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18-026WR—FADO  
Summary 
A Waiver Review to allow for a transparency of ±50% on 
the east elevation where 70% is required and ±13% on the 
south elevation where 15% is required on an approved 
building.  

Zoning Map  

 

Next Steps 
Upon approval for the waiver from the Planning and Zoning 
Commission, the applicant will be eligible to file any building 
permits. 
 

 
 
 
 

Site Location 
The tenant space is located in Building C1 east of 
Riverside Drive, approximately 300 feet north of the 
intersection of Bridge Park Avenue.  

Proposal 
Review and approval for a Waiver Review for a 
transparency of ±50% on the east elevation where 
70% is required and ±13% on the south elevation 
where 15% is required on an approved building.  

Zoning  
Bridge Street District, Scioto River Neighborhood  

Property Owner 
Dublin Irish Pub, LLC 

Applicant/Representative 
Gerald Crain, Phillips Architects and Engineers 

Applicable Land Use Regulations  
Code Section 153.066 

ART Recommendation 
Recommendation of approval with one condition.  
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1. Context Map  
Located east of Riverside Drive, approximately 300 feet north of the intersection of Bridge Park 
Avenue. 
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2. Overview 
A. Background 

The Planning and Zoning Commission reviewed the proposed waiver at their meeting on 
May 3, 2018. The Commission expressed concerns regarding the lack of creativity with the 
solid color film and suggested that there is an opportunity for the applicant to provide 
artwork or other interest to the streetscape at these locations. The applicant discussed 
using photographs of images of Dublin, Ireland and the Commission was generally 
supportive of this proposal. The applicant requested the case be tabled to allow time to 
revise the proposal.  

The Administrative Review Team reviewed and recommended approval for the reduced 
transparency at their meeting on April 19, 2018. The ART did question whether shadows 
would be seen through the film since a milky white color is proposed. The applicant stated 
that although they do not believe that shadows would be seen, in many locations a partition 
would be built and further obscure any undesirable views. The ART had discussed if a 
different colored window film should be used in this location. The ‘milky white’ film has been 
used in other tenant spaces in Bridge Park along with a darker bronze color. ART had felt 
this decision would be best made by the Planning and Zoning Commission. The applicant 
would be supportive of a different window film color if desired. Staff has conditioned that 
the applicant uses a window film color that is complementary to the darker window frame of 
the building.   

The Administrative Review Team reviewed and approved a patio and associated site 
improvements for this tenant space on February 15, 2018. One of the conditions of approval 
was that “all required transparency calculations will be maintained or the applicant shall 
obtain proper approvals to reduce transparency below the required minimum.” The 
applicant revised the final transparency calculations and it was determined that the south 
and east elevations would require a waiver for transparency in order to place window film to 
obscure views into kitchen areas from the public realm. The original approval of the Site 
Plan for Building C1 included a waiver to allow for 67% transparency on the east elevation 
and this proposal reduces the transparency further. This request is based on the Code 
required transparency of 70%, and therefore is not eligible for an administrative departure 
and a waiver is needed for this proposed transparency to accommodate the request.   

The Planning and Zoning Commission reviewed and approved the (final) Development and 
Site Plan for Block C, a mixed-use development, including four buildings containing 153 
dwelling units, approximately 81,500 square feet of office uses, approximately 47,500 
square feet of commercial (retail, restaurant, personal services) uses, and an 869-space 
parking structure on a 3.47-acre site on June 11, 2015. 

B. Site Characteristics 

1) Natural Features 
The site currently contains Building C1 in Bridge Park, a mixed-use building. The site 
slopes from East (higher) to West (lower).  

2) Historic and Cultural Facilities 
There are no historic or cultural facilities present on this site.  

3) Surrounding Land Use and Development Character 
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North:  Bridge Street District, Scioto River Neighborhood District   
                (Commercial, Mixed Use)                     
East: Bridge Street District, Scioto River Neighborhood District   
                (Commercial, Mixed Use) 
South: Bridge Street District, Scioto River Neighborhood District  

(Commercial, Block A)  
West: Bridge Street District, Scioto River Neighborhood District (Future Park) 
 

4) Road, Pedestrian and Bike Network 
The site has frontage on Riverside Drive and Longshore Street. The streets have 
been developed to the City’s street character guidelines. The pedestrian and bicycle 
network will be developed and maintained as throughout the development, with 
sidewalks on all streets. 

5) Utilities 
The site is served by extending public utilities, including sanitary and water. 
Electrical and gas will be provided from extensions on site.  

C. Proposal  
This is a request to for a waiver review to allow for a transparency of ±50% on the east 
elevation where 70% is required and ±13% on the south elevation where 15% is required 
for a building with an approved elevation. After initial review with the Planning and Zoning 
Commission, the applicant has amended the proposal to use photographic images at these 
locations and a window logo one set of doors.   

As the interior layout for the tenant space has developed, the owner identified these areas 
as kitchen and storage. The intent is to apply a graphic image of  Dublin, Ireland in sepia 
tone that would obscure the visibility into these areas. The approved Master Sign Plan for 
Bridge Park regulates window graphics, which apply to this proposal. Window graphics are 
limited to less than 30% of each window area. 

The applicant is proposing a window cover with the Fado logo on the set of doors on the 
east elevation, facing Longshore Street, which is consistent with the requirements in the 
approved Master Sign Plan.  

The proposed graphic covering the windows will require an amendment to the Master Sign 
Plan due to the size limitation of window graphics. Staff has determined that the full image, 
rather than an image at 30%, reflects the desired creativity requested by the Commission.  

3. Site Plan 
The proposed site plan shows the locations of the requested window graphics.  

 

South Façade along Open Space 
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4. Criteria Analysis 
A. Waiver Review Analysis 

1) The need for the Waiver is caused by unique conditions outside the control 
of the owner/lessee. 
Criteria met. Unforeseen interior needs necessitate the need to change the 
transparency. The waiver request allows the tenant space lessee to obscure the 
exterior view of less desirable areas of the restaurant space. The original approval 
did not contemplate a restaurant space in this exact location, nor did it consider any 
future interior layout options at the time of approval.  

2) The Waiver will generally meet the spirit and intent of the BSD Plan and 
supports the commonly accepted principles of walkable urbanism. 
Criteria met with Condition. The proposed request will not detract from the aesthetic 
of the building and is consistent with the overall design and architecture of the 
mixed use building. The window film is not a permanent material and could be 
removed if a new tenant were to occupy the space with a different use or layout. 
The architectural elements of the building will conform with the principles of 
walkable urbanism, specifically that the building has a range of high-quality 
architectural style that reinforces the unique identity of the Scioto River 
Neighborhood district and architecture that reflects Dublin’s commitment to high 
quality and enduring character.  

Additionally, the proposed window film will obscure less desirable views of the 
restaurant space. The waiver request is a temporary solution and still supports the 
spirit of the BSD Plan. 

Lastly, the waiver will require an amendment to the approved Master Sign Plan to 
allow for an increase in the size of window graphics.  

 

East Façade - Facing Longshore Street 
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3) The Waiver is not being requested solely to reduce cost or as a matter of 
general convenience. 
Criteria met. There is no indication in the application to show that this request is to 
reduce cost or as a matter of general convenience. 

4) The Waiver will ensure that the development is of equal or greater 
development quality with respect to design, material, and other similar 
development features than without the Waiver.  
Criteria met. The window film is not a permanent material and could be removed if a 
new tenant were to occupy the space with a different use or layout. 

5) The requested modification would better be addressed through the Waiver 
rather than an amendment to the requirements of this Chapter.  
Criteria met. The requirements of this chapter should not be amended to allow for 
this type of request. 

6) For Development Plans, the other Development Plan elements not affected 
by the Waiver will be generally consistent with §153.060(A) and 
§153.061(A).  
Criteria not applicable. A Development Plan is not a part of this application. 

7) For Site Plan reviews and Minor Project Reviews, the Waiver does not 
have the effect of authorizing any use or open space type that is not 
otherwise permitted in that BSD zoning district.  
Criteria not applicable. No changes to uses or open space are included as part of this 
application. 

5. Recommendation 
ART Recommendation 
The proposed Waiver Review is consistent with all of the applicable review criteria. 
Approval is recommended. Based on PZC discussion, staff has included one condition:  
 
1) That the applicant amends the approved Bridge Park Master Sign Plan to address the 

size of window graphics when used for screening of interior spaces, prior to sign 
permitting; subject to approval by the Planning and Zoning Commission. 

 
 
 


