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Case Summary 

 

Address 
 

5055 Upper Metro Place 

Proposal Construction of a four-story mixed-use building consisting of 175 residential 
units, 8,400-square-feet of commercial space, 211 parking space, and associated 

site improvements. 

  
Request 

 

Review and approval for a Concept Plan under the provisions of Zoning Code 

Section 153.066. 
 

Zoning 
 

BSD-C – Bridge Street District – Commercial  

Planning 

Recommendation 
 

Approval of Concept Plan  

Planning recommends approval of 22-062CP with conditions. 
 

Next Steps 
 

Upon approval of the Concept Plan, the applicant may proceed to the 
Preliminary Development Plan application. 

 

Applicant 
 

Dwight McCabe, McCabe Companies 

Case Manager 
 

Tammy Noble, Senior Planner 
(614) 410-4649 

tnoble@dublin.oh.us  
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1. Background  
Site Summary 
The 2.55-acre site is located southwest of the intersection of Upper Metro Place and Frantz 
Road and is currently zoned Bridge Street District – Commercial (BSD-C). The site is largely 
undeveloped, except for an existing parking lot on the western end of the parcels. There are no 
significant natural features on the site. 
 
Development History 
July 2021 – Informal Review 
The Commission’s feedback focused on parking, open space and amenity spaces. Specifically, 
the Commission expressed concerns for the massing of the building along Upper Metro Place, 
the lack of visibility of the open space and potentially the site lacking the space to 
accommodate all of the proposed uses. The Commission briefly discussed the on-street parking 
but noted more analysis would be necessary to formulate support for the parking.   
 
February 2022 – Informal Review 
The Commission was supportive of the mix of residential and commercial uses but encouraged 
the applicant to refine the open space and ensure that it is welcoming to the public and 
provides activity and interest to the space. The Commission also suggested the pool be 
relocated to be is a less centralized location and that the site include public art that would 
provide visual interest as the site transitions along Frantz Road.  The Commission discussed the 
parking, including on-street parking, and noted that the proposed rear parking area appears too 
compact. The Commission members were generally supportive of the proposed use, design and 
initial architecture proposed by the applicant.  
 
Process 
The BSD requires all new development to comply with the form-based provisions of the Code 
and meet the principles identified in the BSD Special Area Plan. The Concept Plan (CP) provides 
a framework for future steps in the development process, outlining character and nature of the 
proposed development including uses, building massing, open space location, and street 
connections. Approval of new development in the BSD is a three-step process:  
 

 Informal Review (Optional Step)  

 Step 1 – Concept Plan (CP)  

 Step 2 – Preliminary Development Plan (PDP)  

 Step 3 – Final Development Plan (FDP)  
 
Steps 2 and 3 may be combined at the determination of the Planning Director or PZC. 
 

2. Community Plan/Zoning Code 
Special Area Plan-Dublin Corporate Area Plan 
The site is located within the Bridge Street District (BSD) and is proposed to be developed 
under the existing zoning classification. The site is however, located within the boundaries of 
the Dublin Corporate Area Plan which is a Special Area Plan that was approved by City Council 
2018 and amended in 2022. The Dublin Corporate Area Plan (DCAP) builds upon a previous 
study of Dublin’s legacy office parks and attempts to improve this area for businesses, 
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employees and residents. This plan primarily focuses on providing a mixed-use, walkable 
environment similar to the BSD.       
 
The applicant has worked with staff to ensure that the proposed Concept Plan integrates the 
recommendations of DCAP in several ways. The first element of the plan that the application 
incorporates is ensuring a mix of uses that integrate into the surrounding community.  Today, 
the area is predominately, if not exclusively related to hospitality uses.  The applicant has 
utilized ancillary uses in the first floor of the building that provides a variety of uses including 
residential, eating and drinking, fitness and conference rooms that allow amenities in close 
proximity to each other, as well as increase activity and vitality to an area.  The Concept Plan 
also recognizes that Frantz Road is a vital north/south corridor. The applicant has worked with 
staff to relocate open space so that it is more pronounced as public open space, provided 
activities within the open space, created potential art “gateway” that proceeds along the public 
right-of-ways, and landscaping and street treatments that enhance this highly visible corridor.  
These modifications of the plan as it has progressed through several Informal Reviews has 
validated the commitment to both the BSD, in which the site is being developed under, and the 
recommendations of the DCAP in which it is located.   
 

3. Project 
The proposal is for construction of an 111,318-square-foot building consisting of four-stories 
and a mix of uses that includes residential uses, eating and drinking establishment, fitness 
center and conference rooms and is comparable to the proposals previously reviewed by the 
PZC.  The applicant has been working with staff to finalize the details of the plan, ensure 
utilities and fire access is feasible, provide more information about open space and proposed 
activities in these public open spaces.  This information continues to build upon the comments 
of the PZC, as well as potentially identify Waivers that would be required should the applicant 
proceed to a PDP.   
 
Use 
The site is zoned BSD-Commercial District which typically applies to retail centers and other 
low-rise commercial uses, including single-use freestanding retail buildings with used permitted 
in 153.059-A. The district permits larger vertical buildings including the Corridor Building Type 
which is the building type proposed in this proposal.  
 
Site Layout 
The proposed building has two sections of a building, one oriented along Upper Metro Place and 
oriented along Frantz Road. The commercial space is incorporated in portions of the south 
building while the north building is exclusively residential.  The two sections of the building are 
connected by an internal corridor.  The intent is to break up the façade of the building along 
Upper Metro Place, reoriented open space and the private pool area to the front of the building, 
and provide more activity and visibility along the public right-of-ways.  
 
The open space is located to the front of the building and includes outdoor amenities include a 
swimming pool that will be reserved for occupants of the building and an outdoor patio space 
that will complement the restaurant use that will be open to the public. The applicant has 
started to address activities that would activate the space including a patio that serves the 
restaurant on the first floor, a live music pavilion, sports courts and cabanas.  The applicant is 
also proposed several areas for art installation that proceeds throughout the site as it transitions 
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along Frantz Road.  All of the activities are designed to address the Commission’s request in 
February that they applicant provide engaging activity in the public open space to draw 
pedestrian activity to the public space.   
 
The applicant continues to propose a mix of parking options including on-street parking, surface 
parking and garage parking beneath the footprint of the building. Parking has been re-oriented 
to have one-way drive with angled parking spaces. The underground parking podium provides 
138 spaces and the total surface parking provides 73 spaces.  This equates to 211 parking 
spaces, including 17 parking spaces along Upper Metro Place.   
 
Street Network Map and Street Types 
The Code provides a hierarchy of requirements for establishing a gridded street network and 
includes three families of streets: Corridor Connectors, District Connectors, and Neighborhood 
Streets. Corridor and District Connectors are often designated as Principal Frontage Streets 
(PFS), which are designed to ensure a continuous, pedestrian-oriented block. Frantz Road is a 
Corridor Connector Street and a PFS. This is a high capacity thoroughfare with significant traffic. 
 
Upper Metro Place is an existing street designated as a Neighborhood Street. The design 
section of this street does not meet a BSD street type and existing alignments may be subject 
to improvement to bring them into compliance. The applicant will continue to work with 
Engineering should this proceed to a formal application.   
 
Lots and Blocks 
The Lots and Blocks provide standards for minimum and maximum block sizes, which in turn 
establish lot size. The BSD-Commercial District permitted block length is 500 feet and maximum 
block perimeter is 1,750 feet. Exceptions to this are permitted if there are existing barriers 
prevent the extension of the street network. In this case, the existing block length and block 
perimeter exceeds the lengths permitted. However, Staff has determined that the site is on the 
boundaries of the BSD, and subdividing the block with a new street may not be possible. A 
Waiver will be required with the PDP. 
 
Mid-Block Pedestrianway 
Mid-block pedestrianways are required on all blocks exceeding 400 feet in length. A mid-block 
building pedestrianway may serve to fulfill this requirement provided it meets all of the design 
standards. The proposed building is over 550 in length and a pass through is proposed, 
although it is not located in the middle third of the building as required. This will be continue to 
be discussed should the project progress to avoid repetition and undifferentiated façade from 
the streetview.   
 
Building and Site Requirements 
The applicant has modified their building type to a Corridor Building Type based on the fact that 
the central corridor accesses units on either side, the number of stories is permitted, and meets 
the required heights permitted for each story.  This building type requires a Required Build 
Zone (RBZ) of 0 to 15 feet along both Frantz Road and Upper Metro Place. The building has not 
been placed within this Required Build Zone based on existing utility easements that prohibit 
this location, as well as comments by the Commission to break up the façade of the building 
along Upper Metro Place. This will require a waiver if the application proceeds to the PDP. The 
building type also require a Corner Side Required Build Zone and a Corner Occupation of 0 to 
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15 feet along the Corner Side Property Line for the same reasons.  This will require waivers as 
the application proceeds to the PDP.  
 
Open Space Types 
In the BSD, open spaces must meet an Open Space Type including pocket plaza, pocket parks, 
green, square, plaza, park and greenway. The applicant has proposed open space without 
assigning an “open space type” to the area.   The total area of required open space is 35,168 
square feet.  The applicant has been working with staff to access how their open space plan 
addresses these open space requirements and what open space types that are being proposed 
for the site.  According to the information provided, the site contains 33,025 square feet of 
open space which is below the minimum requirement.  Given the imprecise design of proposed 
Open Space at the Concept Plan stage, it may be premature to include a final determination on 
Open Space waivers until these spaces can be more fully executed based on feedback from the 
Planning and Zoning Commission.  To assist the applicant in refining the proposed Open Spaces 
moving forward, input from the PZC is requested on the location, configuration, programming 
and of these Open Spaces.   
 
Design Requirements 
Publically accessible open spaces types identified in the Code include design requirements.  
Specifically, length to width ratio, improvements/amenities, among other design characteristics. 
The applicant has designated the Open Space Types proposed to contribute to meeting the 
Open Space dedication requirement.  However, in several areas the Open Spaces require 
further design refinement or subdivision in order for the proposed spaces to be perceived as 
rational, individually legible open spaces. Planning will continue to work with the applicant to 
finalize the design of the open space and surmise that waivers may be required for the 
proposed size and/or length to width ratios required by the Bridge Street District.    
 
Parking 
The proposed uses of the site requires 211 parking spaces to meet minimum requirements of 
the Zoning Code.  The Concept Plan indicates that the site will meet this requirement but is 
contingent upon the approval of the on-street parking spaces, final layout and configuration of 
landscaping requirements, and several areas where parking spaces do not meet the minimum 
size requirements of the Zoning Code.  This parking assumes that the fitness center and 
conference rooms are private.  Based on comments by the Planning and Zoning Commission, a 
Parking Plan may be required if the applicant pursues a Preliminary Development Plan.  
 
Landscaping 
The Bridge Street District requires landscape buffering when a property is development or 
redevelopment and abuts a property located in a non-BSD zoning district. The buffering is 
intended to obscure the higher-intensity land use from view and block potential negative 
impacts related to noise, lighting levels, and activity through the use of denser landscape 
screening and/or a fence or wall visually softened by clustered plantings, creatively and 
architecturally designed, as appropriate to the character of the surrounding area.  This requires 
that motor vehicles or other objects shall not overhang or otherwise intrude upon the required 
perimeter landscape buffer and any existing landscape material that is determined to be in good 
or fair condition may be used to satisfy these requirements, upon approval of the Director. The 
developed portions of the site and the property line is 5 feet.  More detailed landscape plans are 
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necessary to determine if this requirement is met, and will be further evaluated with the 
Preliminary Development Plan application. 
 
The Code also have minimum landscape requirement for interior parking lots.  Specifically, the 
Code requires a minimum of 5 percent of the interior parking lot area, calculated as the total of 
the area in all parking spaces and drive aisles, shall be landscaped using one of three options. 
Planning has suggested that the applicant utilize the first option, permitted by Code, to 
minimize the loss of parking spaces and the most feasible option based on their proposed 
parking design.  This requires that landscape islands be provided every twelve spaces and that 
the island be a minimum of 10 feet in width and a minimum of 150 square feet in size.  This 
option also requires the islands to contain a minimum of one tree, per island.   
 
Utilities and Stormwater 
The applicant has provided additional information regarding the relocation of a storm sewer 
that runs north and south through the center of the site, as well as provide additional 
information about underground storm water management.  The applicant has worked with 
Engineering to show the relocation of the storm sewer and how the sewer will meet minimum 
standards of our stormwater management requirements.  Staff will continue to work with the 
applicant if the application proceeds to a Preliminary Development Plan. 
 

4. Plan Review 
 
Concept Plan 

 

Criteria Review 

1. Consistent with the 
applicable policy guidance 
of the Community Plan, 
BSD Special Area Plan, 
and other applicable City 
plans and policies. 
 

Criteria met: Both the Bridge Street District and the Dublin 
Corporate Area Plan are Special Area Plans that promote 
dense, walkable, mixed-use environments.  The applicant has 
worked extensively with staff to ensure the uses are diverse 
and the site provide amenities within a walkable distance.  
Discussions have also focused on providing active open space 
that will serve the residents of the building, as well as the 
surrounding community.  This activity and vitality is an 
important element to the plans and policies approved by the 
City and will reinvent an area of the City that is currently 
inactive and otherwise, sedentary.   
 
 
  

2. The Concept Plan 
conforms to the applicable 
requirements of the BSD 
Code. 
 

Criteria met:  
The applicant has conformed to the standards of the Bridge 
Street District in terms of use, building type and massing.  
This Concept Plan identifies potential waivers to the Bridge 
Street District that may be necessary to design the site 
according to the feedback received from the Planning and 
Zoning Commission.  That includes breaking up the façade of 
the building, strategically locating open space as a prominent 
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Criteria Review 

and accessible open space for the public, and creates activity 
along prominent roadways.   
  

3. Conforms to Lots and 
Blocks, Street Types, and 
Site Development 
Standards. 
  

Criteria met:  
The proposed site does not contain any additions roads and 
will rely on the existing infrastructure for access. This is 
indicative of the site being an “infill site”.  Staff will continue 
to work with the applicant on these development standards if 
the applicant proceeds to a Preliminary Development Plan. 
 

4. The proposed land uses 
allow for appropriate 
integration into the 
community, consistent 
with the adopted plans 
and align with Uses 
identified in the Code. 
 

Criteria met:  

The primary use of the site is residential uses with 
ancillary uses that will allow the site interact with, and 
be an extension of, the existing uses.  This includes an 
eating and drinking establishment that is not currently 
available in the area, active space that can be utilized by 
patrons of the surrounding community and vibrancy that 
will activate the area. 
   

5. The conceptual building is 
appropriately sites and 
scaled to create a 
cohesive development 
character, completes the 
surrounding environment, 
and conforms with the 
Building Types in the 
Code. 
 

Criteria met:  
The proposal provides a four-story building that will be 
compatible with the existing buildings in the area that typically 
range from four to eight stories in height.  The building mass 
has also been divided into two sections that are connected by 
an interior connector to intentionally minimize the massing 
along Upper Metro Place.     

 

6. The conceptual design of 
open spaces provides 
meaningful gathering 
spaces for the benefit of 
the development and 
community. 

 

Criteria met:  
The surrounding area lacks public open space that provides 
opportunity to engagement and activity.  The applicant has 
been mindful of creating a mixture of activity, including public 
art that will entice pedestrian activity.   

7. The Concept Plan allows 
for the connection and 
expansion of public or 
private infrastructure. 
 

8. The development concept 
conforms with the 
Neighborhood Standards, 
as applicable. 

 

Criteria met:  
The proposal is allowing for additional open space that will 
connect to the surrounding green spaces, provide quality 
landscape design that is required along Frantz Road and 
amenities that will connect to existing infrastructure.  
 
Criteria met:  
Neighborhood Standards are not applicable to this application. 
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Criteria Review 

 

Reccomendation 

 
Planning Recommendation: Approval of Concept Plan with the following conditions: 

1) The applicant continue to work with the City to define open space requirements to 
access how the space meets the permitted types of open space permitted in the Bridge 
Street District. 

2) The applicant continue to work with Engineering regarding the on-street parking and 
ensure that it is designed and constructed in a manner that meets requirements of the 
Bridge Street District. 
Address comments and consideration provided by the Planning and Zoning Commission 
regarding waivers to open space requirements, Required Build Zones, Corner Side 
Required Building Zones, and Corner Occupation prior to the Preliminary Development 
Plan submittal.  

 


