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February 27, 2019 

 

Dublin City Council 

c/o Jennifer Rauch 

Planning Manager 

City of Dublin 

5800 Shier Rings Road 

Dublin, Ohio 43016 

 

Re: The Residences at Tuller Heights 

 

Members of Council: 

 

Late last summer you considered a Basic Plan application for the above-referenced project.  You will recall 

that the proposal is for an age-restricted multi-family development within the eastern portion of the Bridge 

Street District.  The proposed use is permitted under the current zoning of the property, so the site plan and 

the building design were driven not only by the needs of Graziano Construction (the applicant and my 

client) as the developer and operator, but also with the goal of meeting as many of the requirements of the 

Bridge Street Code as possible.  Due to the volume of development regulations that apply to properties 

within Bridge Street, it is commonplace for a large number of waivers to be requested with a development 

proposal.  Yet Graziano had a very limited number of waivers that it was requesting.  But in the end, there 

was agreement among Council members that the proposal needed some significant changes in order to be 

supported. 

 

In summary, we heard the following concerns to be addressed: 

 

- The building as proposed was too long and took up too much of the frontage along John Shields 

Parkway considering the importance and prominence of this street.   

 

- The building’s first floor design needs to create opportunities for engagement with pedestrians from 

the general public.   

 

- More open space was preferred than was shown in the site plan.  Council desires usable green areas 

rather than having the City receive fees in lieu of open space.  

 

- Some Council members expressed a desire to see a different architectural design than what was 

perceived as a “box-like” feel that generally met the requirements of Code but may have stifled the 

overall aesthetics of the building. 

 

During the time since the hearing, Graziano has put significant effort into revamping its proposal to address 

these concerns.  In this pursuit it has made a substantial financial investment because it believes that this 

use will fit very well within the fabric of Bridge Street.  On a site where the use is already permitted, it 

believes that Council’s previous decision to rezone the site to allow multi-family development demonstrates 

that the City generally shares this viewpoint.  However, the site plan and architecture for the project need 
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to be worked out in a manner that garners Council support and allows for a development to fit Graziano’s 

needs.  To this end, the updated site plan that is before you provides meaningful revisions from what Council 

previously reviewed. 

 

The prior plan oriented the proposed building so that its frontage and major presence was on John Shields 

Parkway. In retrospect, it is understandable that this approach created some potential conflicts with the 

principles of walkable urbanism that serve as the basis of the vision for Bridge Street.  The front building 

façade ran the length of an entire block, allowing for little variety in terms of the pedestrian and vehicular 

experience along the most important street in the area.  Furthermore, a site plan for only a portion of the 

site was provided, leaving to the imagination how the northern portion of the development block could be 

improved.   

 

Graziano brings forth its revised plan which, at a high level, represents an earnest effort to address Council’s 

concerns with the initial proposal. Specifically, the revised plan: 

 

- Relocates the building to the eastern portion of the site, providing its primary orientation toward Village 

Parkway but still creating an edge along the eastern portion of John Shields Parkway with the side of 

the building.  This allows a much smaller percentage of the John Shields Parkway block length to be 

occupied with this structure.  As another benefit, should Dublin Village Center redevelop in the future, 

residents of the Tuller Heights community will be conveniently located a short walking distance from 

what are presumed will be new entertainment and dining opportunities. 

 

- Contemplates that the remaining portion of the site can be developed with for-sale townhomes, 

beginning a transition between the Graziano development on the east and the Tuller Flats community 

on the west.  By transitioning the product type short of the halfway point of the block as one moves 

westward along John Shields Parkway, the major benefit is to eliminate a long and uninterrupted 

building massing along this street.  Instead, a “step down” in building profiles occurs along the 

frontage, simultaneously creating opportunities for pockets of green space and other public gathering 

places.  The building relocation opens up similar opportunities along Tuller Road.  Early plans by 

CASTO for the development of the remaining property between Graziano’s development block and 

Tuller Flats call for urban-style single-family homes and other complimentary residential products, 

creating a true variety of residential use types in the area. 

 

- Provides for a single primary point of access into the Tuller Heights community and adjacent 

townhome development from a new north-south street on the western edge of the site, minimizing 

access points on John Shields Parkway.  This reduces conflicts between vehicles and pedestrians and 

preserves and enhances the goal of the “block” configuration of this portion of the district. 

 

- Provides for several open space/parkland opportunities at intersections in the northeast, northwest, and 

southwest corners of the block, with another real opportunity to create an area for interaction between 

the public and this development along John Shields Parkway where the Tuller Heights building would 

end and the transition to the townhomes begins.  For example, this could provide a paved plaza area 

with a fire pit, benches, and/or other amenities. 

     

It should also be noted that Graziano takes very seriously the City’s goal of providing some engagement 

between its project and pedestrians.  It is open to and will commit to opening some of the first-floor uses in 

its building for use by the general public, such as its café for lunch and its salon for services.  Once this 

new proposal moves beyond this stage of planning, Graziano will further define and refine these 

opportunities so that they can be reviewed with the next application phase.  Part of the difficulty with the 

Bridge Street process is the level of detail that is expected to be shown at each stage.  While at this time it 
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is too early to provide more specificity, Graziano’s design efforts will be geared toward creating spaces and 

environments on the exterior of the building which invite interaction with the community. 

 

As to architecture, accompanying this letter you will find the originally proposed architecture which can be 

incorporated into the new design and complies with Code to a great extent.  Alternatively, we have also 

included an “inspirational image” from another similar project (not developed by Graziano) that 

demonstrates the direction in which the architecture could be taken. The purpose of this image is not to 

define specific architecture for this project, but instead is to provide an example of how variations in exterior 

materials, alternative roof forms, and other features may be incorporated into the building’s design to create 

a more traditional feel.  Graziano is willing and able to alter the exterior design to make it more traditional 

and to eliminate the feeling of “more of the same” in the area.  Of course, this would need to be pursued 

with an understanding that such a design will necessarily require various waivers from Code requirements.   

 

To be succinct, Graziano’s goals at the meeting on March 11th are to: 

 

1) Obtain a consensus from Council with respect to the direction of site planning; 

 

2) Find clear direction as to whether the architectural design of the Graziano building should aim to 

meet Code versus heading in another direction, such as employing some or many characteristics of 

traditional architecture; and 

 

3) Gain a direct and open understanding of Council’s support for the project in general. 

 

Graziano Construction is at a point where, despite the fact that it strongly believes it will be successful in 

at this location, it cannot justify the commitment of additional financial resources to this effort unless it has 

reasonable assurances that its proposal can become reality.  Furthermore, as the current owner of the subject 

property and neighboring property to the west, CASTO is unable to plan for the development of its holdings 

without having a clear understanding of the viability of the Tuller Heights proposal.  This project, along 

with plans that are in the works for CASTO’s remaining property, bring an opportunity for a special 

residential area that provides a mix of living opportunities in such close proximity to one another that it will 

truly be unique to suburban markets in central Ohio. 

 

We look forward to discussing these plans in more detail. 

 

 

Sincerely, 

 

   
Aaron L. Underhill 

  

Enclosures 

 

Cc: Denise Pampena (Graziano Construction) 

 Brent Sobczak (CASTO) 
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Mr. Gracia stated that it is very important in terms of retention, as once the business has 
the connection, it is very expensive to duplicate. They will build their entire network on 
this connection. Many projects are in the pipeline waiting to have this connection. 

Vote on the Resolution: Ms. Fox, yes; Mayor Peterson, yes; Ms. De Rosa, yes; Vice 
Mayor Amorose Groomes, yes; Mr. Reiner, yes; Mr. Keenan, yes; Ms. Alutto, yes. 

Resolution 47-18 
Appointing Members to the Bridge Park New Community Authority. 
Mayor Peterson introduced the Resolution. 
Ms. Mumma noted that in 2015, the Bridge Park New Community Authority was 
authorized by Council, and Council appointed four of the seven members of the Board -
pursuant to Ohio Revised Code. The terms of two of the members have expired, and 
staff is recommending reappointment of Ms. Readey and Mr. Schwieterman to a two-year 
term, respectively, ending March 31, 2020. 
Vote on the Resolution: Ms. De Rosa, yes; Ms. Fox, yes; Mr. Reiner, yes; Mayor 
Peterson, yes; Vice Mayor Amorose Groomes, yes; Ms. Alutto, yes; Mr. Keenan, yes. 

Resolution 48-18 
Authorizing the City Manager to Execute a Second Addendum for a One-Year 
Extension of a Lease with Chiller, LLC for 7001 Dublin Park Drive (the 
"Chiller"). 
Ms. Alutto introduced the Resolution. 
Mr. McDaniel acknowledged Mr. Foegler's work in preparing this information. Mr. Foegler 
worked for the City in 1992 when this project was initiated. It is amazing to review the 
growth in participation in this ice facility over the past 25 years. The Chiller lease with 
the City expires in September of 2018. Staff is recommending an extension of this lease 
for an additional year to allow time for the Chiller's assessment of recapitalization for the 
facility and potential expansion. 
Staff recommends approval of this resolution in order to extend this lease for one 
additional year. 
Mr. Keenan noted that people come from all over the state for ice time at this facility. He 
appreciates the work staff has done on this matter. 

Vote on the Resolution: Mr. Keenan, yes; Ms. Alutto, yes; Mr. Reiner, yes; Vice Mayor 
Amorose Groomes, yes; Ms. Fox, yes; Ms. De Rosa, yes; Mayor Peterson, yes. 

OTHER 
• Final Plat - Autumn Rose Woods, Section 1

Ms. Husak stated that this is a request for platting of 37 lots - Section 1 - of Autumn 
Rose Woods. The Planning and Zoning Commission reviewed this in August of 2017 and 
recommended approval. Staff is recommending approval as well. Council had approved 
the fencing change for this development in June of 2018, and this is the replatting that 
follows. 

Mayor Peterson moved approval of the final plat. 
Mr. Keenan seconded the motion. 
Vote on the motion: Ms. De Rosa, yes; Ms. Fox, yes; Mr. Reiner, yes; Mr. Keenan, yes; 
Vice Mayor Amorose Groomes, yes; Ms. Alutto, yes; Mayor Peterson, yes. 

• Basic Plan Review - The Residences at Tuller Heights
Ms. Shelly stated that Council is requested to consider tonight the following: the Basic 
Plan, the fee-in-lieu of open space request, and designation of the next reviewing body 
for future site plan review. 

• The applicable Zoning Code sections relate to the development plan review, the
lots and blocks, the street types, the neighborhood standards (Sawmill Center
Neighborhood District), and the uses.

• The site is located along John Shields Parkway, near the Tuller Flats and
Greystone Mews residential communities.

• The current site is undeveloped.

hansra
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• This development will have no impact on Dublin Schools given the 55 and older
age restriction. They wanted to make sure that this is a distinguished use from
the other institutional uses Council has seen.

• There are kitchen units in each of these as is typically seen in a multi-family
project. They do not have a cafeteria per se, but there are dining opportunities
for residents on site.

• Graziano Construction representative present is Denise Pampena, the third
generation owner. This is a 100 percent female-owned family business for 66
years. They not only construct but own, hold and operate these facilities.
Therefore, they have a vested interest that it is a quality product and that it will
function as presented.

• He offered to respond to any questions.

Mayor Peterson invited Council members to comment. 

Ms. Fox stated that she has no concerns with a 55 and older community. 
• Her issue with this is the configuration of the block. This was raised by PZC as

well. The block maximum length is 500 feet. Two-hundred fifty feet is the
maximum length permitted in the Bridge Street Code; this one is 485 feet.

• It was requested at PZC that a mid-block pedestrian throughway be provided.
The plan provides a mid building throughway, but this does not meet the 15-foot,
open to the public throughway as required in the Bridge Street Code. There are
particular requirements in Basic Plans about blocks, access, and alleyways and
pedestrian ways that are laid out in the District Plan. They are not satisfied by
this particular Basic Plan.

• Another issue that the entrance - the face of this building - does not face John
Shields Parkway. It faces Street B. Typically, in the BSD, the energy of the face
of the building is to be on John Shields Parkway. There is an entrance, however
the real entrance is on the other side, as well as the parking.

• The other item brought up at PZC is that the open spaces and common spaces are
intended to be public spaces; many of these are not.

• She has issue with the fee-in-lieu-of, which is occurring with many other
developments in Bridge Street District. As a result, the pocket parks are being
lost and instead directed to the Tuller Square space. The City is eliminating the
opportunities for small pocket parks by allowing fee-in-lieu of open space
dedication.

• PZC was shown a variety of more traditional details on this building, and PZC
asked them to bring those forward. However, that is not reflected in the current
plan.

• Most importantly, we are not allowing for the blocks to be divided into more
intimate spaces; we are not following some of the Bridge Street District design
guidelines for those.

Mayor Peterson summarized her concerns: the block length, the architecture, the open 
space and the orientation of the building. 
Ms. Fox added that the corner is a gateway and PZC requested some interesting unique 
tower items be added for that reason. Secondly, she wants a mid-block pedestrian 
separation - the building is too long. 

Ms. De Rosa commented: 
• She agrees with Ms. Fox's comments.
• At this point in time, a fair bit of development is in place and underway in the

District. She has noticed that the use of these very small pocket parks is not
supporting gathering spaces and the community feel that was desired.

• She reviewed the plan for the District, and the third sentence indicates the City is
seeking developments that create economic vitality and a livable, walkable
community. With this plan and the amenities in the building - such as a pub,
restaurant - and limited parking spaces, she is not certain how this meets the
character of the creation of economic vitality and a livable, walkable community in
its definition. This proposed development is not in the spirit of what the City's
desires for the District.
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