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Bridge Park West

Case Summary

Agenda Item 1
Case Number 14-099BPR-ARB
Proposal A mixed use development comprised of commercial, office and 42 condominium

units with associated structured parking and site improvements, on
approximately 2.4 acres.

Request Informal review and feedback on proposed architectural elevations.
Site Location 94-100 North High Street

Owner/Applicant ~ Nelson Yoder, Crawford Hoying Development
Michael Burmeister, OHM Advisors

Case Manager Joanne L. Shelly, Urban Designer & Landscape architect
(614) 410-4677 | jshelly@dublin.oh.us

Planning
Recommendation Discussion and Feedback

Discussion Questions, listed at the end of this document, have been proposed to
promote discussion regarding the design and detailing of the site and the
buildings. They are not intended to be exhaustive and it is not expected that the
applicant will be able to answer all questions at this informal review meeting.
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Facts
Site Area 2.45 acres
Zoning BSC — Historic Transition District
Surrounding North: Indian Run Park, Washington Twp. (residential) , Indian Run residential
Zoning and Uses neighborhood, Historic Residential
West:  North High Street and Veteran's Park
East:  Scioto River
South: BSC-HC, Historic Core District
Site Features e The site has two commercial buildings which will be demolished and removed.
e The site includes large mature trees along the North and East property line.
Site History The ARB has conducted two previous informal reviews regarding the proposed site

design and the architecture.

May 21, 2014

The Board general supported redevelopment of the area, but expressed significant
concerns about the character, mass and scale of the proposed buildings within the
context of the Historic District, particularly along the Scioto River side.

The Board expressed concerns about the reduced building setback with the scale and
height of the proposed 7-story buildings along the Scioto River and the future park
area. There was significant discussion regarding the proposed building heights and
the Code permitted maximums for the specific building types permitted in Historic
Transition. Additional site section studies were requested showing the height of the
proposed buildings in relation to the buildings and elevations along North High Street
to the Bridge Street intersection, as they exist today or could be approved in the
future.

The Board requested additional information regarding the view from the future
pedestrian bridge, the Bridge Street vehicular bridge, and adjacent development.
They also asked for additional information regarding the proximity to the floodplain
along the eastern portion of the proposal. The Board supported the proposed
architectural design along the North High Street elevation, but had concerns about
the smaller, more modern elements connecting the buildings, proposed architectural
design concept and use of materials along the Scioto River elevation, and the lack of
historic design cues incorporated to ensure it fits within the District. The Board also
supported the parking garage concept, understanding the continue parking concerns
within the District and the desire to ensure adequate parking for users of this
building and others within the District.

August 27, 2014
The Board held a special meeting held on August 13" for a site visit for the proposed
development. The members supported the direction the applicant was taking,
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Facts

including breaking up the massing of the buildings along North High Street and the
modifications to the site access. The Board was receptive to the incorporation of
more contemporary architectural details along the High Street elevation; however,
the Board was sensitive the site’s location within the Historic District and the desire
to ensure the overall design fits within the context of the District. The members
encouraged the applicant to be thoughtful in how the contemporary design of the
Scioto River elevation meets the High Street elevation, particularly along the
southern elevation because it will be a viewed from High Street and from the future
pedestrian bridge.

Details Informal

Proposal The request is for additional review and feedback regarding the architecture prior to
the applicant proceeding with a basic site plan approval.

Use A mixed use development with commercial and office uses, and 42 condominium
units with associated structured parking and site improvements, on approximately
2.4 acres.

Layout

The proposed site plan shows four buildings on the site. The three, 2% story
commercial buildings are aligned along North High Street, and one seven story
residential building wraps a five story parking garage. There is approximately a 40
foot drop in grade across the site from North High Street to the proposed North
Riverview extension. This change in grade has influenced both the site layout and
the design of all four buildings.

Approximately .21 acres of open space is provided with a proposed stormwater
management facility as a feature.
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Details Informal

Architecture Conceptual architectural sections and elevations have been provided for each of the
four exterior elevations. Cross sections show the relationship between the buildings
and the integrated parking structure. Perspective renderings provide conceptual
context.

Primary materials shown on the elevations are brick, cultured stone, glass and metal.
Walkouts and balconies are provided for the residential units, Storefronts are
provided along North High Street. The building materials palate is consistent with the
materials permitted.

Traffic & Access One public driveway is provided from North High Street primarily for the commercial
uses and public use, and one private driveway also on North High Street serves the
five uppermost residential units. Another driveway is from the proposed North
Riverview extension, primarily serving the remainder of the residential units.

Open Space The site plan shows a single 0.21 acre open space at the southeast corner of the
property. The location takes visual advantage of an existing geological wall and is
proposed to have a stormwater management feature. Plaza space has been shown
on the northwest and the southwest corners of mixed use building. A private internal
plaza is shown at the North High Street private driveway.

Analysis Informal
ART As part of the initial ART review, the following comments and requests were
Considerations provided to the applicant:

e The site grades and geological features create challenges and opportunities for
the architecture. The proposed design attempts to take advantage of the
opportunities by responding to the grade changes with creative integration of a
seven story residential tower with integrated parking structure while maintaining
a historically compatible 2% story building height along the North High Street
elevation.

e Provide information and understanding concerning the transition areas of the
design between the High Street buildings and the Apartment building type that
faces North Riverview Avenue.

e The two towers appear to be detailed differently. Please provide an explanation
as to why the designs are different, or provide similar design details for both
towers.

e Provide drawings and details on the exterior material selections for all buildings
incorporated in the design. The renderings that were furnished do not delineate
material choices.

e Take into account fire separations as they are addressed in the Ohio Building

Code with special attention to both horizontal and vertical separations.

Identify how handicap accessibility will be addressed along Riverview Street. It
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Architectural
Consultant
Considerations
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Informal

appears that the finished floor level will require step-up access into the lower
level apartments.

Identify how residential patio spaces will be created in relation to the adjacent
walks (Indian Run Trail extension and North Riverview Street extension).
Garage ventilation, commercial and residential mechanical equipment (including
range hoods), generators and electrical transformers will need to be
accommodated as part of the final design. Please address the location of these
and other service structures and equipment as early in the design process as
possible.

Provide information regarding circulation throughout the building for pedestrians
(visitors and residents), vehicles and services (loading, waste, recycling etc.).
Considering the concept of a city being built over time, the architecture of
individual buildings should complement but not match the adjacent structure.
Commercial storefronts lack variation in the horizontal plane. Consider recessed
doors (weather protection), bay type display windows as well as opportunities for
creative signs.

Consider the selective use of secondary or atypical materials to create the
pedestrian scale environment along the commercial storefront.

Site walls within the streetscape will be needed for grade changes along the
north south axis. Walls height shall meet Code requirements as well as serve
dual purpose as seat walls or planters. Horizontal variation created by recesses
should be considered. Railing details should be consistent with building
character. Plantings should be chosen to complement the walls and railings as
well as create seasonal interest.

Site furnishings should be integrated into the architectural design.

Consider using art and artistic features for future creativity to occur. (Sculpture,
mosaic tile or brick murals, vertical plantings, etc.).

Define how the southwest plaza space will be constructed over the sewer
structure and the visual treatment of the facade of the structure.

identify locations for the public to access locations with views to the east.
Provide a narrative regarding effect of North High Street traffic on the
pedestrian/retail/restaurant experience.

The following comments were provided by the City’s architectural consultant:

Overall, the buildings should respond to the site.

While midblock pedestrian ways are not feasible as defined, midblock pedestrian
scale spaces could be included.

There should be a clear public pedestrian route of travel for access from High
Street to river park land at both southern and northern edges of site and from
public parking areas of project.

Retail spaces should be more connected with the public realm/streetscape.
Vertically separated sections of the building should incorporate more variety of
height, scale (pedestrian at pedestrian locations), materials and perhaps less
symmetry.

Eastern facade should respond to the natural environment of the park.
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Analysis Informal

e Ground floor of residential should have a residential characteristics such as
patios.

¢ On the apartment building eastern fagcade, the rhythm of piers and glazing on
the upper stories is successful.

Recommendation Feedback

Summary The Informal Review provides the opportunity for feedback for an applicant in the
first stage of contemplating development. It is intended to allow staff and the
Architectural Review Board to provide non-binding feedback to an applicant
regarding the intended architectural design and integration with the adjacent land
uses. Planning staff requests that the ARB provide recommendations to the applicant
in terms of use, architectural design and compatibility with surrounding
development. Summarized below are suggested questions to guide the discussion.

Discussion 1. Are the proposed architectural concepts appropriate to the adjacent area?
Questions a. North High Street
b. Scioto River

2. Does the site, site elements, and architecture relate properly to North High
Street?

Architectural Character
Scale
Relationship to street
Commercial elevations
i. Storefront facade
ii. Variety vs customizable blank storefront
iii. Signs
iv. Circulation
1. Pedestrian
2. Vehicular
3. Service
e. Tower — Gateway
i. What characteristics are important?
ii. What are the height considerations in relation to the building mass?
f. Residential
i. Architectural character
ii. Scale of facade details
iii. Relationship to site
iv. Circulation

oo o
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Recommendation Feedback

1. Pedestrian
2. Vehicular
3. Service
v. Tower — Vista
1. What characteristics are important?
2. What are the height considerations in relation to the building mass?

3. Other considerations by the Board.



