
 

  

 

PLANNING    5200 Emerald Parkway    Dublin, Ohio 43017    phone  614.410.4600    dublinohiousa.gov 
 

Planning and Zoning Commission 
January 6, 2022 

21-182PDP/FDP – 21-192CU – BRIDGE PARK, 
BLOCK F – THE BAILEY  
 

Summary      Zoning Map 
Construction of a six-story, age-restricted, 
podium residential building consisting of 87 
units and associated site improvements. 
 
Site Location 
Northwest of the intersection of Dale Drive 
and Banker Drive. 
 
Zoning 
BSD-SRN, Bridge Street District – Scioto 
River Neighborhood 
 
Property Owner 
Scioto Tuller Acquisition, LLC. 
 
Applicant/Representatives 
Don Brogan, Crawford Hoying 
 
Dave Guappone, G2 Planning Design 
Joe Pax, M+A Architects 
 
Applicable Land Use Regulations 
Zoning Code Section 153.066 and 153.236 
 
Case Manager 
Chase J. Ridge, AICP Candidate, Planner II 
(614) 410-4656 
cridge@dublin.oh.us  
 
Next Steps 
Following approval of the combined Preliminary/Final Development Plan and Conditional Use applications, 
the applicant may file for building permits through Building Standards. 
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1. Context Map 
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2. Overview  
Background  
Bridge Park, Block F is a ±2.6-acre block located north of Banker Drive between Dale 
Drive and Mooney Street, and south of Bridge Park Avenue. The site is comprised of three 
parcels: a 0.56-acre parcel developed with a six-story, 145-room hotel (Building F1, 
Springhill Suites); a 0.22-acre parcel developed with a private, one-way street (Winder 
Drive); and a 1.77-acre site, the proposed site of this development.  
 
History 
Block F – The Bailey 
September 2021 
The Planning and Zoning Commission reviewed and approved the Concept Plan and with 
five waivers and thirteen conditions. Additionally, the Commission approved the 
combination of the Preliminary Development Plan and Final Development Plan steps. The 
PZC encouraged the applicant to provide high-quality, functional open spaces. 
 
July 2021 
The Planning and Zoning Commission conducted an Informal Review and provided non-
binding feedback on a proposal to construct a six-story, podium apartment building with 
87 residential units, 91 parking spaces and 0.30-acre of open space. The Commission was 
generally supportive of the proposal, although expressed concern regarding the amount of 
open space provided. Some members of the Commission expressed reservations regarding 
a reduced number of parking spaces while other members of the Commission were 
supportive of shared parking within Block B. The Commission identified the intersection of 
Dale Drive and Banker Drive as a gateway to Bridge Park that warrants elevated 
architecture and open space design. The Commission recommended the applicant 
consider opportunities to ensure a more pedestrian-friendly streetscape, particularly along 
Winder Drive.  
 
Block F – Building F1 
February 2019 
The Planning and Zoning Commission approved a Site Plan/Development Plan for the 
development of Building F1. The application was approved with a Parking Plan, 15 
Waivers, and eight conditions. 
 
October 2018 
City Council approved the Basic Plan with an Economic Development Agreement for Block 
F at their meeting on October 22, 2018 and appointed the Planning and Zoning 
Commission as the required reviewing body for future applications. City Council approved 
the Basic Plan with four Waivers and six conditions. 
 
Process 
The Code pertaining to the Bridge Street District development process was revised in 2019 
and again in 2021. The revisions centered on the Review and Approval Process (Chapter 
153.066) and eliminated the requirement of a review and recommendation from the 
Administrative Review Team (ART). The adopted Code amendments also revised 
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nomenclature for the required three-step approval to more closely align with those in the 
Planned Unit Development Process, outlined below:  
 

 Step 1 – Concept Plan (formerly Basic Plan) 
 Step 2 – Preliminary Development Plan (formerly Site Plan) 
 Step 3 – Final Development Plan (formerly Development Plan).  

 
Steps 2 and 3 may be combined at the determination of the Planning Director or Planning 
and Zoning Commission. The PZC approved the request to combine these steps at the 
September 16, 2021 meeting. 
 
BSD Code  
The site is zoned BSD-SRN, Scioto River Neighborhood District. The intent of the Scioto 
River Neighborhood, as outlined in the BSD Code, is to “create an active, walkable 
destination through the integration of a vibrant mix of uses” including residential, retail, 
and office. The applicant is proposing age-restricted, multiple-family residential. The 
development is a for-rent product.  
 
Neighborhood Standards 
The BSD Code establishes Neighborhood Districts where special attention to location and 
character of buildings, streets, and open spaces is important to establish a coordinated 
mix of uses that fulfills the objectives identified in the BSD Special Area Plan within the 
Community Plan. Each neighborhood anticipates the conceptual layout of critical elements 
including street connections, open spaces, and gateways. The proposal applies the 
principles defined in the Code for the Scioto River Neighborhood including establishing a 
network of interconnected linear open spaces. 
 
Street Network Map and Street Types 
The Code provides a hierarchy of requirements for establishing a gridded street network. 
The Street Network Map, part of the Thoroughfare Plan, identifies three families of 
streets: Corridor Connectors, District Connectors, and Neighborhood Streets. Corridor and 
District Connectors are often designated as Principal Frontage Streets (PFSs), which are 
designated to ensure a continuous, pedestrian-oriented block.  
 
Dale Drive is identified as a District Connector with a PFS designation, which is the highest 
priority street classification adjacent to the site. No vehicular access is proposed with the 
site layout, which aligns with the intent of the Thoroughfare Plan. Dale Drive is intended 
to be improved to a BSD street finish by the City as a CIP project at a future date. The 
existing condition on Dale Drive and proposed pedestrian facilities are an interim 
condition. All other streets adjacent to the site are designated as Neighborhood Streets. 
 
Lots and Blocks 
The Lots and Blocks provide standards for minimum and maximum block sizes, which in 
turn establish lot size. The intent is to limit large blocks of development that are not 
pedestrian-oriented. The street network that forms Block F is established. This proposal 
does not alter the existing network. 
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Site Characteristics  
Natural Features 

The site is undeveloped and void of vegetation. There is significant grade change across the 
site, with approximately 20 feet of fall from Dale Drive to Mooney Street. 
 
Surrounding Zoning and Land Use   

North: BSD-SRN – Scioto River Neighborhood (Bridge Park, Block G) 
East:   BSD-SRN – Scioto River Neighborhood (COTA Park and Ride) 
South: BSD-SRN – Scioto River Neighborhood (Acura of Columbus) 
West:  BSD-SRN – Scioto River Neighborhood (Bridge Park, Block B) 
  

Road, Pedestrian and Bike Network  

The site has frontage on three public streets (±270 feet on Banker Drive, ±270 feet on Mooney 

Street and ±370 feet on Dale Drive) and one private street (±210 feet on Winder Drive). 

Sidewalks are existing along Banker Drive, Mooney Street, and Winder Drive. Sidewalk is to be 

installed along Dale Drive (public) with the proposed development. 

 

Utilities  

The site is served by public utilities. A 12-inch sanitary sewer is located along the west 
side of Mooney Street, and at the intersection of Dale Drive and Winder Drive. Storm 
sewer is accessible across the site. 

 

3. Proposal 
The proposal consists of a six-story podium apartment building containing 87 dwelling 
units (20, 3-bedrooms and 67, 2-bedrooms) with ±3,500 square feet of lobby, fitness, and 
office space, and an 87-space podium parking structure on the ground story. 
 

Updates 

The applicant has made the following updates since the Concept Plan to address comments 
from Staff and the Commission, as well as conditions of approval from the September 16, 2021 
meeting. The following is not a comprehensive list of updates; all updates are further detailed in 
the applicant statement and depicted in the plans: 

 
 The auto-court at Winder Drive has been slightly reduced in size and redesigned to 

provide an urban plaza feel. Additionally, the building has shifted to the north with 
the reduction, and the length of the residential wings have been slightly shortened, 
providing additional open space on the south side of the building.  

 The entrance into the garage from Mooney Street has been shifted north, better 
aligning with the entrance into the Block B garage. Additionally, the curb cuts along 
Mooney Street have been consolidated, provided room for two additional on-street 
parking spaces.  

 At the request of Staff, the building has been shifted to the east, eliminating the 
encroachment past the RBZ along Mooney Street. However, the building now 
encroaches past the RBZ on Dale Drive given the curvature of the street.  
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 The applicant is proposing additional brick detailing on the podium level, as well as a 

unique lighting element associated with the open spaces along the Dale Drive 
frontage to create visual interest, interaction and activity along the street.  

 
Use 

Multiple-family residential is a permitted use, as is the proposed general office use 
(Friendship at Home). Consideration of a Conditional Use (CU) is required to permit a 
podium parking structure. The applicant has submitted an application for review and 
consideration of a CU with this combined PDP/FDP.  
 

Site Layout 

The site is defined by existing public and private streets on all four sides. The resulting 
parcel is polygonal in shape following the curvature of Dale Drive and Banker Drive. The 
proposed site layout is generally consistent with the development pattern established on 
Block F, and is largely consistent with the conceptual layout approved at the September 
16, 2021 meeting. A ‘U’ footprint building is sited centrally on the site, opening to the 
south (Banker Drive). A vehicular drop-off is proposed off of Winder Drive, similar to the 
condition at Building F1 to the north. Washington Township Fire Staff have indicated that 
they are supportive of the auto court, based on the auto-turn provided by the applicant. 
 
Access to the podium parking structure and service entrance has been further 
consolidated and is provided via Mooney Street. With the consolidation of these 
egress/ingress points, the garage entry has been shifted north, more closely aligning with 
the Block B parking garage entrance per the request of Planning and Engineering Staff. 
Additionally, two new on-street parking spaces were created with the relocation of the 
garage entrance. At the September 16th meeting, the PZC approved a Waiver to permit 
access into the parking structure from Mooney Street, which is designated as a front 
elevation. Similar to the garage entrance, the applicant is requesting a Waiver to permit a 
loading facility location on Mooney Street, where Code requires such facilities to be 
located on a rear or side elevation. Additionally, the applicant is providing less than 20 
feet of depth for two stacking spaces between the garage door and sidewalk, requiring a 
Waiver. In combination with one another, the approved and requested Waivers permit a 
condition similar to that on the west side of Mooney Street into the B Block parking 
structure. Additionally, this permits the north, west and south elevations to maintain more 
architectural interest.  
 
Since the Concept Plan, the utility structure proposed for the northwest corner of the site 
has been redesigned and no longer encroaches into the minimum required 5-foot setback 
along Winder Drive, satisfying a Condition of Approval from the Concept Plan review.  
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A private amenity deck on level 2 
accesses a public open space at 
the intersection of Banker Drive 
with Dale Drive, and additional 
open space is provided on the 
north side of the building. 
Pedestrian circulation is provided 
via sidewalks around the building. 
 
A minimum landscape buffer of 5-
feet in width is required for the 
proposed building type. The 
proposal does not meet this 
requirement along Dale Drive 
given the curvature of the street, 
requiring a Waiver.  
 
Parking 

Based on the proposed number of 
age-restricted units, a minimum of 
58 parking spaces are required, 
and a maximum of 174 are 
permitted for the residential 
component. An additional 7 spaces 
are required for the Friendship at 
Home office space within the building. However, the proposed building is within close proximity 
to a public transit stop (BSD Code defines close proximity as within 1,320 feet), which permits a 
reduction in the required parking by 10-percent. This brings the minimum required parking to 
59 spaces for both uses. The structured parking provides 87 parking spaces. Two additional on-
street parking spaces are located on the east side of Mooney Street.  
 
In February, 2019, a parking plan was approved for Building F1 (Springhill Suites) that 
permitted a reduction in the required parking from 187 spaces to 156 spaces, divided between 
14 on-street spaces and 142 excess spaces in the Mooney Street garage (Block B garage). In 
Staff’s analysis, however, the required parking was miscalculated at the time; rather than 187 
required spaces, Building F1 was actually required 180 spaces, which includes the 10-percent 
reduction for its proximity to a public transit stop. In addition to the 59 spaces required for the 
newly proposed Building F2 (The Bailey), a total of 239 parking spaces are required for the 
entire block. In total, with the 87 space parking structure proposed with Building F2 (The 
Bailey), Block F will be providing approximately 98 parking spaces between on-street and 
structured parking. This leaves a deficit of 141 parking spaces, which is fewer than the 142 that 
were approved to be located within the Mooney Street garage in Block B.  
 
The applicant has submitted a revised Parking Plan outlining the details of the required parking 
for the block. The original plan was approved as part of the Springhill Suites approval. The 
Parking Plan conservatively uses standard residential parking requirements for the Bailey units, 
rather than the requirements for age-restricted units, therefore the Parking Plan goes beyond 
what is required by Code. 
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The site is required a total of 45 bicycle parking spaces. While the applicant has indicated that 
bicycle parking is met, plans do not adequately show this condition. The applicant should 
provide additional detail on the podium parking structure to verify that the number of spaces 
indicated on the plans can, in fact, be provided, subject to Staff approval and prior to 
submitting for building permits.  
 
Open Space and Landscaping 

Open space within the district is contemplated by block. Based on the proposed 
combination of uses in Block F, including the existing hotel, a minimum of approximately 
0.44-acre of publicly accessible open space is required to be provided within 660 feet of 
the main entrances of the existing and proposed buildings. 
 
The plans indicate that a total of approximately 0.40-acre of publicly accessible open 
space is able to be provided on site, with approximately 0.45-acre of publicly accessible 
open space provided on all of Block F, satisfying this Code requirement.  
 
In detail, the following open spaces are proposed on the site in question: 

 A ±12,148-square-foot pocket park is proposed on the south side of Building F2, 
fronting Banker Drive and Dale Drive. The space accommodates a number of 
landscape beds, a variety of seating options, trees, a public terrace, and a series 
of stairs and paths, bike racks and a unique gabion seat wall with a lighting 
element and additional lighting that carries into the park from the northeast 
corner of the site. Code requires pocket parks be no more than a 3:1 ratio, length 
to width. The park is 5.68:1, requiring a Waiver. 

 A 2,632-square-foot pocket park is proposed on the northeast corner of Building 
F2. The proposed space is slightly smaller than Code permits for a pocket park, 
requiring a Waiver. The pocket park accommodates landscape beds and seating, 
and a unique lighting element, and is intended to tie into the urban plaza created 
by Winder Drive and the auto-court. 

 A ±2,062-square-foot pocket plaza is proposed north of Building F2. The area is 
larger than Code permits for a pocket plaza, and does not meet the minimum 
required hardscaping, both of which require approval of a Waiver. The pocket 
park accommodates bench seating for passersby and landscape beds, and is 
intended to seamlessly tie into the urban plaza created by Winder Drive and the 
auto-court. 

 A ±1,794-square-foot pocket plaza is proposed at the northwest corner of 
Building F2. Like the previous open space, the area is larger than Code permits 
for a pocket plaza, requiring approval of a Waiver. Additionally, the pocket plaza 
has a length to width ratio of 3.16:1 where 3:1 is required, necessitating approval 
of a Waiver. The area accommodates bench seating and landscape beds, and is 
intended to tie into the urban plaza at the north end of the site. 

 
In addition to the publically accessible open space proposed for the block, a 0.23-acre 
private amenity deck is proposed for residents of Building F2. This space includes a variety 
of moveable furniture, an outdoor kitchen, a number of seating opportunities, a firepit, 
sports court and artificial turf.  
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Generally, the applicant is proposing shrubs, grasses, ground cover, perennials, and 
ornamental trees. The largest open space south of the building provides significant tree 
coverage, walking paths, seating and a light art display.  
 
Planning, in conjunction with Horticulture and the City Forester, are recommending a 
number of modifications to the landscape design and plant selections. The intent is to 
provide more visual interest and plant diversity, elevating the year-round aesthetics and 
long-term survivability. The Staff analysis is based on the anticipated sun and shade for 
open spaces. The applicant should continue to work with Staff to revise the landscape 
plan, subject to Staff approval.  
 

Building Type Analysis 

The BSD Code identifies Building Types that are permitted in each zoning district. The ‘Podium 
Apartment’ Building Type is conditionally permitted within the Scioto River Neighborhood 
District. The Building Type establishes the applicable development standards including building 
siting, height/stories, and the physical and functional form. As required at the FDP stage of 
review, the applicant has provided final architectural details for the Commission’s consideration, 
which are further detailed below. 
 
The following analysis focuses on the requirements of the BSD Code that address the 
fundamental urban form created by the proposed placement, and height/stories. The character 
of the building is highlighted through a general description of the proposed exterior cladding 
material composition. In select cases Staff has identified the need for Administrative Departures 
and Waivers to numeric Code requirements, as well as conditions of approval to confirm 
compliance with Code requirements. 
 
Details 
The proposed building is a six-story Podium Apartment Building. The ground level, partially 
exposed due to significant change of grade across the site, contains parking, lobby and office 
space. The second floor contains common amenity space for residents, an outdoor amenity 
deck, and residential units. Floors 3-6 contain residential units. 
 
The building is sited with its primary entrance along Winder Drive (private), and secondary 
entrances on Mooney Street and Banker Drive. Code requires that principal entrances be 
located on a primary street façade, meaning a Wavier is required to permit the proposed 
condition. Additionally, the building is sited in a manner that it encroaches past the 5-20 foot 
RBZ by approximately 4 feet. Previously, the building encroached into the Mooney Street RBZ. 
In working with Staff, it was determined that any encroachment into the Mooney Street RBZ 
should be avoided given the prominence of the podium level along the street. Staff is 
supportive of the request for a Waiver to permit an encroachment past the RBZ proposed along 
Dale Drive given the limited visibility of the podium on this elevation, and the curvature of Dale 
Drive, which provides variety in the pedestrian experience and helps remedy the impacts of the 
encroachment. Due to the curvature of Dale Drive and the open space programing along 
Banker Drive, Waivers were approved by the PZC at the Concept Plan stage of review to permit 
deviations to the front property line coverage requirement for both frontages and to the RBZ 
requirement for the Banker Drive frontage. Additionally, the building type has a Corner Side 
RBZ of 5-20 feet. The proposal provides 4.98 feet, requiring an Administrative Departure. 
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Based on the Building Type requirements, a maximum of 70 percent impervious, with an 
additional 20 percent semi-pervious lot coverage, is permitted. The proposal is for 81-percent 
impervious area, with no additional semi-pervious area. While the overall percentage is within 
what is permitted by Code, the impervious area is higher than permitted, requiring a Waiver. 
 
The Podium Apartment Building is limited to a minimum of 3-stories and maximum of 4.5-
stories in height, with stories of 10-14 feet in height. The proposal is for a six-story building 
with parking on the ground story and five floors of residential above. A Waiver was approved by 
the PZC to permit the 6-story height. Story heights range from approximately 11.5 feet to 
approximately 12.5 feet, meeting Code. The building type is required to provide a minimum of 
2.5 feet of height above adjacent sidewalks, where residential is present. Approximately 47 
linear feet of the ground story along Dale Drive provides less than 2.5 feet, requiring a Waiver. 
 
Parking within the ground story of the building is permitted provided approval of a 
Conditional Use is obtained. Parking visible along the street is required to be 
architecturally integrated and screened by a 90 percent opaque element or combination of 
elements. The proposal is not meeting this requirement, with 76-percent provided on the 
east elevation of the podium, 79-percent on the north elevation, and 42-percent on the 
west elevation. A Waiver is required to permit this condition. Masonry is required to be the 
primary cladding material at the ground story of the building. Enhanced landscape 
treatments are required along the exposed portions of the podium parking structure. 
Additionally, a landscape buffer a minimum of five feet in width is required in addition to 
required foundation planting requirements.  
 
On all street-facing elevations, a minimum 20-percent transparency is required for upper 
stories. This is met on all elevations.  
 
The proposed common space uses are oriented toward Winder Drive, a private street. The 
BSD Code encourages, but does not require, the incorporation of active, occupied spaces 
along street facades wherever possible. The applicant has located the bike storage at the 
northeast corner of the building, is providing detailed brickwork in the area, and is also 
proposing the installation of lighting display to mitigate the impacts of the podium level in 
this area and encourage interaction on the street.  
 
Architecture 

The proposed structure is contemporary in design, utilizing flat and angled rooflines and 
significant amounts of glazing. The parapet ranges from 1-foot in height to 5.8- feet in height, 
where Code requires a parapet height of between 2 and 6 feet. A Waiver is required to permit 
the proposed condition.  
 
The predominate exterior building materials are a combination of brick, cementitious siding, and 
metal panels. A medium gray toned brick defines the base of the building, with vertical 
elements of the same material extending to the top of the structure. Wood-look metal panel is 
applied vertically, serving as an accent material on the east, west and south elevations. Code 
requires that, when more than one façade material is proposed vertically, the heavier material 
in appearance shall be incorporated below the lighter material. Due to the verticality of the brick 
element, approval of a Waiver is required. Additionally, the Code requires that a horizontal 
façade division be provided between the first and second floors of the entire perimeter of the 
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building. The applicant has not provided this, instead opting for a vertical element. A Waiver is 
required to permit this condition.  
 
White cementitious siding and metal paneling clad the areas surrounding the balconies and 
define the corners of the structure. The north elevation, facing Winder Drive (Private) is 
primarily clad in cementitious siding and metal paneling. Staff is concerned with the amount of 
secondary materials, and is recommending that the applicant remove the wood-look metal 
panel from the elevations, replacing it with a brick or other masonry of a similar color and tone. 
A minimum 80 percent primary materials are required to be provide on all elevations. Although 
the application of a masonry material rather than the wood-look metal panel material would 
bring the structure closer to compliance with Code, the proposal will be deficient either way on 
all elevations, requiring a Waiver. Should the Planning and Zoning Commission be supportive of 
the wood-look metal panel material, a Waiver will be required to permit the application of two 
secondary materials directly abutting one another. Additionally, Staff recommends that the 
horizontal expression line be implemented as reflected on the architectural perspective drawings 
submitted, subject to Staff approval.  
 
The applicant has included all glass when calculating the primary and secondary materials. 
Typically, only glass in the form of curtainwalls, storefronts and window walls can be included 
as a primary exterior cladding material. On the east, west, north and south elevations, the 
applicant is providing between 13-percent and 39-percent primary materials, if the windows are 
not included in the calculation, and between 42-percent and 53-percent if windows are included 
in the calculation. As previously detailed, a Waiver is required, regardless of how this is 
calculated.  
 
Code requires one building entrance for every 75 feet of lineal distance on any street-facing 
elevation. The proposal does not meet this requirement on any elevation, requiring a Waiver. 
Staff is supportive of this Waiver Request as the required frequency does not function as the 
Code intends given the unique topography of the site and orientation of the building.  
 

 
 Proposed building from intersection of Dale Drive with Banker Drive 
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Conditional Use 

Podium parking structures are conditional uses in the BSD-SRN zoning district. The applicant 
has submitted a statement outlining the request for this Conditional Use. Staff is supportive of 
the request as the podium parking structure is an appropriate solution on a site with severe 
grade change. Additionally, the structure is well screened using a combination of building 
materials and landscaping. Additionally, PZC approved a Waiver to permit the Podium 
Apartment Building adjacent to an unlined Parking Structure Building (Block B garage) at the 
September 16, 2021 meeting. 
 

4. Criteria Analysis 
Conditional Use 

1) The proposed use will be harmonious with and in accordance with the general objectives 
or purpose of the Zoning Code and/or Community Plan. 
Criteria met. The proposal for a podium parking structure strives to meet all of the 
standards outlined in the Zoning Code and recommendations of the Community Plan by 
consolidating services on one elevation, ultimately allowing for additional pedestrian activity 
along adjacent streets. The proposal provides needed structured parking for the 
development.  
 
2) The proposed use will comply with all applicable development standards, except as 
altered in the approved conditional use.  
Criteria met with Waiver. The proposal strives to meet the standards of the Bridge Street 
District Zoning Code except as modified by this Conditional Use request. The request allows 
for a consolidated service area to maintain pedestrian activity along adjacent streets. The 
proposal does not provide the 90-percent opacity required where the podium parking 
structure is adjacent to and visible from public rights-of-way. However, the design 
incorporates glazing and additional landscaping to mitigate the impacts of the structure on 
the pedestrian experience. 

 
3) The proposed use will be harmonious with the existing or intended character of the 
general vicinity.  
Criteria met. The proposed use complements the mix of uses within the block and the 
overall development by providing structured parking for the users in the block. The design 
and development of the structure is harmonious with the Bridge Park development, as it 
consolidates ingress/egress and service entrances on one elevation.    
 
4) The use will not be hazardous to or have a negative impact on existing or future 
surrounding uses.  
Criteria met. The use is complementary to many of the existing uses and will not detract 
from the suitability of developing sites for future uses. The proposal consolidates services to 
one elevation, maintaining pedestrian activity on adjacent streets. 
 
5) The area and proposed use(s) will be adequately served by essential public facilities and 
services. 
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Criteria met. The site and use will be served by existing utilities provided on site or through 
extending services as part of the overall development. Any existing utilities for public utilities 
will remain in place to ensure future connections and maintenance is maintained.  
 
6) The proposed use will not be detrimental to the economic welfare of the community.  
Criteria met. The structure provides an amenity to the overall development by providing 
necessary parking to support residential portions of the development.  
 
7) The proposed use will not involve operations that will be detrimental to any person, 
property, or the general welfare.  
Criteria met. The use, although accessible 24 hours a day, is intended to provide parking for 
residential tenants. The design will not create any detriments to any surrounding people or 
property. 
 
8) Vehicular approaches to the property shall be designed as not to create interference 
with traffic on public or private streets or roads.  
Criteria met. The proposal uses the existing street network to access the garage. 
Additionally, this design consolidates services to a single elevation, ultimately reducing 
interference with traffic.  
 
9) The proposed use will not be detrimental to property values in the immediate vicinity.  
Criteria met. The proposed use provides necessary parking to residential uses. The design of 
the garage complements and integrates with surrounding buildings.  

10) The proposed use will not impede the normal and orderly development of the 
surrounding properties. 
Criteria met. The proposal is for structured parking on a site which utilizes the existing 
street network. The proposal does not modify adjacent properties, or impact their ability to 
be developed.  

Waiver Reviews 
1) 153.062(O)(12)(a)(3) — Parking Location and Loading 

Requirement: Loading areas are required to be located on side or rear elevations. 

Request: To permit a loading facility location on Mooney Street, a front elevation. 

Criteria: Approval. The intent of this requirement is to avoid uncomfortable or visually 
incongruent elevations along primary roadways. Staff is supportive of this request as the 
proposed building’s parking entrance is on Mooney Street, which replicates the condition in 
Block B and consolidates services on one elevation interior to the development. 

 
2) 153.065(B)(5)(b) — Site Development Standards – Stacking Spaces 

Requirement: Two vehicle lengths of 20 feet be provided between the street and garage 
entry gate. 

Request:  To permit a stacking area 13 feet in length.  

Criteria: Approval. The intent of this requirement is to avoid cars stacking into the clear 
pedestrian area of the sidewalk. Staff is supportive of this request given the intended use of 
the building, which likely will result in fewer vehicle trips per day than the average use in 
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the district. Additionally, the garage is limited to use by the residents, further limiting 
chances of congestion. 
 

3) 153.062(O)(12)(a)(3) — Parking Location and Loading 

Requirement: A minimum 5-foot wide landscape buffer be provided along perimeter of 
podium apartment buildings. 

Request:  To permit a reduction in the required 5-foot landscape buffer for the Dale Drive 
frontage. 

Criteria: Approval. The intent of this requirement is to further enhance the pedestrian 
experience when adjacent to this building type by separating the garage from the 
pedestrian zone. In this case, the podium is largely below-grade along Dale Drive given the 
topography of the site, limiting the impacts of the podium in the area. 
 

4) 153.062(O)(12)(d)(3) — Building Entrance 

Requirement: Principal entrances be located on a primary street façade.  

Request:  To permit a principal entrance on non-primary street facade.  

Criteria: Approval. The proposed primary entrance is on Winder Drive, which is a private 
street. Given the topography of the site, and consolidation of the service and garage 
entries, locating the principal entrance on one of the other three facades is not plausible or 
preferred. 
 

5) 153.062(O)(12)(a)(1) — Building Siting 

Requirement: A Required Build Zone of 5-20 feet.  

Request:  To permit an encroachment of approximately 4 feet beyond the RBZ along Dale 
Drive.  

Criteria: Approval. Staff is supportive of the request for a Waiver to permit an encroachment 
past the RBZ proposed along Dale Drive given the limited visibility of the podium on this 
elevation, and the curvature of Dale Drive, which provides variety in the pedestrian 
experience and helps remedy the impacts of the encroachment. 
 

6) 153.062(O)(12)(a)(1) — Building Siting 

Requirement: Permitted lot coverage not to exceed 70% impervious with an additional 20% 
semi-pervious permitted.  

Request:  To permit 81% pervious lot coverage and no additional semi-pervious coverage.  

Criteria: Approval. Staff is supportive of the request as the applicant, while over on 
impervious coverage, is proposing no semi-pervious surfaces and is well under the 
permitted combined total of 90%. 
 

7) 153.062(O)(12)(d)(3) — Building Entrance 

Requirement: 1 entrance per 75 feet of façade width.  

Request:  To permit a reduction in the required number of entrances for each elevation.  
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Criteria: Approval. Given the unique topography of the site, the required number of 
entrances is not plausible and would not be conducive to functional interior spaces or 
interaction with the street. 
 

8) 153.062(O)(12)(b) — Height 

Requirement: Minimum finished floor elevation a minimum of 2.5 feet above the adjacent 
sidewalk elevation. 

Request:  To permit a reduced height between the finished floor elevation and adjacent 
sidewalk for approximately 47 lineal feet of the Dale Drive elevation.   

Criteria: Approval. Given the unique topography of the site, a portion of the Dale Drive 
elevation is functionally unable to meet this requirement. Additionally, the applicant has 
raised the building 6 inches from the Concept Plan stage of review, reducing the impact of 
this condition. 
 

9) 153.062(O)(12)(c) — Uses and Occupancy Requirements 

Requirement: Podium parking structures shall be screened to at least 90% opacity utilizing 
building materials that are integrated into and compatible with the remainder of the façade.  

Request:  To permit a reduced opacity on the east, north and west elevations as follows: 
76% on east elevation, 79% on the north elevation, and 42% on the west elevation.   

Criteria: Approval. The applicant has incorporated elements other than brick to break up 
these facades. This includes glazing on the east and west elevations, as well as a storefront 
system on the north elevation. Additionally, the west elevation contains the consolidated 
parking entrance and service entrance, which further skews the number on that elevation. 

 
10) 153.062(O)(12)(d)(4) — Façade Divisions 

Requirement: Horizontal façade division be provided within the first 3 feet of the top of the 
ground story.  

Request:  No horizontal façade division be provided above the podium level.   

Criteria: Disapproval. Given that the applicant is significantly underproviding primary 
materials, Staff recommends that a horizontal façade division be provided as per Code to 
bring the amount of primary materials on each elevation closer to compliance. 
 

11) 153.062(E)(1) — Façade Materials 

Requirement: A minimum of 80% of each façade visible from a street or adjacent property, 
exclusive of windows and doors, shall be constructed of permitted primary materials.  

Request: To permit a reduction in the percentage of primary materials on each façade.    

Criteria: Conditional Approval. Staff can be supportive of a reduction in the percentage of 
primary materials for each elevation if the plans be revised to replace the wood-look metal 
panel with brick (Condition) and if the plans be revised to incorporate a horizontal façade 
division per Code (Waiver 10). 
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12) 153.062(D)(a) — Parapet Height 

Requirement: Parapet height of 2 to 6 feet is required.  

Request: A parapet height of 1 to 5.8 feet in height.    

Criteria: Approval. Given the combination of flat and angled roof lines and the central 
location of mechanical units, Staff is supportive of the deviation. In all cases, the applicant 
shall ensure mechanicals are screened to the full height of the unit and are not visible.  
 

13) 153.062(E)(2) — Façade Material Transitions 

Requirement: When more than one façade material is proposed vertically, the ‘heavier’ 
material shall be incorporated below the ‘lighter’ material.  

Request: To permit a deviation from this requirement to permit a vertically oriented 
application of brick on the structure.    

Criteria: Approval. The vertical application on the brick provides architectural variety in the 
district and brings a primary material from ground level to the top of the structure. 

 
14) 153.065(B)(c)(3) — Internal Circulation 

Requirement: Clear ceiling height of 12 feet where a parking structure has street frontage.  

Request: To permit a clear ceiling height of 9.67 feet.    

Criteria: Approval. The parking structure is largely screened from public view, mitigating 
impacts of the deviation. 
 

15) 153.064(G)(1) — General Open Space Requirements - Proportion 

Requirement: Open space types shall be sized at a ratio of not more than 3:1, length to 
width.  

Request: To permit a ratio of 5.68:1 for the southernmost and largest open space, and a 
ratio of 3.16:1 for the northwest pocket plaza.    

Criteria: Approval. The intent of this requirement is to limit the creation of non-functioning 
open spaces. The applicant has made significant effort to make these spaces usable, 
providing a variety of seating options, pedestrian pathways, and a unique lighting display to 
encourage interaction and socialization in the area. 

 
16) 153.064(G)(A) — General Open Space Requirements - Table 

Requirement: Pocket parks consist of a maximum of 30-percent impervious surface, plus an 
additional 10-percent semi-pervious surface. 

Request: To permit up to 34-percent of the southern pocket park to consist of impervious 
surfaces.    

Criteria: Approval. The request is minor in nature and permits a number of walking paths 
through and around the park as well as a large hardscaped seating area. 

 
17) 153.064(G)(A) — General Open Space Requirements - Table 

Requirement: Pocket plazas consist of a minimum of 40-percent impervious surface. 
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Request: To permit 24-percent of the north-central pocket plaza to consist of impervious 
surfaces.    

Criteria: Approval. The request permits the design of the pocket plaza to be more heavily 
landscaped, providing a more pleasant pedestrian experience given its location in an already 
heavily hardscaped area. 

 
18) 153.064(G)(A) — General Open Space Type Requirements - Table 

Requirement: Pocket parks are to be a minimum of 0.10-acre in size.  

Request: To permit a pocket park of approximately 0.061-acre in size at the northeast 
corner of the site.    

Criteria: Approval. The intent of this requirement is to ensure selected open space types are 
functional and sized appropriately. The applicant is limited in this area due to the existing 
Winder Drive and the curvature of Dale in combination with the proposed structure. Despite 
this, the open space provides several seating nooks, landscaping, and a unique lighting 
display to encourage interaction and socialization in the area. 

 
19) 153.064(G)(A) — General Open Space Type Requirements - Table 

Requirement: Pocket parks are to be a minimum of 0.10-acre in size.  

Request: To permit a pocket park of approximately 0.061-acre in size at the northeast 
corner of the site.    

Criteria: Approval. The intent of this requirement is to ensure selected open space types are 
functional and sized appropriately. The applicant is limited in this area due to the existing 
Winder Drive and the curvature of Dale in combination with the proposed structure. Despite 
this, the open space provides several seating nooks, landscaping, and a unique lighting 
display to encourage interaction and socialization in the area. 

 
20) 153.064(G)(A) — General Open Space Type Requirements - Table 

Requirement: Pocket parks are to be between 300 and 1200 square feet in size.  

Request: To permit two pocket plazas of approximately 1,800 square feet and 2,060 square 
feet in size on the north side of the building.    

Criteria: Approval. Winder Drive provides a physical barrier which, in combination with the 
proposed structure, creates areas which are best served as open spaces. 

 
Administrative Departure 
1) 153.062(O)(12)(a)(1) — Building Siting 

Requirement: A Required Corner-Side Build Zone of 5-20 feet.  

Request:  To permit a Corner-Side RBZ of 4.98 feet along Mooney Street.  

Criteria: Approval. Staff is supportive of the request for an Administrative Departure as the 
request is minor in nature and will likely be indistinguishable to passersby. 

 
Parking Plan 
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1)  Requirement/Request: A total of 59 parking spaces are required for The Bailey’s residential 

and office components, and a total of 239 are required for the entirety of Block F. 98 
spaces are provided within Block F and the applicant is requesting approval to continue to 
utilize the 142 excess parking spaces in the Block B garage to fulfill required parking. 

 

Criteria:  Approval. Based on the findings of a Parking Demand Study, Staff is 

recommending approval of the Parking Plan as it meets the intent of BSD to establish 
walkable, mixed use communities where the need for vehicle parking is minimized. 

 
Preliminary Development Plan/Final Development Plan 
1) The proposal is consistent with the approved Concept Plan. 

Criteria Met. This application is largely consistent with the approved Concept Plan and 
surrounding development pattern. The architecture and site layout are consistent with the 
Concept Plan. 

 
2) The development is consistent with the Community Plan, BSD Special Area Plan, BSD Design 

Guidelines, other adopted city plans, and related policies. 
Criteria Met with Waivers and Conditions. The proposal is largely consistent with all adopted 
plans and policies. However, the applicant is requesting approval of Waivers, which will 
allow for additional flexibility in site layout and building design when developing a single 
building within the bound of the existing street network. Additionally, Staff is recommending 
a number of conditions to address primary material percentages and architectural detailing, 
among other items. 

 
3) The proposed land uses align with all applicable requirements and use specific standards. 

Criteria Met with Conditional Use. All proposal uses are permitted in accordance with the 
Zoning Code. The podium parking structure requires approval of a Conditional Use.  

 
 
4) The proposed buildings are appropriately sited and scaled to create a cohesive development 

character that complements the surrounding environment, and conforms to the 
requirements of § 153.062 Building Types and §153.065 Site Development Standards.  
Criteria Met with Waivers. The proposal is appropriately scaled and complements the 
surrounding environment. The Administrative Departures and Waivers allow for additional 
design elements that complement the surrounding environment. The PZC previously 
approved Waivers which permitted garage access and service entrances to be on Mooney 
Street, a front elevation, in order to maintain a more pedestrian friendly experience on the 
other three elevations. 

 
5) The proposed lots and blocks conform to the requirements of §153.060 Lots and Blocks. 

Criteria Met. The lots and block dimensions are existing and were established with previous 
phases of the development.  

 
6) The proposed street types conform to the requirements and standards of §153.061 Street 

Types, including the general pattern of streets, blocks, and development reflected on the 
BSD Street Network Map and the conceptual locations of access points to surrounding 
streets to avoid adverse impacts on surrounding neighborhoods and traffic infrastructure. 

https://codelibrary.amlegal.com/codes/dublin/latest/dublin_oh/0-0-0-97625#JD_153.062
https://codelibrary.amlegal.com/codes/dublin/latest/dublin_oh/0-0-0-98222#JD_153.065
https://codelibrary.amlegal.com/codes/dublin/latest/dublin_oh/0-0-0-97508#JD_153.060
https://codelibrary.amlegal.com/codes/dublin/latest/dublin_oh/0-0-0-97568#JD_153.061
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Not Applicable. No new streets are required to be constructed in conjunction with Block F, 
Building F2’s development. 
   

7) The proposed design of the internal circulation system, driveways, and any connections to 
the public realm provide for safe and efficient access for pedestrians, bicyclists, vehicles, 
and emergency services. 
Criteria Met with Waivers. The proposal does not significantly alter the circulation system, 
access points or connections to the public realm within Bridge Park, and is largely consistent 
with the Concept Plan. The applicant has revised the Mooney Street elevation, shifting the 
garage access further to the north to better align with the Block B garage, in process 
creating two new on-street parking spaces. The site layout provides adequate access for 
vehicular, pedestrian, and bicycle visitors to the site. The applicant is requesting a Waiver to 
permit the service entrance on the Mooney Street elevation, similar to the garage entrance. 

 
8) The proposed design of buildings conforms to the BSD Code and is consistent with the BSD 

Design Guidelines, while integrating with nearby development. 
Criteria Met with Waivers and Conditions. The proposal largely conforms to applicable 
policies and plans. Staff recommends approval of Waivers to items that do not meet the 
numeric requirements of the Bridge Street District, including to the RBZ requirements, which 
impacts building siting. Additionally, Staff is recommending a number of conditions which 
address the percentage of primary and secondary materials on the building. 
 

9) The proposed open spaces are appropriately sited and designed to conserve or enhance 
natural features as appropriate, enhance the community both within and outside the 
proposed development, and conform to the requirements of §153.064 Open Spaces. 
Criteria Met with Waivers and Condition. The applicant is proposing a variety of open space 
types, which enhance the public realm. The applicant should continue to work with Staff to 
finalize the landscape design and plant selections. Additionally, all final furniture selections 
will need reviewed by Planning Staff, prior to submitting for building permits. Finally, a 
number of Waivers are requested which permit open spaces that do not meet the 
prescriptive BSD Code requirements.  

 
10) The scale and design of the proposed development allows for the adequate provision of 

services currently furnished by or that may be required by the city or other public agency 
including, but not limited to, fire and police protection, public water and sanitary sewage 
services, recreational activities, traffic control, waste management, and administrative 
services. 
Criteria met. The proposal allows for the adequate provision of services including EMS. A 
auto-turn analysis was provided by the applicant, which Washington Township Fire officials 
have accepted. 

 
11) The proposed development conforms to the requirements of §153.063 Neighborhood 

Standards, as applicable. 
Criteria met. The proposal incorporates elements consistent with the Scioto River 
Neighborhood District specifically creating a vibrant mixed use community through a vertical 
mixed use buildings, high-quality architecture, and engaging open spaces.  

 

https://codelibrary.amlegal.com/codes/dublin/latest/dublin_oh/0-0-0-98139#JD_153.064
https://codelibrary.amlegal.com/codes/dublin/latest/dublin_oh/0-0-0-97946#JD_153.063
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12) The proposed development provides adequate stormwater management systems and 

facilities that comply with the applicable regulations of this code and any other applicable 
design criteria or regulations as adopted by the city or required by other government 
entities. 
Criteria Met. The proposal provides adequate stormwater management.  

 
13) The proposed development can be adequately serviced by existing and/or planned public or 

private infrastructure consistent with the city's most recently adopted capital improvements 
program. 
Criteria Met. The proposal can be adequately serviced by existing infrastructure. The street 
network is already established, and utilities will be extended where necessary to facilitate 
this development. 

 
14) If the development is to be implemented in phases, each phase has adequate infrastructure 

to serve the development without the need for further phased improvements. 
Not applicable. The development is not proposed to be constructed in phases. 

 
15) The proposed development demonstrates consistency with the recommendations, principles, 

and intent of all applicable design standards and guidelines, including but not limited to 
buildings, open spaces, and streetscapes. 
Criteria Met. The development will provide an interesting, walkable setting for urban 
lifestyles that places value on human scale and a diversity of experiences. The layout of the 
public spaces and function of the integrated sidewalk and bikeway network and the mixed-
use development is consistent with these principles.  
 

5. Recommendations 
Conditional Use 
Staff recommends approval of the Conditional Use request with no conditions. 
 
Waiver Reviews 
Staff recommends approval of 20 Waivers. 
 
Parking Plan 
Staff recommends approval of the revised Parking Plan for Block F. 
 
Preliminary Development Plan/Final Development Plan 
Staff recommends approval of the combined Preliminary and Final Development Plans with 
conditions: 
 

1) The plans be revised to provide full-depth brick, as a replacement material for the 
vertical wood-look metal panel elements on the building, subject to Staff approval.  

2) The applicant continue to work with Staff on selection of appropriate plant species, 
subject to Staff approval prior to building permit submittal. 

3) The applicant provide additional detail on the interior layout of the podium parking 
structure to verify that the number of bicycle spaces indicated on the plans can be 
provided, subject to Staff approval and prior to submitting for building permits.  
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4) All façade material transitions occur at inside corners, subject to Staff approval and prior 

to submitting for building permits. 
5) The applicant provide material specifications for all proposed windows, subject to Staff 

approval and prior to submitting for building permits.  
6) Window sills and lintels be provided where appropriate, subject to Staff approval and 

prior to submitting for building permits. 
7) Balconies be independently secured and unconnected to balconies above or below; and 

the underside of the balconies be finished, subject to Staff approval and prior to 
submitting for building permits. 

8) All roof mounted mechanical equipment be screened per Code, subject to Staff approval. 
9) The horizontal expression line be implemented as reflected on the architectural 

perspective drawings submitted, subject to Staff approval. 
10) The applicant provide additional details regarding the height of the stone gabion wall 

and its construction materials, subject to Staff approval. 
11) The applicant notify City of Dublin Staff when installing street trees, and that Staff be 

present when installation occurs to verify proper installation.  
12) Street tree wells be at least 5 feet wide per Dublin City Code. 
13) Hedge Maple trees be added to the Dale Drive streetscape, and that street tree locations 

will be marked in the field by the forester prior to planting, subject to review and 
approval by the City Forester 

14) All final open space furnishing details be provided to Planning for review prior to 
submittal for building permits. 


