall
be fully screened in accordance with the Dublin City Code. If walls are utilized for
screening and are visible from the public right of way, they shall be constructed
with materials that are harmonious with the architecture of the primary structure in
this subarea.

2.  Mechanical or Other Equipment: Mechanical equipment or other utility hardware
on the roof, ground, or buildings shall be screened from public view with materials
harmonious to the building(s) found in this subarea.

l. Lan ing:

1.  General Standards: Except as otherwise stated herein, landscaping shall be
provided through a combination of the requirements of in the Dublin Code, Section
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PROPOSED DEVELOPMENT TEXT

153.130 et seq. (Minimum Landscape Requirements) and/or Code Section
153.065 D (BSC : Landscape) as shown on the Preliminary Development Plan.

Perimeter Buffers and Screening: A buffer shall be provided to screen parking

visible from the public right-of-way. Said buffer shall be a screen wall comprised
of either a solid masonry wall and/or a continuous hedge, 30" in height with 75
percent year round opacity and masonry piers. Masonry piers shall be
incorporated into the hedge at approximately 50’ on center. This buffer shall
serve to fulfill both the vehicular use and property perimeter screening
requirements. Interruptions in the perimeter buffer shall be permitted for vehicular
and pedestrian circulation, drainage and other necessary easements or
infrastructure.

Screening for loading ond service areas will incorporate the use of walls,
evergreen and/or deciduous trees and shrubs to screen loading areas from the
public right-of-way.

Additional landscape shall be provided along portions of the building perimeter
which abuts a public right of way and may be either foundation plantings and/or
screen walls. Courtyard areas shall not be considered part of the building
perimeter

Landscaping Plan: A Preliminary Landscape Plan shall be submitted with the
Preliminary Development Plan. Areas including but not limited to entries, porte-
cocheres, drop-offs, loading areas, courtyards, walks and stormwater quality
areas, etc. may be conceptually shown on the Preliminary Landscape Plan with
final materials and details to be provided at time of Final Development Plan. Final
Landscape plans shall be submitted to the Planning Commission as a part of the
Final Development Plan. Landscaping shall be in accordance with that which is
approved as a part of the Final Development Plan. The Planning Commission shall
be permitted to allow deviations from the strict application of the Dublin
Landscape Code as a part of its approval of the Final Development Plan for this
subarea.

Retaining Walls: Conceptual locations of retaining walls shall be indicated on the
Preliminary Development Plan. Final design, placement and materials for retaining
walls, shall be submitted and approved as a part of the Final Development Plan.
Retaining walls exposed to public rights-of-way shall be cladded with materials
that are harmonious and compatible with the materials utilized on the primary
structure. These may include masonry, masonry veneer, stone, or stone veneer

Street Trees: Existing street trees along Tuller Road shall be retained, if possible.
Any street tree which is removed as part of the construction of curb cuts along
Tuller Road and associated grading shall not be required to be replaced. Street
trees shall be provided as part of the public improvement plans for the
construction of the East West Road, North South Road and reconstruction of Tuller
Ridge Road with specifics relating to species and location to be coordinated with
the City of Dublin's Landscape Architect.
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PROPOSED DEVELOPMENT TEXT

6. Plant Materials: Trees utilized to meet the various requirements of the landscape
code may be single or multi stemmed trees deciduous or evergreen ftrees,
excepting street trees along public rights of way which shall be single stemmed
deciduous trees.

J.  Stormwater Management: Per the specifications provided to the developer by the City
of Dublin, the site is required to provide water quality per Ohio EPA requirements. In
regard to water quantity, the City shall require the developer to only provide water
recharge. Water recharge shall be 35% of a rainfall event, with the specific event to
be determined by the City of Dublin at a later date.

K. Lighting:

1.  General Standards: Except as otherwise stated herein, lighting shall conform to
the Dublin Exterior Lighting Guidelines.

2. Lighting Plon: Final lighting plans shall be submitted to the Planning Commission as
a part of the Final Development Plan. Lighting shall be in accordance with that
which is approved as a part of the Final Development Plan. The Planning
Commission shall be permitted to allow deviations from the strict application of the
Dublin Exterior Llighting Guidelines as a part of its approval of the Final
Development Plan for this subarea.

3.  Exterior Fixtures: Exterior light fixtures may be pole or wall mounted, shall be
dark in color, and shall consistently utilize similar types and styles.

4.  Light poles: Light poles shall be limited to a maximum of 20 feet in height.

L. Archit re:

1.  Design: The architectural design the buildings on this site shall be in accordance
with that which is approved as a part of the Final Development Plan. Conceptual
building elevations and material suggestions shall be provided with the Preliminary
Development Plan.

2. Building Height: The maximum height of structures shall be 45 feet as measured
per the City of Dublin Code.

3. Materials: Permitted exterior materials shall include brick, stone/synthetic stone,
stucco/synthetic stucco, engineered wood composite material (e.g. Hardi-plank or
similar product), cementitious siding, or any combination thereof. The application
of brick or stone veneer to a single building fagade shall be prohibited.

4. Four-sided: Buildings shall employ four-sided architecture. Exterior building
materials shall be used consistently on all four sides of the structure.

M. Signage:

1.  General Standards: Except as otherwise stated herein, signage shall conform to
the Dublin Sign Code, Section 153.150 et seq.

5 08-1162/PDP/PP
Rezoning/Preliminary Development
Plan/Preliminary Plat
Vrable Skilled Nursing Care
Tuller Road and Tuller Ridge Road



PROPOSED DEVELOPMENT TEXT

2. Signage Plan: A plan indicating conceptual locations for site signage may be
submitted with the Preliminary Development Plan. A final signage plan shall be
submitted to the Planning Commission as a part of the Final Development Plan.
Signage shall be in accordance with that which is approved as a part of the Final
Development Plan. The Planning Commission shall be permitted to allow deviations
from the strict application of the Dublin Sign Code as a part of its approval of the
Final Development Plan for this subarea.

3.  Ground Signs: Ground-mounted signs shall be permitted in this subarea as follows:

a. Llocation; Number: A ground sign shall be permitted along each of the
subarea’s frontages.

b. Londscaping: Ground signs shall have landscaping around the base of the
sign as required by Dublin Code.

c. Sign Base: Monument sign bases shall utilize materials that are complimentary
to the materials used on the building.

d. lllumination: All ground signs shall be externally illuminated with ground-
mounted fixtures.

e. Directional Signage: Directional signage shall be permitted within this
subarea in accordance with the Dublin Sign Code.

GENERAL MATTERS:

The site plan shown on the accompanying Preliminary Development Plan for the site is
conceptual in nature and is being provided for the purpose of demonstrating the capacity
of the site for the uses contemplated therein. Therefore, the applicant shall have the right
to provide alternative plans at the time of Final Development Plan for the site provided
that such plans conform to the requirements of this zoning text.
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PLANNING AND ZONING COMMISSION

RECORD OF DISCUSSION

e JUNE 23, 2011

-Ringes
Dublin, Ohlo 43016-1236
Phone/ TOD:; 814-410-44600

Fax: §14-410-4747
Web Site: www.duhin.oh.us

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

| Vrable Skilled Nursing Care Tuller Road and Tuller Ridge Road
08-116INF Informal Review
Proposal: The potentlal construction of an approximately 76,000-square-foot

skiled nursing faclity on a nine-acre parcel located on the
southwest comer of Tuller Road and Tuller Ridge Road.  The site Is
zoned CC, Community Commerclal District and the applicant Is
proposing a rezoning to a PUD, Planned Unit Development District

In the future.

Request: informal review and non-binding feedback of a potential future
rezoning application.

Applicant; Alian Vrable; represented by Ben Hale Jr., Smith and Hale.

Planning Contact:  Tammy Noble-Flading, Senlor Planner.
Contact information: (614) 410-4649 | tnoble-flading@dublin.oh.us

RESULT: The Commission Informally reviewed this application for the potential construction of an
approximately 76,000-square-foot skilled nursing facliity on a nine-acre parcel located on the
southwest comer of Tuller Road and Tuller Ridge Road. The site Is zoned CC, Community
Commerclal District and the applicant Is proposing a rezoning to a PUD, Planned Unit
Development District in the future. The Commission provided non-binding feedback regarding
the building materials, stormwater management, parking, bullding helght and the principles of

the Bridge Street Corridor,
GTAFF /;7

Tcmmy oble-Flodmg
Senior Planner
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1. Vrable Skilled Nursing Care Tuller Road and Tuller Ridge Road
08-116INF informal Review

Ms. Amorose Groomes introduced the potential construction of an approximately 76,000-square-
foot skilled nursing facility on a nine-acre parcel located on the southwest corner of Tuller Road
and Tuller Ridge Road. The site is zoned CC, Community Commercial District and the applicant
is proposing a rezoning to a PUD, Planned Unit Development District in the future. She said no
vote will be taken and no final decision will be made here She said the applicant is looking for
feedback from this board.

Tammy Noble-Flading said this in an Informal Review for a potential application that will be
rezoning with a Preliminary Development Plan and include a Preliminary Plat. She said it involves
a nine-acre tract of land located on the comer of Tuller Road and Tuller Ridge Road. She said
the site is south of I-270 and east of Riverside Drive. She said the site is curently vacant.

Ms. Noble-Flading said there is a stand of trees on the westem portion of the site; otherwise there
is not significant vegetation. She said there is a small area of wetlands designation on the
southeastern corner that the applicant will address at the next stage. She said the site does
have significant topography, it increases 32 feet from the southwest corner to the northeast
corner.

Ms. Noble-Flading said this is an application that was previously reviewed in 2008; at that point
there was a larger tract of land. She said at the time the applicant was proposing three
subareas that were going to be developed for a mix of uses. She said the review focused on
Subarea C and there was great discussion regarding architecture and site modifications.

Ms. Noble-Flading said in the first proposal, the architecture was described as Tudor Style
architecture, there were variations in the roof pitch fo break up the building due to its mass. She
said the second review included architecture that the applicant described as 20t Century Row
Houses with the end units mimicking Victorian Style architecture. She said both tried to create a
residential style, and the Commission reviewed this knowing the theme would be continued
through the other subareas.

Ms. Noble-Flading said the current Community Plan designation for this site is mixed residential.
She asked the board if there are items of this development which meet the land use designation
or any other policies or principals incorporated into the Community Plan.

Ms. Noble-Flading said this site is located in the SR 161 area plan. She said this area plan was
intended to encourage walkability at a vilage square level, and encourage mixed
development. She said this site would be applicable to these principals and policies. She asked
the board how does or how has this site addressed those objectives.

Ms. Noble-Flading said the site is nine acres and has frontage along Tuller Road, approximately
580 feet and 620 feet along Tuller Ridge Road. She said the applicants are proposing a new
road with east-west connection to Riverside Drive. She said that the adjacent parcel is also
owned by the applicant. She said the applicants are proposing a 76,000-square-foot building
that would provide a variety of care for medical services, specifically a nursing care facility. She
said the site has parking that surounds all sides of the building, with access on Tuller Road and
the new road which runs perpendicular to Riverside Drive.

Ms. Noble-Flading said the applicants are proposing that the stormwater management is
located in the comer of Riverside Drive and the new road extension. She said it is a traditional
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basin and the applicant has said they would size it so any development on other portions of the
property can access it. She said the proposed architecture will be a residential style with fairly
detailed roof design.

Ms. Noble-Flading said that the Community Plan includes open space policies, walkability, and
sustainability or land use designation. She said the Bridge Street Corridor highlights walkability,
mixed use and densities. She said this application preceded any involvement with the Bridge
Street Conidor, and asked the Commission to make suggestions for this plan to meet the BSC
plan. She also asked the Commission to discuss the building and parking location and whether
there is desire for redesigning the site or how it can be better designed. She said the site is
overparked based on the applicant's assessment of their needs. She suggested the Commission
discuss how parking can be dealt with to make it less visible from all sides of the building. She
asked how this site can create a style which would fit with future development in the area.

The applicant, Ben Hale, Smith and Hale, stated the site is cumently zoned Community
Commercial and the Bridge Street Plan calls for Office Residential. He said earlier there was a
plan for Tuller Road to swing to the south to move away from the Emerald Parkway light; the
Bridge Street Plan proposes to create a new road which runs east to west. He said this site has
been looked at in terms of where the facility should be on this site.

Mr. Hale said when the site is developed a new road will be developed and the intersection at
Tuller Road will be removed. He said the design accommodates the road and it would be a
necessity on the site development. He said there is frontage left along Riverside Drive which can
be developed. He said there is a large piece of ground south which is also developable; this
project will not interfere with the Bridge Street Plan in any way.

Mike Milligan, J & M Architects, said nursing homes have changed dramatically in recent years.
He said they are often private facilities which utilize neighborhood concepts which room people
by the skill of care needed. He said the neighborhoods are self-sustaining and are grouped
around living rooms. He said the neighborhoods need to be sized by the staffing ratio and the
operation facility.

Mr. Milligan said the smaller the facility the more a residential type environment can be provided
for the residents. He said each resident will live with 12-13 other residents who need the same
level of care. He explained that they will have their own dining room and staff. He said that
there is a main street concept for the common areas, which will have an indoor-outdoor feel.
He said the theater will look like a theater with a computerized marquee.

Mr. Milligan said there are not any facilities like this in Ohio; there are a few facilities in the State
which have been developed with this combination facility. He said the facility will be mostly a
one floor area so the residents can have outdoor access with secured courtyards. He said there
are some two-story elements. He said these are intended to tuck into the hillside. He said
building will have residential style materials, mixture of brick and stone, cement siding. He said
we are trying to break this up into pieces that are compatible with a residential streetscape. He
said this would be a great fransitional piece going into higher density development.

Ms. Amorose Groomes asked if anyone would like to speak in respect to the application. [There
were no comments.]

Mr. Budde said he has not questions.
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Mr. Fishman said he could not find the percentage of materials being used. Mr. Milligan said the
material is to break it up, and it is not intended to look too much like an urban development. He
said 75 percent masonry, small areas of siding on top and a mix of vertical and horizontal siding.
He said the most dominant element is 85 percent masonry. He said he thinks it is an average of
75 percent,

Mr. Fishman asked if the HVAC will be in the walls or air conditioners on the ground. Mr. Milligan
said it is not yet contemplated. Mr. Fishman suggested that applicant carefully consider the unit
placement. He said there is more parking than needed. Mr. Milligan said there is more parking
than regulations say is needed. He said they are providing approximately what is needed for
shift changes and visitor traffic. He said this is expected to largely be a rehab type of clientele.
He said orthopedic rehab will be a large part of business. He said those types of patients tend to
get more visitors and have a higher staffing ratio.

Mr. Fishman said he would like to see as much green space as possible, he would rather see the
building higher. He said he did not see stormwater management. Mr. Milligan said a storm water
retention basin is proposed for a corner off site.

Mr. Fishman said he would like to see water and something more decorative that enhances the
site. Mr. Milligan said there will be a wet feature on the property. He said we are looking at it as
a positive enhancement.

Mr. Zimmerman said he would like to remove the roundabout on Tuller Ridge Road as requested
by City Engineering. He said the parking presence on Riverside Drive needs to be reduced and
the stormwater storage needs to be on site. He said the site is very compact, he would like to
see the building height raised, and this will help deal with parking and stormwater.

Mr. Zimmerman said he agrees with Mr. Fishman about the HVAC and would like to know the
percentage of building materials being used. He said he wants a breakdown of the types of
material.

Ms. Kramb asked what the City plans to do with the east-west road, will the road be built by the
City or the developer. Ms. Noble-Flading said that it has not been decided, the road is intended
to relieve some congestion which happens farther north.

Ms. Kramb asked if the City has intentions to continue the road east. Ms. Noble-Flading said yes.

Steve Langworthy said the previous design is to get Tuller Road away from the cument
infersection. He said the applicant is willing to work with the new grid system and staff is going to
work with them to get the road in on time for the opening.

Ms. Kramb asked what will happen to Tuller Road. Mr. Langworthy said that has yet to be
determined, traffic work will have to be done as part of the rezoning. He said this will all be part
of the traffic study being handled by the applicant.

Ms. Kramb said the site is vehicle-oriented which is contrary to the Community Plan. She said she
would like to eliminate the drive around the buildings. She said the water feature needs to be
nice.

Ms. Noble-Flading said staff has discussed with the applicant about moving away from water
basins and hoping to implement other ideas for water management such as bioswales, green
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roofs or rain gardens. She said we are looking for those types of discussions for the future as well
as the surrounding areas for this site.

Ms. Amorose Groomes said it is going to be tough to not have a pond because of the hill, she
does agree a roof garden will be appropriate to work into this design but the volume here will be
way too significant for those options.

Mr. Fishman said Dublin has had success with pretty water futures and he does not want to give
that up on a sight with a lot of topography and running water. He said those other options can
be used but there should be an attractive water feature on this site.

Mr. Hardt said this site does propose engineering challenges and he agrees with staff that bio
swales and water features should be used to the extent they can be used. He said he is not
concerned if the pond is wet or dry, but that it is designed as an atfractive feature. He said he
does not want a design which merely holds the water.

Mr. Hardt said he agrees with moving the roundabout and has concerns about the HVAC
systems. He said he asks that any external components of the system be handled carefully so
they do not have visual or noise impact on the site.

Mr. Hardt said he is fine with the proposed materials, mixing in other types of materials is very
appropriate. He said the use is compatible with the Community Plan. He asked the applicant
how large the largest shift is.

Alan Vrable, the owner, said the largest shift is during the day, Monday through Friday. He said
more visitors come during the day versus at night. He said the parking can be scaled back. He
said the visiting family members and rehab patients are accommodated with the level of
parking. He said the employee parking spots are out of immediate view.

Mr. Hardt said he would like to see a little more documentation in regards to the numbers of the
shift sizes. He said paving or parking to all four sides of the site needs to be improved upon.

Mr. Vrable said it can be improved; but the fire department requires access all around the
building.

Ms. Amorose Groomes said this information would be appropriate to include in the formal
application so everyone knows.

Mr. Vrable said the water flow is fremendous, it starts on Sawmill Road and is very rigorous. He
said there will be a buffer. He said the pond is very much needed and will be made into an
atiractive water feature.

Mr. Taylor said what makes the Bridge Street Corridor work is the buildings within the corridor,
Council has adopted a vision plan that is visionary and conceptual. He said it does show
conceptual buildings for this site. He said as an example the plan has the buildings to the edges
of the site along the street. He said this building does not do that, it does some things not
recommended by Bridge Street Corridor Plan.

Mr. Taylor said he would like to know what discussions have been occuring to get this
development into more compliance with the area.
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Mr. Vrable said four years ago he was told this would be a great location for health care. He
said there is an entry point and exit point to every neighborhood. He said for this site to be
functionatl it cannot be drawn up to the street.

Mr. Taylor said he is interested in what happen between the applicant and staff. He asked if
there was encouragement from staff to push the building towards the Bridge Street Corridor
vision. He said the adopted vision plan specifically suggests that parking should be under the
building.

Mr. Vrable said there was a constructive dialog and this is the resolution. He said underground
parking for long term care would be a nightmare.

Mr. Hale said the applicant will take the comments into consideration. He said originally Tuller
Road was going to sweep through this site. He said this site will provide money to help with
infrastructure.,

Mr. Taylor said when the Stratford project was being considered there was no context for this
areq; it was that project which was one of the genesis points for the Bridge Street Corridor
Project. He said the final building was far more appropriate for what we are hoping to see in
this area now. He said this building does not look like it meets the Code which is being
considered. He said he hopes staff will push hard for the buildings near the street with less
parking on the outside.

Ms. Noble-Flading said there have been several meetings about seeing something different for
the site. She said staff discussed bringing the building closer to the road, taking considerations to
parking and eliminating the basin. She said we discussed creating another road connection
going north to south.

Ms. Amorose Groomes said she would like to see the primary facade be stone. She said there
will need to be some retaining materials as stacked stone. She we need to work hard to get you
our vision of the street network and then we can discuss the situation of the building at that
point. She said she would not be opposed to the building being taller and would like to see a
roof garden. She thanked the applicant and staff for their presentations.
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Coprimission will pay close attentior to these issues during the zgfiing process, and the

Vote on the motion: Vice
Gerber, yes; Mr. Lecklidg

e Concept Plan — Stratford at Riverside Drive
Ms. Flading noted that this is a concept plan for a planned unit development. Itincludes a
mixture of uses, including medical offices, skilied nursing facilities, and a 200-unit
independent living retirement faciiity. The applicant is seeking feedback from Council on
the proposal.
She noted the foliowing:

o The site is a 45-acre tract of land located on the east side of Riverside Drive, just
south of Tuller Road. It is zoned Community Commercial, which aliows for a
mixture of commerciai uses. The site currently houses the restaurant Digger &
Finch and the Golf Center of Dublin. The remaining portion of the site is vacant.

o The site is surrounded by office uses to the north; by the Sycamore Ridge
apartment complex to the east; Dublin Village Center to the south; and the
southwestemn portion consists of the Historic District.

o The site has considerable topography, with a 40-foot increase in topography on the
site headed easterly.

o The project is to be phased and will be a unified campus, both in terms of land use
and aesthetic components for the site. Staff has described the proposal in three
subareas: Subarea A is proposed for four medical office buildings, two stories in
size, equating to 76,000 square feet located north of a relocated Tuller Road; the
office buildings are to be architecturally sensitive to the Historic District, which lies
In close proximity. The general layout of the site allows parking in the center
portion of the site, with the buiidings on the periphery of the parking areas.

o Subarea B is proposed for a two-story, skilied nursing facility that will equate to
75,000 square feet.

o Subarea C s proposed for an independent living retirement facility containing three
to four story elements, including a parking garage at the lower level. This area will
also include parkiand connections to existing parkland located to the east.

o The three phases are intended to create a unified campus, both functionally and
aestheticaily. The site plan promotes an interdependent relationship among the
uses.

o This project will provide medical and residential services to the surrounding
community.

o This project wiil include the realignment of Tuiler Road. Currently, there is high
traffic congestion with Tuiler Road and Riverside, due to its proximity to Emerald
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Parkway. This proposai will realign Tuller Road further to the south and allow for a
spatial separation of those two intersections.

This proposal was presented to P&Z on two separate occasions. The primary
issues discussed were the land use recommendations for the site as well as the
aesthetic components and architectural features.

The revised architecture for this proposal, as described by the applicants, is an
urban character of 19" and 20™ century row houses, with each wing reminiscent of
a Victorian mansion. The exterior materials are caste stone, synthetic stone and
brick, with varying ievels of degrees based on the architectural renderings of each
elevation.

The three end units wiil have unique features. The interior portions will be the
resldential components with a mixture of colors and decorative fagade.

Pianning & Zoning Commilssion reviewed the proposal and was generally
supportive of the iand use. The Commission did stress the importance of legacy
buildings and encouraged the preservation of natural features to the site. They felt
the architectural was not responsive to the original comments made fo the
applicant, and did ask that the architecture be modified to be more conducive to
Dublin’s architectural style.

The Community Plan recommends mixed use, medium density residential for this
area, The primary purpose of this land characteristic is to create walkable and
pedestrian orientation at a village scale, with a maximum density of five units to the
acre. This proposal doss use that residentiai density, however it is closer to the
southem portion of the property. The proposal does continue to have commercial
development north of Tuiler Road. In this proposal, with the realignment of Tuiler
Road there will be then be commercial development to the north portion of it.

Most of the discussion related to the Community Pian future iand use
recommendations and were centered on the third portion of the site, identified as
Subarea A. Although the future land use recommendations don't include these
office uses in this land use map, staff believes it promotes policies and
recommendations of the Plan, based on the fact that they are recommending
mixed use development proposals for this portion of the City.

This site is also included in the Sawmiil/161 area plan. The primary purpose of this
plan is to develop a mix of office, retall and residentiai uses that establish a
stronger sense of place and central focus.

Staff believes this proposal meets the objectives of the area plans by creating a
mix of land uses that complement each other and meet a range of needs in the
immediate community. There has been consideration made to pedestrian traffic,
vehicular movement, and roadway improvements for this part of the application.
Along with the area plan, staff included some objectives that are specific and
relevant to this project: the green corridor along the river, incorporating greenways
that have residential access to the areas; residential in close proximity to the
Historic District; and pedestrian connectivity.

As part of this proposal, there are infrastructure improvements — not only specific
to this project, but in the surrounding areas. The first is the extension of Emerald
Parkway further east to connect just north of Bright Road. As part of this project,
there Is discussion of relocating Tulier Road just to the south. Another related item
is the study for the Intersection of 161 and Riverside Drive. Some potential
alternatives identified in this study, which is currently underway is realigning that
intersection further to the east. Continuing thatin a northerly direction opens a
corridor aiong the river,

This proposal has been reviewed by the Commission on several occasions. The
primary response to the project has been supportive.

She offered to respond to questions regarding the presentations made to the Commission.
The appiicants are present to provide additional information to Council.

Vice Mayor Boring invited the appiicants to present.

Ms. Salay commented that this application has been reviewed by the Commission as an
“informal” a couple of times. It is now before Councll as an “informal.” Does that mean
that Councii does not receive a Planning staff report? It seems there is very little provided
by staff, and she does not believe she can evaluate the proposal without the benefit of the
professional analysis from staff. This is a complex project; there are limited renderings
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and the site plan is not very detailed. She is not certain that a project of this scale and
magnitude that will change the face of the community to this degree is the appropriate
place for the Informal review process. Personaliy, she would appreciate the professional
planner’s expertise in evaluating it. There are complicated issues involving roadway
alignment and the Community Plan recommendations. This land use is one that wili be
exclusive, and there will not be a lot of interaction between this land use and the rest of
the community. She is not certain that is what the City desires for this land. She does not
feel capable of providing meaningful feedback, based on the information provided. Her
input at this point would not be something which could be relied upon for an applicant who
wiil proceed with investing more in development of this plan.

Vice Mayor Boring stated that she agrees. She asked for input from Council.

Mr. Gerber thanked Ms. Salay for raising this excelient point. As former Chair of P&Z, he
recails a concept pian that came before the Commission, and it was being reviewed by
Councii at the same time. It required a lot of resource from both Council and P&Z to
reconciie the input from the two bodies. This plan is already being reviewed by P&Z. it
should stay with P&Z, and should come to Council once P&Z has thoroughly reviewed it
and worked through the issues with the applicant. What is taking place seems to be
“forum shopping.”

Mr. Reiner stated that he agrees with Ms. Salay and Mr. Gerber. He welcomes this kind of
development to the community, but there are many unanswered questions. Much of it
relates to the roadway costs, what the developer’s contribution will be, and how much the
taxpayers will be burdened with so that this development can come about. He agrees that
the issues should be handled at P&Z, and it should then be brought forward to Council.
The concept is interesting, and the planned greenspace and parkland is exciting.

However, it is premature to bring to Council and should be handled at the Planning
Department and P&Z before coming to Councii.

Mr. Keenan deferred to the other members of Councli, as he has not served on the P&Z
Commission. He asked if it is the applicant's discretion to bring the pian to Council as an
informal review at this time.

Mr. Gerber responded that this is permitted. But because P&Z has reviewed the concept
twice and is expecting the applicant to retum to them, it makes no sense for Council to
give direction and provide opinions in the midst of the ongoing P&Z review.

Mr. Keenan summarized that it would be preferable to have an unbiased recommendation
from the P&Z prior to the Plan coming to Council. He recails that the process was
changed in the last couple of years, and currently allows this review.

Ms. Salay agreed that the process has been changed to aliow this. However, the
magnitude of this project is overwhelming and she personally feels ill equipped to provide
feedback without having a staff report. She does not believe this plan is ready for Council
to review at this time.

Mr. Lecklider stated that he generally agrees with the concept of what has been proposed,
and he thought this had been communicated previously to the applicant. In view of the
scale of this project, he is curious about what the applicant anticipates in terms of a
response from Council tonight. In advance of this meeting, he would typicaily expect
much greater detail with respect to elevations, etc. because his expectation is that the
applicant is seeking a positive response regarding the project. He wouid reserve the right,
however, to change his mind about any input provided tonight regarding information not
provided in advance, based on the opportunity to have further reflection. He feeis some
discomfort in reviewing this in light of the information presented. This application should
be thoroughly reviewed by P&Z. He feeis the applicant is iooking to gain some ieverage
by virtue of the comments Council may make tonight. That is not to say that he
necessarily agrees with the comments made in the review by P&Z to date.

Vice Mayor Boring asked Ms. Readier to recommend a course of action.

Ms. Readler stated that she was present at the last informal review by P&2, and Mr. Hale  08-1162/PDP/PP
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to P&Z. If itis Council’s preference that the next informal review at P&Z proceed, and that
a staff report be prepared to reflect that before bringing back the concept, she would
recommend a motion to table the item.

Mr. Gerber stated he wouid support a motion to table this matter. He noted that another
topic for discussion is the informal review of applications now being done by the P&Z
Commission. He beiieves there is a need for a joint meeting with P&Z to discuss this
process and hear their input.

Mr. Gerber moved to table this application untii the P&Z review is completed.

Ms. Salay seconded the motion.

Vote on the motion; Mr. Keenan, yes; Mr. Relner, yes; Mr. Gerber, yes; Vice Mayor
Boring, yes; Mr. Leckiider, yes; Ms. Salay, yes.

Vice Mayor Boring Invited Mr. Hale to comment.

Ben Hale, Jr.. 37 W. Broad Street, representing the applicant stated that they are not

“forum shopping” in any manner. They have had a good response from P&Z, and they
made good suggestions regarding the initial architecture. Substantial changes have been
made, and P&Z has made more suggestions. When a project of this magnitude is
involved, there are some major poiicy decisions to be made. One reason they are
bringing the Plan to Council at this point was not to have Council act as a “super planning
commission,” but because the applicant will make a substantiai Investment before getting
to final development plan stage. In discussing this with Mr. Langworthy, Mr. Hale
determined it was a good idea to ask this body for input about the concept. In his 39 years
of zoning work, he has worked on several proposals, such as the Muirfield project, which
had a long-term impact on Dublin.

Vice Mayor Boring noted that this item has been tabled, and therefore it is not appropriate
to take more testimony. She asked Mr. Hale to quickly sum up his comments.

Mr. Haie noted that this project would change the face of Dublin. In terms of the
downtown, this will bring people to the town. In moving the river road, it will create a
wonderful river park. They wanted to bring the concept to Council to ensure they are on
the right track. This property is currently zoned Community Commercial and has been
zoned that way for 40 years. The layout was done in conjunction with staff, and there are
some major policy issues involved. One of the things he wants to know before spending
$300,000 plus Is whether the general big concept Is something the Council believes Is
viable and is generaliy a good idea.

Vice Mayor Boring summarized that Council has indicated tonight that they would like the
pian worked on by the P&Z, that Council wants a staff report, and that Council does not
want to “overstep” the boundaries of P&Z. There have not been any comments that the
plan is not a feasibie project. She also heard tonight that Council is interested in hearing
about the costs involved for some portions of the project.

There was no further comment.

. She asked Deputy City ager/Chief of Police Eppergdn to take this project on
year, and tonight he wiil
easurement.

He noted the $dliowing:
o Staffopted to use the program/bffered by ICMA, as they Afave an effective

ram, which was establis

rticipating throughout the

enforcement, facilities, fleet

management, highwdy and road maintenance, fefuse and recycling, hty
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Creating a Legacy

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

5. Vrable/Stratford at Riverside Drive — Architecture 6720 Riverside Drive
08-027CP Concept Plan
Proposal: A mixed-use development to include medical offices, a skilled

nursing and rehabilitation center, an independent and assisted
living facility, a park and a restaurant on 45 acres, located east of
Riverside Drive, approximately 350 feet north of Dale Drive.

Request: Review of architecture as part of a concept plan under the Planned
District provisions of Code Section 153.050 for a future rezoning
application.

Applicant: Allan K. Vrable, Vrable Healthcare Companies; Richard W. Hom,
The Stratford Companies.

Planning Contact:  Tammy J. Noble-Flading, Senior Planner.
Contact Information: (614) 410-4649, tflading@dublin.oh.us

RESULT: The Commission discussed informally the appropriateness of the proposed use for
the area. The Commissioners commented that architectural changes made to the retirement
community were taken too literally from the previous discussion, and that the proposed
architecture did not fit well in Dublin. The applicant was encouraged to revise the architecture
and present the information at an informal review, prior to submitting a preliminary development
plan application.

STAFF CERTIFICATION
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s. Vrable/Stratford at Riverside Drive — Architecture 6720 Riverside Drive
08-027CPp Concept Plan

Tammy Noble-Flading presented this request for informal feedback regarding architectural
features for Subarea C of this development. She said this application was reviewed informally
by the Commission in June of 2008 and the applicants were asked to retum to discuss further
details for the proposal. She said that the 45-acre site is on the east side of Riverside Drive,
south of I-270. Ms. Noble-Flading explained that three phases were discussed and that Subarea
A, the northernmost portion of the property, is proposed to be developed for four, two-story
medical office buildings, Subarea B, a single two-story building to be developed for skilled
nursing facilities and Subarea C is proposed to have a three- or four-story building to be used for
an assisting living retirement unit facility.

Ms. Noble-Flading said this discussion will focus specifically on the architecture of Subarea C.
She said the Commission previously discussed several issues related to the project, including
architecture and that the Commission expressed interest in maintaining the existing topography
of the site and potentially increasing the height of the building. She said the modified
architectural style has been described by the applicants as inspired by the urban character of the
19* and early 20 Century row houses with end units reminiscent of Victorian mansions. She
explained that the exterior materials are predominately cast stone, synthetic stone and brick with
various levels of detail. Ms. Noble-Flading said the applicant also provided cross sectional
elevations for the Commission’s review. She said each of the three end units will have unique
features that differentiate each end of the building and the center portion is described as row
houses with multiple color facets and variations of detail and design elements.

Ms. Noble-Flading pointed out that the previous discussion did focus on the height of the
building. She said the applicants addressed the question, and found that increasing the height of
the building would impact the construction methods that would have to be used for this building
which would greatly increase the cost of the building. She said that increasing the height would
elevate the cost of the project to such a degree that the project would be cost prohibitive.

Ms. Noble-Flading said that Planning is requesting that the Commissioners make suggestions or
provide comments on the proposed architecture.

Ben W. Hale, Jr., representing the applicants, explained that they considered the existing and
future architecture of surrounding projects. He said the architect used very strong cornices and
changes of color, roof, material, and style to break up the building. He said the materials are
natural materials, except some of the cornices.

Mr. Hale said most of the discussion was related to architecture and more specifically, the large
scale of the building. He said the owner of these buildings, Mr. Vrable, has said that they will
utilize similar architectural themes throughout the development and provide consistency amongst
the buildings. He said elevations will be available at the preliminary development plan stage.

Flite Freimann said he recalled that when the assisted living facility was originally discussed, it
was mentioned that the floor plan is designed to allow residents to move from various locations
throughout the building, without having to walk more than a specified distance. Mr. Hale said
there is a limit as to how far people will walk and that does influence the design of the building.
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Mr. Freimann asked if this footprint meets their requirements. Daniel Rosenthal, project
architect, said the continuing care retirement community component has memory care units,
assisted living units, and independent apartments. He said Mr. Vrable’s property would have
skilled nursing. He said they are really just talking about the independent apartments where the
300-foot walking limit is a guideline. He said they did not like to make the walking corridors
more than 300 feet from the most remote resident unit to the dining hall, the main common area.

Mr. Rosenthal said that is why they thought it was difficult to make this building lower with the
number of stories they are presenting.

Warren Fishman said there still may be issues with the layout and design of the site and just
because they are discussing architecture does not suggest those issues will not be discussed once
the application is submitted. He asked that the use be discussed before the architecture and
asked what would be on this site with the present zoning and the Community Plan.

Ms. Husak said the existing zoning which is Community Commercial, which allows any kind of
commercial or retail use including a variety of intense commercial uses and that the Community

Plan calls for residential. Mr. Langworthy clarified that Subarea A is Neighborhood Office in the
Community Plan.

Mr. Fishman was concerned that there had not been discussion regarding the proposed use. Mr.
Saneholtz recalled that they did discuss the Community Plan and the fact that this proposal was
thought to be more appropriate than building single-family homes on the parcel. Ms. Amorose
Groomes said she thought the Commission’s conclusion during that discussion was that they

thought this was a residential community and predominately meet the land uses of the
Community Plan.

Mr. Walter expressed his concem whether the residents of this facility would provide a necessary
connection between downtown Dublin and the east side of the river. He said he would like to
understand more about the type-of residents that would be living in the facility. Mr. Rosenthal
clarified that the 300-foot rule had nothing to do with mobility but it was a guideline they used to
promote convenience. He said about 195 units of the 230 units are independent apartments and
those people still drive, interact, shop, and patronize local businesses. He said some of the
residents in the independent apartments will have their spouses. He said all the independent
apartments have kitchens, and the residents would be shopping in the local community. Mr.
Hale added that each of the 195 independent units have an underground parking space provided
beéneath the first floor of the building.

Mr. Freimann asked that more information be provided about the skilled nursing facility. Mr.
Rosenthal said the average stay of a patient was 14 days. He said it was licensed as ‘skilled
nursing’ but provides predominately rehabilitation services. He said it is a very good

complementary use for Stratford because if a resident gets hurt, they can transition to the
rehabilitation facility until they recover.

Mr. Saneholtz recalled from the June meeting discussion that a lot of people anticipated moving
into Subarea C, the independent assisted living units and live there for many years. Steve
Armstrong, Stratford Companies, said typically, the average age for their population in the
independent living side is going to be in the mid- to upper 70s, and that almost 30 percent of
their square footage is devoted to services and activities for a fairly active group.
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Ms. Amorose Groomes asked if the Commissioners were more comfortable with the use.

Mr. Fishman said he was fine with it, assuming there would be more detailed information
provided before an application is submitted.

Ms. Amorose Groomes asked if they could discuss architecture. Mr. Walter said this architecture
was not at all what they had discussed. He said the Commission made comments at the June
meeting about a legacy building, striking architecture, and the massing. He said he appreciated
the expense to increase the height of the building but he thought that was something that the
Commission was strongly in favor of. He said it looks as though a lot of different kinds of
buildings were put together and he saw a roofline that looked continuous and no specific theme
or style.

Mr. Fishman said he was disappointed in the architecture and materials. He said it was made
clear that the Commission wanted stone and brick, not stucco or Hardiplank. He recalled Ms.
Amorose Groomes discussing something that would look like an old mill and something that
blended into the hill. He said they also discussed all natural materials.

Mr. Rosenthal clarified that what Mr. Fishman saw was painted brick. He pointed out the brick
and stone designated in the renderings, He recalled that the Commission was asked if any
Hardiplank could be used on any of the other non-public facades. However, in their narrative to
Planning they mentioned stucco, but not Hardiplank. Mr. Fishman said that the building was
brightly colored and did not necessarily blend into the hill, as they had discussed.

Mr. Taylor explained that he was not present for the first review of this project. He said he liked
the idea of bringing the senior population into the fold, and not having them on the perimeter of
the City somewhere for all the reasons that were discussed. He said he loved the idea that there
was not an ocean of parking visible. Mr. Taylor noticed that between the two proposed plans, he
saw Riverside Drive had been moved. He liked the location of it in the second plan better
because it seemed before it was not connected very well to the City. He said moving the road
closer to the buildings accomplishes a lot of that, as well as the bridge across the river. Mr.

Taylor said it seemed that the buildings were isolated by the great lawn area and he liked the fact
that they are now more part of the streetscape.

Mr. Taylor said regarding the revised architecture, he liked the creative nature of the buildings,
but he agreed with Mr. Walter that they should go further with their ideas. He said the difference
with the facades was a good start, but the uniformity in the roof height could be improved. He

said certain portions of the building evoke an institutional use that did not provide a good image
in which to associate the building.

Mr. Taylor said the 1o® Century architecture was not a bad idea, but he would like to see a little
more interpretation and a little less literal translation of the architectural themes. He said the
cornices and window size were correct but he thought the renderings were less interesting than it
could be. He saw no reason why the architecture can not be reminiscent of an earlier century,
and yet still be 21* Century. He said he thought siding on any of these buildings would be
inappropriate just for the size and scale of them. Mr. Taylor said the 19" Century architecture
would have been solid masonry and the mill architecture that Ms. Amorose Groomes mentioned
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would have been masonry. He said it would be appropriate that these things all be clad in
masonry on the exterior.

Mr. Walter expressed concern regarding the natural features of the site. Mr. Rosenthal said one
of the challenges they had was that they did not know what the elevation of the relocated

Riverside Drive will be. He said it was hard to gauge what the relationship of Riverside Drive to
their building will be.

Mr. Walter said that was what he was more concerned about now that the building was closer to
the road. Mr. Langworthy said an engineering study was being conducted by the City to
determine the horizontal and vertical elevations of the road. He said the possibility of the
western part of the road being lower than the eastern part of the road has been discussed.

Mr. Walter said this hillside was very important. He said he was sure that there will be a vista
seen from Riverside Drive. He said it would be oriented correctly and look right. He was
concerned what the backside of this building would look like from the other side of the river. He
said it was important to consider the view shed from one side to the other side.

Mr. Rosenthal pointed out that there was a significant amount of trees along the river and a
significant drop down to the river as you get closer to it.

Mr. Zimmerman said he was curious what building height will be seen at that point.

Mr. Walter indicated that he would prefer the building be taller.

Mr. Zimmerman said he wanted to see the tree row maintained because it breaks up the building
mass.

Mr. Taylor there is the possibility of breaking it up visually, even if it does not get taller or
shorter. He said as each elevation gets taller it changes the relationship with the windows and
the width of the bays and all other features. He said it was not just a simple as adding a fifth
story to the building.

Mr. Saneholtz stated that the applicant had received quite a bit of comments that suggested that
the development has to tie-in with Historic Dublin. Mr. Rosenthal said they very purposely tried
to make the building architecture as historically accurate as possible.

Mr. Zimmerman asked if the balconies were functional. Mr. Rosenthal confirmed that the
balconies shown were functional.

Mr. Freimann said the architecture was not what he had anticipated and that he envisioned
something similar to the Dublin Arts Council, only larger. He repeated that he did not think this
building was appropriate for this location.

Mr. Hale reiterated that they needed to know the grade of the road in order to answer questions
about how the building will appear from the road.

08-116Z/PDP/PP
Rezoning/Preliminary Development
Plan/Preliminary Plat

Vrable Skilled Nursing Care

Tuller Road and Tuller Ridge Road



August 21, 2008 — Minutes
Page 11 of 19

Ms. Amorose Groomes referred to the description provided and said she did not see Victorian
when she drove through Dublin, she saw recent past. She said she was really disappointed. Ms.
Amorose Groomes said this would not blend in at all with Riverside Drive to the north and south.
She said the corridor this needs to be associated with is Riverside Drive. Ms. Amorose Groomes
said her comments were not negative to this drawing, but to its location and ability to blend with
the surroundings. She said Victorian did not fit in Dublin, and to try to create urban character
that is going to be along this beautiful big park would be uncharacteristic of this area.

Mr. Taylor said there was a tough problem because, as much as he liked Historic Dublin, there
are not a lot of four- and five-story structures there to use as a starting point for the architecture.
He said the key thing is that the architecture has to be appropriate for the massing of the
building. Mr. Taylor said they can not take a building as massive as this one and apply a single-
family residential scale to it, which is really what Historic Dublin is in a lot of ways. .

Ms. Amorose Groomes said there were a few glimpses of good examples up and down the river
that may provide some direction.

Mr. Taylor said he was not sure they need to deviate a long way from what is drawn, but he
reiterated that the style could be less interpretative and more creative.

Mr. Saneholtz thanked the applicant for this attempt. He said he thought the mansion attempt at
the ends of the building was based on the Commission’s comments. He said he appreciated the
fact that this was a large building and that they needed to break up the building more. He said he
also appreciated Ms. Amorose Groomes comment about the Victorian influence and the fact that
Dublin does not have that type of architecture here. He said he thought a great effort was made
to try to get this along the way. Mr. Saneholtz said there were a lot of positives and he thought
this overall plan, with some modifications would be acceptable.

Ms. Amorose Groomes said she could not see anything built along the river without a stone wall
in front of it, particularly of this scale. She said it was because it was so ingrained in the history
of Dublin and lineage of its foundation. Ms. Amorose Groomes said this was an outstanding
project for the City and she thought it was a great opportunity for both the owners of this
property and for the City to have this caliber of facility in the process. She said a stone wall in
front of these buildings would look awkward with the two different architecture styles.

Mr. Rosenthal said one of the challenges they had for a building of this scale was that if they
tried to use one architectural style, it is more uniform and ends up creating an institution, which
they were not trying to do. He agreed that they had not gotten the architectural style right yet.
He asked if breaking up the long building would be an acceptable gesture.

Mr. Fishman said there is not one kind of architecture in Dublin, so he thought mixing the
architecture was a great idea to bring the building down to size.

Mr. Walter said he saw the breaking up of such a massive building as too symmetrical. He said
Dublin Methodist Hospital was a large building with various components to it that has a very

unique style and maintains the ability to tie in the various sections of the building. Mr. Walter
said he found that very interesting.
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Ms. Amorose Groomes further explained that the Dublin Methodist Hospital building picked up

the themes of the community without repeating them. She said those architectural components
would fit along the river.

Mr. Rosenthal said at some point in the process, a three-dimension animation of the massing will
be provided so that the Commission can get feel for what is seen from the other side of the river.

Mr. Walter added the Cardinal Health was a very large and massive building with the

architecture and the massing perfectly matched, as they are in the hospital building. He said the
massing and the architecture need to be appropriate for each other.

Mr. Zimmerman said this building will stand out on its own when traveling on the road but it

should blend with everything on the road now and in the future and asked the applicant how he
would like to proceed.

Mr. Hale said there were still development issues and agreement issues. He said they plan to
make a presentation to City Council after this meeting. He said before they file a preliminary
development plan application, they will come back to the Commission for another informal
review.

Mr. Zimmerman asked if anyone in the audience wished to speak in regards to this case. [No
one responded.]

Mr. Zimmerman ended this work session item by calling a short recess.

this discussion
addressed this
who had gone

sion was benefic

08-116Z/PDP/PP
Rezoning/Preliminary Development
Plan/Preliminary Plat

Vrable Skilled Nursing Care

Tulier Road and Tuller Ridge Road



PLANNING AND ZONING COMMISSION

WORKSESSION
RECORD OF DISCUSSION
JUNE 5, 2008
i DUBLIN.
wd
© Plansing
Kings Rood
143016123
4104600
lo-4747
ww.dublia oh os
5. Vrable/Stratford at Riverside Drive 6720 Riverside Drive
08-027CP Concept Plan
Proposal: A mixed-use development to include medical offices, a skilled

nursing and rehabilitation center, an independent and assisted
living facility, a park and a restaurant on 45 acres, located east of
Riverside Drive, approximately 350 feet north of Dale Drive.

Request: Review and approval of a concept plan under the Planned District
provisions of Code Section 153.050 for a future rezoning
application.

Applicant: Allan K. Vrable, Vrable Healthcare Companies; Richard W. Hom,
The Stratford Companies.

Planning Contact: Tammy J. Noble-Flading, Senior Planner.
Contact Information: (614) 410-4649, tflading@dublin.oh.us

RESULT: The Planning and Zoning Commission informally reviewed this application to
permit a development to be constructed in three phases consisting of four, two-story medical
office buildings totaling 76,000 square feet, a 75,000 square-foot, two-story skilled nursing
facility, and a four-story, 200-unit independent living retirement facility with an intemnal parking
garage, an existing restaurant and a greenway connection to the Sycamore Ridge Park located
east of the site. Planning informally reviewed potential roadway improvements and the
Commission thought that the roadway improvements could help in achieving the goals of the
Community Plan. A majority of Commissioners were interested in preserving the existing
topography and encouraged the applicant to look into deceasing the proposed building footprint
of the retirement facility and raising the height of the building. The Commission stressed the
importance of creating a “legacy” building in this location, potentially by incorporating elements
of a mill into the architectural theme. The applicants were encouraged to return to the
Commission with another informal review after changes had been incorporated.
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s. Vrable/Stratford at Riverside Drive . 6720 Riverside Drive
08-027CP Concept Plan

Work Session

Tammy Noble-Flading presented this request for informal review and feedback on a concept
plan for a planned unit development that includes medical offices, a skilled nursing facility, and
a 200-unit independent living facility with an intemal parking garage. She said that the 45-acre
site is zoned CC, Community Commercial which permits a range of commercial uses including
retail, administrative offices, and personal and consumer businesses. She described the
surrounding uses as a mixture of uses including the Dublin Village Center to the south,
Sycamore Ridge Apartments to the east, and a veterinarian use to the north. Ms. Noble-Flading
. said that Riverside Drive runs through the site and that a portion of the site is directly adjacent to

the Scioto River to the west. She said that site currently contains a restaurant and driving range,
owned and operated by Digger & Finch and the Golf Center of Dublin, and a parking facility
used in association with those uses. She said that the remainder of the site is vacant and has
significant topography changes due its proximity to the Scioto River. She said the site increases
in elevation by approximately 40 feet moving from the eastern side of the property to the west.

Ms. Noble-Flading said the project is proposed to develop in three phases that will create a
unified campus, both in terms of complimentary land uses and similar architectural design. She
explained that Planning has separated the proposal into three subareas to describe the project.
Ms. Noble-Flading began by describing Subarea A, which is proposed for four medical office
buildings totaling 76,000-square-feet located directly north of relocated Tuller Road with access
from Tuller Road. Ms. Noble-Flading said that the general layout of this Subarea includes
parking centrally located with the building footprints extending along the perimeter which allows
for the focus to remain concentrated on the buildings and reduces the impact of the parking area.

She continued with a description of Subarea B, located directly south of Subarea A and proposed
to be a 75,000-square-foot, two-story skilled nursing facility, with similar architectural features
as Subarea A with access from Tuller Road. Ms. Noble-Flading said the site plan indicates and
intemal courtyard and parking accessibility on the perimeter of the building, to the north, east,

and west and increased building setbacks to allow for a spacious corridor along the Scioto River
and Riverside Drive.

Ms. Noble-Flading said that Subarea C is proposed to accommodate a 200-unit independent
living retirement facility containing three- and four-story elements with a parking garage at the
lower level. She said that this Subarea contains a parkland connection to an adjacent residential
apartment complex located to the east. Ms. Noble-Flading said Planning has been working with

the applicant to modify this building mass to create incremental decreases as it approaches
Riverside Drive.

Ms. Noble-Flading said the purpose of the proposed Tuller Road realignment is based on traffic
congestion that is generated from the intersection of Emerald Parkway and Riverside Drive,
which is expected to worsen once Emerald Parkway is extended. She said this proposal
advances the project and eliminates congestion associated with both intersections.
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Ms. Noble-Flading stated that Planning would like Commission comments regarding the Future
Land Use Map which designates this site as mixed residential medium density, which permits up
to five units per acre. She said this proposal does utilize this type of residential use condensed in
Subarea C. Ms. Noble-Flading said in addition to those residential uses, office uses are proposed
in Subarea B that are meant to be compatible with the residential uses.

Ms. Noble-Flading said in addition to the Future Land Use Map, the site is located in the
Sawmill/SR 161 Area Plan and that the main goal of this area plan is to develop mixed uses;
office, retail, and residential uses that establish strong sense of place and central focus. She said
it is an important discussion point for this application because the proposal meets this objective
by proposing uses that are complementary in nature and provide a range of services that will
meet the needs of the immediate community.

Steve Langworthy presented slides of the Emerald Parkway extension, and the Tuller Road
realignment conceptual context. He said Engineering is currently studying the intersection of
Riverside Drive/SR 161 to determine what kind of improvement will be necessary to handle the
volumes of traffic. He said the options have not been finalized.

Mr. Langworthy said depending upon what happens to the Riverside Drive intersection; the next
potential improvement could be the realignment of Riverside Drive. This would have an impact
on the pending application and Planning wanted to introduce this not as a project, but as some
roadway concepts that are being considered. He said that Planning thought this had significant
advantages for the City, particularly in terms of the river frontage and the ability to obtain

additional open space creating a nice entry point into Historic Dublin as well at the comer and
generally enhancing the area as a whole.

Kevin Walter recalled a discussion about a pedestrian connection to Historic Dublin and asked
where it might be located. Mr. Langworthy referred to the general location as depicted on the
Area Plan and said the exact location was not known yet.

Ms. Amorose Groomes asked if the conceptual plan proposed the green space along the river to
be a passive or active park area. Mr. Langworthy said a passive park was being considered. He
said an entry feature along SR 161 and Riverside Drive was wanted, and a bike path will connect

undemneath the highway and Emerald Parkway to connect, cross-over and go farther north on
Riverside Drive.

Ben W. Hale, Jr., represented the applicants, Allan K. Vrable, Vrable Healthcare Companies and
Richard W. Hom, Stratford Companies. He said they are familiar with specific architectural
themes being followed and they want to be flexible and build something appropriate in Dublin.
He said there will be one architectural theme for the entire property. He said Subarea C would
probably be developed first followed by Subarea B, then Subarea A. Mr. Hale said even if
Riverside Drive is realigned, they will still have very substantial setbacks.

Allan Vrable said the architectural design of this project is a legacy project for the City of
Dublin. :

Dan Rosenthal, Lawrence Group Architects, the architect for the Stratford Companies, said they

have done preliminary sketches based upon Stratford’s typical building program for a continuum
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of care community. He said Stratford provides everything from independent apartments through
skilled nursing. He presented slides showing the architectural themes of other Stratford projects
and research conducted in Dublin regarding typical architecture.

Mr. Zimmerman asked if anyone in the audience wished to speak in regards to this application.

Randy Roth, president of the East Dublin Civic Association, said they think this is a very good
use and appropriate for this sensitive site. However, he said they are concerned with the mass of
the building in Subarea C. He said it was an intense use.

Mr. Zimmenman requested that the six points provided in the Planning Report now be discussed
by the Commissioners. [Each point is listed below in italics, followed by the discussion.]

Community Plan

Viewed in the broader context of the surrounding existing and future land uses, does the
proposed variety and arrangement of uses depart from the Community Plan?

How does the proposal meet/not meet the objectives of the Sawmill/SR 161 Area Plan in terms of
careful location of residential uses into existing topography, incorporating a linear greenway to
provide residential access to all areas of the plan, extension of streets to provide greater
connectivity and access, emphasizing pedestrian connection to the River?

Ted Sancholtz said that if these discussion points are asking if he supported this project as being
consistent with Dublin’s Community Plan and the vision for this area, he thought it was.

Chris Amorose Groomes agreed that it was consistent with the Community Plan.

Kevin Walter said Commission needs to be consistent when thinking about the Community Plan.
He said he thinks the Plan should be used as a guide. Mr. Walter agreed and said the City is
trying to redevelop the area and have it very highly integrated so people can go from Sawmill
Road to downtown Dublin and move through the greenbelt area and create a sense of community
there. Mr. Walter said this type of use created a sense of community within the facility but he

was concerned that the residents would not create the pedestrian traffic that is suggested in the
Community Plan.

Mr. Hale said the residents in the 180 units are totally mobile and able to take care of themselves
with kitchens and a dining facility. He said every unit will have an underground parking space.

Steve Armstrong, Stratford Companies, said typically the residents in their independent units
average 78 to 80 years old.

Mr. Saneholtz said he thought this project could help support the commercial area because the
residents will not leave for work every day, yet they will be active individuals with time and

money to spend. He also stated that the pedestrian connectivity to Historic Dublin was
necessary.

Ms. Amorose Groomes said she would prefer to see something like this rather than a use that
generated commuter traffic at peak hours.
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Roadway Improvements

Do the related infrastructure improvements to the intersection of Tuller Road and Riverside

Drive warrant any additional considerations to the land use recommendations to this modified
intersection? ‘

Mr. Walter said he had no problem with the roadway improvements. Mr. Zimmerman said he felt
these infrastructure improvements will be an improvement.

Mr. Fishman was uncomfortable with the roadway discussion and its impact on the proposal as
not enough information is available at this point.

Mr. Saneholtz said the roadway carries out one of the Community Plan’s major points, which
was allowing greater access to the river that is Dublin’s under-utilized natural asset. He asked

what the difference was in the elevations between the roadway and the elevation of the first floor
of the building.

Mr. Rosenthal said it depended upon the elevation of the proposed roadway change. He said
their intention was to keep the existing contours the same so if the large building is tucked into
the hill, the entrance would be the first floor, at the lowest level and it would not significantly

change the topography from what is seen now. He said that access to the upper floor would be
around the building to the east.

Mr. Langworthy said the consulting engineer is studying the vertical and horizontal cross section
for relocated Riverside Drive so that they can get a finished floor elevation. He added that Tuller
Road would be extended down to the current Riverside Drive with the idea that a development
agreement would permit the City to remove that portion of the relocated road.

Ms. Amorose Groomes suggested that would be a good location for parking for the proposed
park. She said with the traffic light, it would be a natural in and out.

Mr. Freimann said he supported the Tuller Road relocation.

Building and Site Layout

Based on the conceptual design of the three Subareas, does the Commission have

recommendations on the location and general design of the site (location of buildings, location
of parking, and access)?

Architecture

Does the Commission have recommendations regarding the preferred architecture style and
materials for the proposed buildings in each Subarea?

Mr. Walter asked to see a topographical map. He stated that he was concerned with destroying
the hillside.

Mr. Saneholtz asked why this was spread out so much and why it could not go higher. He said
many times along River frontages, there are distinctive buildings that stand out
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