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Case Summary 

 
Address 

 

3800 W Dublin-Granville Road 

Proposal Lot split creating a new 1.08-acre parcel for future commercial development 
 

Request 
 

Informal review and non-binding feedback on a future development concept 
under the provisions of Zoning Code Section 153.066. 

 
Zoning 

 

BSD-SCN, Bridge Street District – Sawmill Center Neighborhood 

Planning 
Recommendation 

 

Consideration of the Discussion Questions 

Next Steps 

 

Upon receiving feedback from the Planning and Zoning Commission (PZC), the 

applicant may incorporate the feedback and submit for a Concept Plan (CP) 

 
Applicant 

 

Curtis Echelberry, Advanced Civil Design 

 
Case Manager 

 

Tori Brubaker, Planner I 

(614) 410-4632 

tbrubaker@dublin.oh.us   
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1. Request and Process 
Request 
The applicant requests review and feedback 
on an Informal Request (INF) for a ±6,300 
square foot commercial building and 
associated parking on a new ±1.08-acre 
outparcel that would be split from an 
existing ±5.08-acre parcel. The new 
structure would be sited along W. Dublin 
Granville Road with associated parking to 
the side and rear of the building. An 
existing ±30,000 square-foot commercial 
building and parking lot on the western 
portion of the site would remain. 

 
Process  

The Informal Review is an optional step in the Bridge Street District (BSD) development process 
as outlined below: 
 
1. Informal Review (INF) – PZC Consideration (non-binding feedback) 
2. Concept Plan (CP) – PZC Consideration (non-binding feedback) 
3. Preliminary Development Plan (PDP) – PZC Determination  
4. Final Development Plan (FDP) - PZC Determination 

 
The INF provides the PZC with the opportunity to provide non-binding feedback on a 
development concept at the earliest stage of a project. Following the INF, the applicant may 
incorporate the feedback and submit a CP for the Commission's review and feedback. PDP 
and FDP (final step) follow that. 
 

2. Background  
Site Summary 
The existing ±5.08-acre site has frontage on two streets: W Dublin Granville Road to the south 
and Banker Drive to the north. It is developed with a large commercial building that is the home 
of Fifth Third Bank. Surface parking exists around the north and south portions of the site, with 
access off each of the surrounding streets. Two right-in/right-out curb cuts exist on W Dublin 
Granville Road, and two full access curb cuts exist along Banker Drive. The owner of this 
property also owns an adjacent vacant parcel with frontage along Sawmill Road. A driveway 
through that parcel once provided access to the subject site from Sawmill Road. It connected to 
a north-south drive along the eastern edge of the subject parcel that led to the eastern Banker 
Drive curb cut. This connectivity was severed a few years ago, and a portion of the north-south 
drive was abandoned. 
 
The site is bordered to the north by a shopping center (across Banker Drive), zoned BSD-SCN; 
to the east by single-story retail and a gas station, zoned BSD-SCN; to the south by Germain 
Lexus and the Trader Joe’s shopping center (across Dublin Granville Road), zoned BSD-Office 
and BSD-Commercial; and to the west soon to be constructed All In Dublin multi-family 
residential development, zoned BSD-SCN. 
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History 
March 2012 – Ordinance 8-12 
Site was rezoned as part of an area rezoning from CC, Community Commercial, to BSD-SCN 
Bridge Street District – Sawmill Center Neighborhood. 
 
August 2021 – Case 21-025PP, Case 21-026FP 
The Planning and Zoning Commission (PZC) recommended that City Council approve 
Preliminary and Final Plats for the replat of an approximately 6.69-acre parcel within the Dublin 
City Center Subdivision to establish two new parcels: a 1.58-acre parcel to the west and a 5.11-
acre parcel to the east containing the existing Fifth Third Bank building and parking. 
 
October 2021 – Resolution 59-21, Resolution 60-21 
City Council approved Preliminary and Final Plats for the replat of the original 6.69-acre parcel. 
 
September 2025 – Case 25-088MS 
Staff administratively approved an application for a Minor Subdivision involving a lot line 
adjustment along the east side of the 1.58-acre site to slightly increase the size of that parcel to 
accommodate a proposed four-story, 75-unit multi-family development (All In Dublin). 
 
January 2026 – Case 25-115FDP 
PZC approved a Final Development Plan for All In Dublin on the western parcel (after previous 
Concept Plan and Preliminary Development considerations, which took place in 2025). 
 

3. City Plans and Policies 
Envision Dublin Community Plan 
The Community Plan is a key policy document that guides decision-making regarding the future 
of Dublin’s natural and built environment. It assists in evaluating development proposals and 
helps ensure that proposed development supports the community’s long-term objectives.  
 
Future Land Use 
The Future Land Use (FLU) designation for this site is 
Mixed Use Urban, which is intended to incorporate a 
strong mix of uses in an active, highly walkable 
environment. The principal uses include commercial, 
office, hospitality, multi-family residential, and eating 
and drinking. Supporting uses include civic, parks, 
and open space. Building height ranges from 3 to 6 
stories, but taller structures may be appropriate in 
key locations. Vertical and horizontal mixed-use is 
envisioned in this district with ground-floor activation 
and entrances oriented toward the street. Urban 
open space concepts, including plazas, pocket parks 
and public squares, are envisioned, while green 
space is de-emphasized. A dense, gridded street 
network is expected, with building walls along wide 
sidewalks complimented by patios and seating areas.  
                Special Area Plan 

 

Site 
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Bridge Street District Special Area Plan 
While the FLU plan ensures compatible and coordinated 
growth throughout Dublin, in key areas of the City where 
substantial development or redevelopment activity is likely, 
Special Area Plans (SAP) provide an illustrative framework 
for additional development design guidance. The plans are 
general guides and are not necessarily to be interpreted or 
applied literally.    
 

The subject site is located within the Sawmill Center 
Neighborhood of the BSD SAP. The plan notes that the area 
is a prime location for a major walkable mixed-use district, 
where success depends on adequate density to support 
such activity. Small-floorplate, multi-tenant office buildings, 
combined with multi-family, are goals. Higher density would 
also support structured parking, an essential ingredient to a 
walkable district. The SAP specifically says, “Density and 
walkability are the foundations of the market opportunity in 
this district; without them, the market will only support the 
lower-value, auto-oriented development pattern that exists 
– and has struggled to remain economically viable – today.” 
 
Bridge Street District 
The Bridge Street District (BSD) Code establishes 
Neighborhood Districts in which special attention to the 
location and character of buildings, streets, and open 
spaces is important to fulfilling the objectives identified in 
the BSD SAP within the Community Plan. Each 
neighborhood anticipates the conceptual layout of critical elements, including street 
connections, open spaces, and gateways. 
 
Neighborhood Standards 
The site is zoned BSD-SCN, Sawmill Center Neighborhood District. This district applies to most 
of the commercial areas at the east end of the BSD. The standards of the BSD SCN create an 
active, walkable destination by integrating a strong mix of uses. Development within this district 
relies on the provision of physical and visual connections through improved access and 
enhanced visibility from Sawmill Road, as well as links to adjacent neighborhoods and open 
spaces. The district is subject to specific neighborhood standards defined in the Code, allowing 
a wide variety of building types and permitted uses, and establishing open space patterns and 
location requirements for building types.  
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Street Network, Lots, and Blocks 
The Code also provides a hierarchy of requirements 
for establishing a gridded street network. The BSD 
Street Network Map, part of the Thoroughfare Plan 
and the Code, identifies three families of streets: 1) 
Corridor Connectors, 2) District Connectors, and 3) 
Neighborhood Streets. Several streets are also listed 
as Principal Frontage Streets (PFS), which carry 
additional requirements due to their importance. 
 
The site has frontage on two streets: W Dublin 
Granville Road, a Corridor Connector/PFS, and 
Banker Drive, a Neighborhood Street. The street 
network plan also shows future Neighborhood 
Streets (green dashes) north-south through the 
existing site.       
    

4. Project 
The applicant is proposing the creation of a new parcel at the southeast corner of the existing 
site with approximately 250 feet of frontage on W Dublin Granville Road. The intent is to then 
market the site for development. The western and northern parcel lines would be based on the 
existing access points and where the current drives exist. The vision is to accommodate a one-
story commercial office building, though a specific plan has not yet been submitted for the site. 
Based on what is shown in the site plan, the proposed building best aligns with the Commercial 
Center Building Type. 
 

5. Questions for Discussion  
The following discussion questions are intended to facilitate non-binding feedback from the 
Commission to the applicant. Staff asks the Commission to also provide feedback on other 
elements of the proposed development not framed with the questions below.  
 

1) Is the Commission supportive of the proposed building type? 
The proposal shows a single-story building with parking to the side and rear that most 
closely resembles the Commercial Center Building Type. In the BSD Sawmill Center 
Neighborhood, Commercial Center buildings are only permitted along Sawmill Road and 
Bridge Park Avenue, so they would not be allowed on this site unless determined to be 
appropriate by the Commission. 
 
The Bridge Street District Special Area Plan indicates that this should be a more 
prominent site, given its frontage on a Principal Frontage Street and the opportunity to 
provide a transition to a more urban, walkable character. The plan states ground-floor 
activation should be prioritized here. While a Commercial Center Building Type could be 
up to 3-stories in height, parking is permitted on both the rear and side yards. At this 
time, the applicant is seeking feedback on a single-story building. 
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Given the intent to provide building mass and more consistent building frontage along W 
Dublin Granville Road, the Loft Building Type may be more appropriate for this site. A 
minimum height of two stories is required for this building type, and parking is limited to 
the rear yard. 

 
The Commission should consider whether the proposed building type is appropriate for 
this site. 
 

2) Is the Commission supportive of the proposed site layout? 
Given the triangular shape of the proposed new parcel and the existing utilities along 
the east and north portions of the site, the building location shown on the conceptual 
plan is generally appropriate. It should be noted that the 50’ front building setback 
noted on that plan is no longer applicable. It is also important to note that 
approximately 20 feet of additional right-of-way will be needed to accommodate the 
future multi-modal improvements along W Dublin Granville Road, including the 
introduction of Bus Rapid Transit (BRT). 

 
The Commercial Center Building Type has a Required Building Zone (RBZ) of 5-25 feet, 
which would be measured from the new right-of-way line. It also has a minimum front 
property line coverage of 45%. It appears that the building would meet the RBZ, 
although it would likely fall short of meeting the front property line coverage, which is 
currently shown at 36% (but would likely slightly increase with the right-of-way 
acquisition given the angled property lines). The proposed side yard parking and the 
location of the existing entry drive contribute to the coverage shortfall. 
 
Based on the size of the proposed building, a minimum of 126 square feet of publicly 
accessible open space is required. However, the smallest Open Space Type per Table 
153.064-A is 300 square feet (Pocket Plaza). §153.064(E) includes provisions for a fee-
in-lieu of open space if determined to be appropriate based on the applicable 
determination criteria. Additional details will be required at the formal review stages.  
 
At this early stage, plans for stormwater management and other utility requirements are 
not yet available. If the project proceeds, the applicant would need to work with the City 
to address sanitary sewer, water service, and stormwater connections to the site. The 
location of the proposed new parcel currently provides stormwater detention for the 
entire site. Accordingly, the applicant would need to provide stormwater management 
calculations to the City’s Engineering staff to show if the original design intent could be 
met. 

 
The Commission should consider whether the proposed layout provides an appropriate 
basis for a more detailed proposal. 
 

3) Is the Commission supportive of the proposed circulation and parking? 
The applicant is proposing to utilize the existing eastern curb cut along W Dublin 
Granville Road for primary access to the site. The plan also shows a reestablished 
connection to the north-south drive that leads to Banker Drive. As such, the access and 
circulation would remain largely the same and continue to be coordinated with the site 
to the west. Access easements would be required. 
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As noted above, the Bridge Street District Street Network shows a Neighborhood Street 
cutting through the existing site, utilizing the western curb cut on W Dublin Granville 
Road. Since the latter is a Principal Frontage Street, no other curb cuts are permitted 
unless determined appropriate by the City Engineer. While the new neighborhood street 
is predicated on the future redevelopment of the remainder of this site, it should be 
viewed as part of the lot and block system around which any development is organized. 
Accordingly, eliminating the eastern curb cut along W Dublin Granville Road and 
consolidating access into one point (whether at the existing western curb cut or another 
location in between that is acceptable to the City Engineer) should be considered.   
 
The connectivity to Banker Drive along the east side of the existing and proposed 
parcels is appropriate as the Bridge Street District Special Area Plan envisions a service 
drive at that location providing access to these parcels as well as the ones along Sawmill 
Road. 
 
The conceptual plan shows a total of 39 parking spaces, which is adequate for the 
building size shown if retail or office uses are contemplated. However, additional review 
will be needed when the uses are identified. For example, if the entire building is used 
for eating and drinking, 63 spaces would be required, but the BSD Code also includes 
credits for transit proximity and other factors. 
 
At this time, it is not clear how pedestrian circulation would be accommodated beyond 
the W Dubin Granville frontage. Given the intent to activate the roadway frontage, 
storefronts and entrances should face the road. As shown, there is limited pedestrian 
space on the west side of the building, restricting access from the parking lot. The 
potential for future redevelopment to the west should also be considered. 
 
The Commission should consider whether the proposed circulation and parking approach 
provides an appropriate basis for a more detailed proposal.  
 

4) Is the Commission supportive of a lot split before a development plan? 
The applicant at this time is seeking feedback on proceeding with a lot split application 
prior to marketing the site. As noted above, while the consideration questions are 
generally well-defined, a lot split without an actual development application might limit 
the ability to evaluate how access, circulation, parking location, utilities, and stormwater 
management will be addressed in a cohesive manner. The split may also constrain 
future site design opportunities. It should also be considered how a lot split might affect 
future development for the western parcel. An overall concept plan showing how the 
entire site might redevelop in the future (even if long term) would be worthwhile. 
 
The Commission should consider whether the approval of a lot split in advance of a 
development plan is appropriate given the potential for uncoordinated or piecemeal 
development. 

 
5) Any other consideration by the Commission. 


