
 
 
 
 
 
 

 
 

To: Planning and Zoning Commission and Architectural Review Board Members 

From: Vince Papsidero, FAICP, Director of Planning 

Jennifer Rauch, AICP, Planning Manager 

Claudia Husak, AICP, Current Planning Manager 

Date: February 9, 2018 

Re: Bridge Street Code Amendment #1 

Summary  

In 2016, the Planning Division initiated a project to consider updates to the Bridge Street District 
(BSD) zoning code, based on five years of experience administering the Code. Clarion Associates 
was hired to assist with this project, supported by Codametrics (both firms assisted with drafting 
the original Bridge Street District code and are national experts in zoning and form-based codes). 
 
Planning is nearing completion of a draft of a code amendment addressing the administrative 
process, submittal requirements and applicability provisions to provide a more efficient and clear 
approval process. The amendment builds upon the feedback provided at the joint City Council and 
the Planning and Zoning Commission work session in April 2017. A joint work session with the 
Planning and Zoning Commission and the Architectural Review Board has been scheduled on 
February 15, 2018 to introduce the proposal for initial feedback. Also, Planning has forwarded 
these same materials to stakeholders for comment. 
 
Background 

At the April 17, 2017 joint work session, staff and consultants presented the findings from 
stakeholder holder interviews and an independent assessment of the code and process (summary 
of the work session comments, the presentation and memos are attached). In summary, the 
findings identified the process is too complex and time consuming, and recommended a series of 
process changes to improve the process while ensuring compliance with the City’s standards. 
 
Since that time, staff and the consultant have been working methodically through a series of 
revisions, coordinating those revisions among the various chapters of the BSD code. Concurrently, 
staff also completed and brought to Council for adoption two earlier priorities under this project, 
the sign amendment to alter the applicability of pre-existing sign standards to pre-existing auto-
oriented development and the Historic District amendment for the Historic Core South District. 
 
Staff and the consultant are nearing completion of the first set of amendments that will reduce the 
role of ART, eliminate the requirement that projects associated with an EDA appear before Council 
as the reviewing body, streamline submittal requirements to match PUD provisions, and reduce the 
three-step review process to two steps. 
 
This memorandum provides an overview of the proposal. Following the upcoming joint work 
session with PZC and ARB and gathering comments from stakeholders, staff and the consultants 
will complete the ordinance drafting process and submit the formal application to PZC and ARB for 
review and recommendation to City Council. 
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Process Changes  
 
Under the BSD code, the current process for development approvals has several steps/options 
depending upon the applicable circumstances; some are provided in code, others have occurred as 
an informal process. Approval items include the basic plan, development plan and site plan for 
each development, as well as minor project reviews, waivers, administrative departures, and 
master sign plans (legible graphics will be shared at the work session).  
 

 
 

 

This process chart 
illustrates the BSD 
process when a 
project requires 
Council approval 
when an Economic 
Development 
Agreement is 
involved, requesting 
informal review by 
PZC or ARB; and 
including three 
application steps 
(Basic Plan, 
Development Plan 
and Site Plan) 

This process chart 
illustrates the BSD 
process with the 
deletion of ART 
and Council review 
of an application 
associated with an 
EDA; as well as a 
reduction of the 
submittal 
requirements to 
two application 
steps (Concept 
Plan and 
Development Plan) 
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In general the following approval tracks are currently allowed per code: 
 

 City Council is authorized to approve development projects when an Economic 

Development Agreement is in place. Code requires Council to determine a required 

reviewing body for future applications. Council can choose to delegate future decisions to 

the PZC, ARB or ART. In some cases, Council has requested informal (non-binding) review 

of these projects by the PZC or ARB (such a process is not codified), which has evolved to 

standard practice, adding yet another step in the process. 

 PZC is authored to approve all other development projects when an EDA is not involved, 

except for properties in the Historic District. 

 ARB is authorized to approve all development projects within the Historic District. 

 ART is authorized to approve minor projects and administrative departures in the BSD other 

than the Historic District.  

 ART provides recommendations on all cases that go to PZC, ARB and Council. 

 
Early engagement in this code update process found that the formal and informal approval tracks 
in the BSD are cumbersome, create an atmosphere of uncertainty for applicants, public and staff, 
and increase development costs without a significant improvement in the built outcome.  
 
To streamline the review and approval process, the following amendments are recommended: 
 

1. Reduce the role of ART 

 
Code Section 153.066 would be amended to reduce the role of ART as a “recommendation” 
body and limit its authority to approving only minor projects and administrative waivers, 
except within the Historic District. This amendment would eliminate a major step in the 
process, which in fact is somewhat redundant with the internal staff review process already 
in place.  
 
Associated with this proposal is an amendment to Code Section 153.237 Administrative 
Review Team, which is expanded to define the membership and administrative process for 
the ART and cross references the BSD District, Innovation District and Wireless Facilities 
provisions applicable to the ART (any redundancies would be eliminated). 
 

2. Eliminate the provision related to Economic Development Agreements 

 
Code Section 153.066 would be amended to eliminate the review and approval by City 
Council of all development projects subject to an EDA. Instead, this responsibility would 
rest with PZC or ARB, depending on the project location. This amendment would eliminate 
a major step in the review process, which can add additional steps depending on whether 
an informal (non-binding) review step is included with PZC and/or ARB. 
 

3. Eliminate Process Deadlines 

 
The code provides for deadlines for each review step that were intended to enforce a more 
expeditious review process, which can be extended if mutually agreed upon by the City and 
the applicant. Practice has shown that these deadlines are artificial and do not reflect the 
necessary timeframes for moving cases forward. The standard practice for application 
review is to move cases through the process as expeditiously as possible. Typically 
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additional time is needed for applicants to make revisions and all parties to agree. The 
amendment eliminates all such deadlines in the code. 

 
Submittal Requirements  
 
Under the current BSD code, there are three submittal requirements in order to gain approval to 
pursue building permits (basic plan, development plan and site plan). Each of these provides more 
detailed information than the previous submittal. An informal review can also occur prior to 
submittal of a basic plan. Depending on the specifics of a case, a request can be made to combine 
the development and site plan. 
 
The BSD review process stands in contrast to the City’s typical preliminary and final development 
plans provided in the PUD chapter, as well as the two-step development plan/site plan process in 
the West Innovation District (WID). If the proposed modifications to the BSD process are 
approved, staff will be recommending a similar modification to WID. 
 
Early engagement in this project found that the differences between Dublin’s “typical” submittal 
requirements and the BSD provisions causes confusion among applicants, public, staff and review 
bodies. This confusion requires ongoing education with applicants to explain the steps. And with 
the level of detail asked by required reviewing bodies, the differences between these three 
applications have become muddled. Further, three separate submittal requirements creates at 
least one too many steps to gain final approval. 
 
All of the following recommendations would be subject to review and approval by PZC or ARB, 
depending on project location. Staff would provide a review and recommendation in the form of a 
staff report. ART would have no role in these steps. 
 

1. Modify the three-step process to a two-step process by requiring a Preliminary 

Development Plan and a Final Development Plan 

 
The Preliminary Development Plan (PDP) presents the general layout of the site, building 
massing, height and placement, parking, open space, conceptual landscaping, preliminary 
engineering, and other preliminary development components. Architectural aspirations 
(images, renderings) and preliminary material submittals would be included, both subject 
to final review in the next step.  
 
The Final Development Plan (FDP) includes all final details regarding lots and blocks, 
streets, site layout, buildings, architecture and materials, landscaping and screening, open 
space, final engineering, and all other final details. It cannot be submitted without a pre-
approved Preliminary Development Plan (the FDP demonstrates consistency with the 
approved PDP, otherwise it would be rejected).  
 
On additional step is also suggested. Complicated projects defined with specific criteria will 
be required to submit a Concept Plan (CP) for review and comment by PZC and/or ARB. 
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2. Offer the ability to waive the Preliminary Development Plan for less complicated 

projects 

 
The Planning Director would be authorized to waive the requirement of a Preliminary 
Development Plan for projects that meet certain criteria, such as nature, size, complexity or 
potential impacts. Examples include developments less than 20,000 square feet in GFA and 
that meet all applicable code requirements, sites that do not impact natural resources, or 
sites that are not adjacent to single-family residential. 
 
 

3. Allow an optional Concept Plan for complicated and impactful projects 

 
Staff and the consultant suggest including a provision for more complex projects, wherein 
an applicant has the right to submit a Concept Plan (PDP), prior to submittal of a 
Preliminary Development Plan. This is a provision provided in the City’s PUD chapter, in 
which the Concept Plan is reviewed and commented upon, but not approved by the PZC or 
ARB. Projects of complexity or that are impactful to the community or a neighborhood 
would necessitate this additional step. Criteria that would mandate a Concept Plan would 
be developments in excess of 200,000 square feet, multiple buildings in a single project, or 
sites adjacent to single-family residential.  
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ART 

Code Section 153.237 defines the Administrative Review Team (ART). The code should be 
amended to require preparation of Rules and Regulations, which would include the following 
recommended procedures and composition, consistent with earlier guidance from Council. Much of 
this is already in place, but the amendment will formalize these rules. 

 Meetings shall be held at the call of the chairperson and at such other times as the ART 
determines. Annual meeting schedule shall be published in the City website. Notice of a 
rescheduled or new meeting shall be published one week in advance. Agendas shall be 
published one week in advance, noting all cases. 

 All meetings of the ART shall be open to the public. 

 The ART shall keep minutes of its proceedings, showing the motion and vote of each 
member upon each question, or if absent or failing to vote, indicating such fact, and shall 
keep public records of its actions. 

 The ART shall consist of the Planning Director (chair), Director of Development, City 
Engineer, Chief Building Official, Economic Development Manager, Parks and Recreation 
Director, Fire Chief, and Police Chair, or their representative, as well as any other members 
appointed by the City Manager. 

 A minimum of five members shall constitute a quorum. 

 Powers and duties reference to Bridge Street District, West Innovation District and Chapter 
99 Wireless Communications. 

 

Recommendation 

This information is provided as an introduction to the proposed amendment. Staff is seeking 
comments from the Planning and Zoning Commission and the Architectural Review Board. Staff 
and the consultant will incorporate comments into the draft legislation, which will be presented for 
further review and recommendation to each body in March. Following completion of these steps, 
the legislation will be scheduled for City Council review and action. 
 


