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family units with a combination of podium and surface parking.  

Review and approval of a Concept Plan under the provisions of Code §153.066 
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1. Overview  
Background 
The 3.7-acre site is located southwest of the intersection of Village Parkway and John Shields 
Parkway within the Bridge Street District (BSD). Though the site is currently undeveloped, prior 
to 2015 the site was used as the Byers Dublin auto dealership. The dealership was demolished 
and the site reconfigured to its existing state with the construction of John Shields Parkway.  
 
The undeveloped site is lined by mature trees along the south periphery, delineating the site 
from the City owned open space with shared use path and the Greystone Mews neighborhood 
further to the south. A public open space is also located directly southeast of the site. The John 
Shields Parkway greenway, approximately 30-feet in width containing a shared use path, is 
located immediately north and west of the site south of John Shields Parkway. There is also an 
existing shared use path located on the west side Village Parkway.  
 
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:  
 

1. Concept Plan (CP) 
2. Preliminary Development Plan (PDP)  
3. Final Development Plan (FDP)  

 
Steps 2 and 3 may be combined at the determination of the Planning Director or PZC. 
 
In December 2021, the applicant met with the Greystone Mews neighborhood association to 
share their vision for the site. 
 
Bridge Street District 
In 2009 Dublin began a visioning process to reimagine the Bridge Street corridor. The multi-
year planning process engaged stakeholders that crafted a vision for a vibrant and walkable 
center of the city, with a dynamic mix of land uses and housing.  
 
The BSD Code establishes Neighborhood Districts where special attention to location and 
character of buildings, streets, and open spaces is important to fulfill 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 Code also provides a hierarchy of requirements for establishing a gridded street network 
which provides the framework for development within the BSD. 
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2. Proposal 
Summary 

This is a proposal for a multi-family residential development consisting of a 175-units within a 
podium apartment building (Building A) and two additional apartment buildings (Buildings B1 
and B2). The proposed podium apartment building is 3-4 stories of residential over a single 
level parking structure. The proposed apartment buildings are 3.5-stories in height. The 
development accommodates 314 parking spaces, 260 within the parking structure, 24 within 
tuck-under/in-unit garages, and 30 surface spaces. The applicant is proposing to meet open 
space requirements primarily using the existing greenway along John Shields Parkway. The 
applicant may request to use an existing open space provided it is located within 660 feet of the 
main entrance of the building. Other, smaller public open spaces are proposed on-site. The 
applicant is also proposing a private courtyard/amenity terrace within building A and a private 
amenity area with pool and pickle ball courts south of building B2.  
 
Proposed Concept Plan 

 
 
Proposed Architecture, Buildings B1 and B2      Proposed Architecture, Building A 

    

 
 

 B1  A 

 B2 

Greystone Mews 

Towns on the Parkway (Future) 

AMC  
Village 
Theater 
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Streets and Access 
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. Additionally, the Code designated 
Principal Frontage Streets (PFSs), which contemplate additional design measures to ensure a 
continuous, pedestrian-oriented block. The site is located to the west and south of the 
intersection of Village Parkway and John Shields Parkway both of which are district connector 
streets and principal frontage streets.  

 
The sole vehicular access point to the site is proposed from future intersection of John Shields 

Parkway and Grafton Street (to be constructed with Towns on the Parkway). The drive is 

proposed to include flush curbs, parallel parking, bollards, and street trees with complete street 

and walkable urbanism principles. The Code provides guidance for establishing a preferred 

access plan for properties with two principal frontage streets. Access from Village Parkway 

would place the drive close to the intersection of John Shields Parkway or the intersection with 

Cooperstone Drive which could comprise safety. Aligning the drive with the future Grafton 

Street is preferred. The applicant would be required to obtain a waiver for a drive to the 

principle frontage street on John Shields Parkway with the Concept Plan. Staff is recommending 

approval of the waiver as it facilitates orderly development consistent with the gridded street 

network. 

 

Lots and Blocks 

The Code also provides standards for maximum block sizes with the intent that block 

configurations encourage and support the principles of walkable urbanism. The maximum block 

size within BSD-SCN is 500-feet length and 1,750-feet in perimeter per §153.060 of the Code. 

Lots and blocks also guide the general location and spacing of future streets and inform the 

Street Network Map. The Street Network Map does not contemplate any new or extended street 

across the site as the existing street network provides needed connections and or existing 

residential development constitutes an existing barrier to the expansion of the street network. 

However, a waiver to block size will be required with the Concept Plan. Staff is supportive of the 

waiver as it is consistent with the street network depicted in the Code. To fully fulfil the intent 

of the maximum block size the applicant should provide a mid-block pedestrian way as detailed 

below. 

To further encourage walkability, the Code also provides standards for mid-block crossings 
within street blocks. Blocks consisting entirely of residential uses that are located in 
predominantly residential areas may be exempted from the mid-block pedestrianway 
requirements except where a block has frontage on a principal frontage street. The applicant is 
proposing a mid-block pedestrianway between Buildings B1 and B2 which would connect to a 
shared use path south of the proposed development. No mid-block pedestrianways are 
proposed for the development between the proposed drive and Village Parkway. Though a 
street connection is not contemplated in the Street Network Map, a pedestrian connection could 
still be created, particularly as this street block size exceeds Code requirements. Staff 
recommends the applicant revise the plan to provide a mid-block pedestrianway at Building A to 
form a more walkable pedestrian network. This pedestrianway would also connect the 
greenway with the existing public open space located immediately south of the development. 
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Use 

The applicant is proposing 175-units of residential multi-family, a permitted use within BSD – 

SCN as described in §153.059 of the Code. Additionally, the proposed use provides a transition 

between less intense residential areas within BSD – Residential and future shopping corridors 

within the BSD – SCN. 

 

Parking 

For residential multi-family, the Code requires 1 parking space provided for 1-bedroom units 

and 1.5 spaces for 2-bedroom units. 2 spaces per unit is the maximum for both unit types. The 

applicant is proposing 175 units, 54, 1-bedroom and 121, 2-bedroom units. The Code requires 

236 spaces be provide with a maximum of 350 spaces permitted.  The applicant is proposing 

314 parking spaces on the site, which meets the requirement. 

 

Building Types and Architecture 

The applicant is proposing two building types, a podium apartment building (Building A) and 

two apartment buildings (Buildings B1 and B2). Both building types are permitted within BSD – 

SCN. Additionally, both building types are compatible with the single family attached building 

type approved for Towns on the Parkway, opposite John Shields Parkway and Greystone Mews, 

south of the proposed development. The Code provides standards to apply to all new 

development within the Bridge Street District based on building types. 

Apartment Building 
The Code permits apartment buildings between 2- 4.5-stories in height. The applicant is 
proposing 3.5-stories with third-story lofts open to dormered windows above. Buildings are 
proposed with a hybrid gabled and flat roof type which is not contemplated in the Code. Shared 
entries at the front of buildings are raised between the first and second stories. 12 tuck-under 
parking spaces are within the rear of each building with access to units provided via a central 
interior stairwell.  
 
Podium Apartment Building 
The Code permits podium apartment buildings 3- 4.5-stories in height. The proposed podium 
apartment building is 3- 4 stories of residential over a single level parking structure. Utilizing 
grade change across the site, the parking structure is below grade from the east (Village 
Parkway) elevation and completely above grade from the west elevation. The podium 
apartment building uses a combination of flat and pitched (both gable and hip) roofs which are 
permitted roof types as described in the Code. Conceptual architecture demonstrates both 
vertical and horizontal façade divisions along elevations. However, the massing of the proposed 
podium apartment building (Building A) is inconsistent with its surroundings. The building 
footprint is approximately 420-feet in width, nearly taking up the entire block face. 

 
Though not required, the incorporation of active, occupied spaces along street-facing facades is 
strongly encouraged wherever practicable for podium apartment buildings. The applicant is 
proposing a lobby at the northwest corner of the building and a shared entry and residence 
fitness center at the northeast corner fronting John Shields Parkway. The building activates 
Village Parkway with stoops and residential entries. 
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The Concept Plan provides the opportunity to outline building character for development, later 

phases of the planning process will require drawings detailing the types and application of 

building materials for comprehensive review. Staff recommends the applicant work with Staff to 

refine building architecture and massing to respond to the surrounding context and building 

character.   

Open Space 
The intent of open space requirements is to ensure a variety of functional, well designed open 
spaces carefully distributed throughout the BSD, located and planned to enhance the quality of 
life for residents, businesses, and visitors. The Code requires 200-square-feet of publicly 
accessible open space for each residential dwelling unit. The proposed 175-units would require 
35,000-square-feet of open space. The applicant is proposing to include 43,000-square-feet of 
the greenway area immediately adjacent to the site toward their open space requirements. This 
is consistent with approved open space plans for Tuller Flats and Bridge Park Block D also along 
the greenway. The applicant is proposing an additional shared use path and landscaping within 
the greenway and seeks to activate it with front doors, patios and building entrances. The City’s 
Capital Improvement Plan (CIP) allocates resources to comprehensively study and design the 
greenway as a public improvement. Staff recommends the applicant revise the plan so as 
access to buildings and internal site circulation does not project into the future John Shields 
Greenway, with the exception of the drive and pedestrian connection south of the future 
intersection of John Shields Parkway and Grafton Street. 

 
In addition to the required amount of open space a development should provide, the Code also 
provides requirements including size, dimensions, and allowable impervious surfaces in the 
open space types provisions. The applicant is proposing a 2,500-square-feet public pocket park 
between buildings B1 and B2. Though the pocket park provides a mid-block pedestrianway with 
connection to a shared use path south of the site the size of the open space would not meet 
the minimum requirement for the open space type. The applicant is also proposing a 4,900-
square-feet public terrace fronting building A. A public terrace is not an open space type 
contemplated in the Code. Additionally, the applicant is proposing a private amenity 
terrace/courtyard that sits atop the podium garage central to building A and a private amenity 
area with a pool and pickle ball courts south of Building B2. 

 
The Code also contemplates the creation of an open space network connected to existing and 
planned greenways to provide pedestrian and bicycle access to nearby residential districts and 
the larger open space network within the BSD and city. A mid-block pedestrianway through the 
pocket park between buildings B1 and B2 provides a connection to the shared use trail between 
the proposed development and Greystone Mews. A mid-block pedestrianway at building A is not 
provided but should be to connect the greenway along John Shields Parkway with the existing 
public open space located immediately south of building A near Cooperstone Drive.  
 
Placemaking 
Terminal Vistas 
The Code prescribes treatments for conditions when a street terminates or otherwise creates a 
terminal view at an open space or building. Generally, this treatment should include the 
incorporation of a distinct vertical element. The site contains three terminal vistas. The first 
vista is established with the proposed drive which will align with the future Grafton Drive. A 
visual terminus is proposed south of the entry drive where it meets a proposed small pavilion 
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that leads to a resident amenity area. The second terminal vista exists in the bend of John 
Shields Parkway at the west façade of building B1. The applicant is proposing an apartment 
building (B1) at this terminal vista. The west (side) elevation of the building does not 
architecturally address the terminal vista. When the rear or side of a building is adjacent to a 
greenway, that façade of the building should be treated as if it were located on a principal 
frontage street. B1 does not address the greenway. The third terminal vista exists at the 
southeast corner of the development where Village Parkway bends north. Staff recommends the 
applicant work with Staff to refine all terminal vistas within the development.  
 
Gateways 
The neighborhood standards prescribe locations for gateways which are points of identification 
that provide a sense of arrival to the area. The Sawmill Center Neighborhood design framework 
identifies the intersection of John Shields Parkway and Village Parkway (both principal frontage 
streets) as a gateway. Gateway designs should be pedestrian-oriented in scale and include a 
combination of architectural elements, landscape features, and/or public open spaces. The 
applicant has not conceptually provided explanation of how the development addresses the 
gateway. This would not be consistent with the recently approved Towns on the Parkway where 
a pocket park will be constructed with high-impact architecture framing the park. The applicant 
should work with Staff to define how this development helps to establish a gateway at the 
intersection of John Shields Parkway and Village Parkway. Additionally, gateways should be 
coordinated with the design of nearby streetscapes and open spaces. As the design of the 
greenway is yet to be determined, an added layer of collaboration between Staff and the 
applicant is necessary. 
 

3. Plan Review 
The applicant is requesting review and approval of a Concept Plan under the Review and 
Approval Process provisions as outlined in §153.066 of the Code. 
 

Concept Plan Review 

 

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: The intent of the BSD is to create an active, 
walkable destination through the integration of a vibrant mix of 
uses including residential, retail, and office. The proposed 
development provides a mix of residential products that are 
generally organized in a pedestrian-oriented manner to embrace 
and strengthen the public realm (streets and open spaces) in turn 
supporting walkable neighborhoods.  
 

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

 

Criteria met: The character and nature of the proposed 
development including uses, open space location, and street 
connections conceptually align with the BSD Code.  
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Criteria Review 

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

Criteria met with Condition and Waivers: The sole vehicular 
access point to the site is proposed from future intersection of John 
Shields Parkway and Grafton Street. The drive is proposed to 
include flush curbs, parallel parking, bollards, and street trees with 
complete street and walkable urbanism principles. Access from 
Village Parkway would place the drive in close proximity to the 
intersection of John Shields Parkway or the intersection with 
Cooperstone Drive which could comprise safety. Aligning the drive 
with the future Grafton Street is preferred. The applicant would be 
should obtain a waiver for a drive to the principle frontage street on 
John Shields Parkway with the Concept Plan 
 
The Street Network Map does not contemplate any new or 
extended street across the site as the existing street network 
provides needed connections and or existing residential 
development constitutes an existing barrier to the expansion of the 
street network. However, existing block exceeds the maximum 
length (± 1,008-feet) and perimeter (±2,590-feet) for the modified 
block. A waiver to block size will be required with the Concept Plan. 
 
The applicant is proposing a mid-block pedestrianway between 
Buildings B1 and B2 which would connect to a shared use path 
south of the proposed development. No mid-block pedestrianways 
are proposed for the development between the proposed drive and 
Village Parkway. Staff recommends the applicant revise the plan to 
provide a mid-block pedestrianway thru Building A. 

 
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 applicant is proposing 175-units of residential 
multi-family, a permitted use within BSD – SCN as described in 
§153.059 of the Code. Additionally, the proposed use provides a 
transition between less intense residential areas within BSD – 
Residential and future shopping corridors within the BSD – SCN.  
 

5. The conceptual 
building is 
appropriately sited 
and scaled to 
create a cohesive 
development 
character, 
completes the 

Criteria met with Condition: The applicant is proposing two 
building types, a podium apartment building (Building A) and two 
apartment buildings (Buildings B1 and B2). Both building types are 
permitted within BSD – SCN. Additionally, both building types are 
compatible with the single family attached building type. The 
Concept Plan provides the opportunity to outline building character 
for development, later phases of the planning process will require 
drawings detailing the types and application of building materials 
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Criteria Review 

surrounding 
environment, and 
conforms with the 
Building Types in 
the Code. 

for comprehensive review. Staff recommends the applicant work 
with Staff to refine building architecture and massing to respond to 
the surrounding context and building character.   
 
 
 

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

Criteria met with Condition: The Code requires 200-square-feet 
of publicly accessible open space for each residential dwelling unit. 
The proposed 175-units would require 35,000-square-feet of open 
space. The applicant is proposing to include 43,000-square-feet of 
the greenway area immediately adjacent to the site toward their 
open space requirements. This is consistent with approved open 
space plans for Tuller Flats and Bridge Park Block D also along the 
greenway. The applicant is proposing an additional shared use path 
and landscaping within the greenway and seeks to activate it with 
front doors, patios and building entrances. The City’s Capital 
Improvement Plan (CIP) allocates resources to comprehensively 
study and design the greenway as a public improvement. Staff 
recommends the applicant revise the plan so as access to buildings 
and internal site circulation does not project into the future John 
Shields Greenway, with the exception of the drive and pedestrian 
connection south of the future intersection of John Shields Parkway 
and Grafton Street. 
 

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

 

Criteria met: The applicant has not provided any significant 
stormwater or utility information with the CP as it is not a required 
item at this stage in the process. As part of the PDP, the applicant 
will be required to identify all existing utilities and determine an 
appropriate stormwater management plan, as to ensure compliance 
with Chapter 53 of the Code. Additionally, the PDP will require the 
applicant to provide an auto-turn analysis that successfully indicates 

circulation for fire apparatuses. 
 

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

Criteria met with Conditions: The neighborhood standards as 
described in §153.063 of the Code provide additional guidance for 
the development of streets, open spaces, buildings, and other 
placemaking elements including terminal vistas and gateways 
within the Sawmill Center Neighborhood. Staff recommends the 
applicant work with Staff to refine all terminal vistas within the 
development. The applicant has not conceptually provided 
explanation of how the development addresses the gateway. The 
applicant should also work with Staff to define how this 
development helps to establish a gateway at the intersection of 
John Shields Parkway and Village Parkway. Additionally, gateways 
should be coordinated with the design of nearby streetscapes and 
open spaces. As the design of the greenway is yet to be 
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Criteria Review 

determined, an added layer of collaboration between Staff and the 
applicant is necessary. 
 

Waiver Review 

 

Criteria Request Review 

1. Section 
153.060(C)(2)(a) 
- Maximum Block 
Dimensions. 
 

To exceed the 
maximum length (± 

1,008-feet) and 
perimeter (±2,590-
feet) for the modified 
block. 

Criteria met: The Street Network Map does 
not contemplate any new or extended street 
across the site as the existing street network 
provides needed connections and or existing 
residential development constitutes an 
existing barrier to the expansion of the street 
network. 
 

2. Section 
153.061(D)(2)(a) 
Vehicular Access 

 

To allow a drive from 
John Shields 
Parkway, a principal 
frontage street. 

Criteria met: The sole vehicular access 
point to the site is proposed from the future 
intersection of John Shields Parkway (a 
principal frontage street) and Grafton Street 
(to be constructed with Towns on the 
Parkway). The drive is proposed to be built to 
a high quality and include; flush curbs, 
parallel parking, bollards, and street trees. 
The site also front Village Parkway, another 
principal frontage street. Access from Village 
Parkway would place the drive in close 
proximity to the intersection of John Shields 
Parkway or the intersection with Cooperstone 
Drive which could comprise safety. Aligning 
the drive with the future Grafton Street is 
preferred.  

 
 

4. Recommendation 
Planning Recommendation: Approval of 2 Waivers:  

1) To exceed the maximum length (± 1,008-feet) and perimeter (±2,590-feet) for the 
modified block. 

2) To permit a drive from John Shields Parkway, a principal frontage street. 
 
Planning Recommendation: Approval of the Concept Plan with conditions: 
 

1) The applicant revise the plan to provide a mid-block pedestrianway thru Building A, 
between Village Parkway and the propsed access drive. 
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2) The applicant work with Staff to refine building architecture and massing to respond to 
the surrounding context and building character.   

3) The applicant revise the plan to eliminate buildings and site circulation within the John 
Shields Parkway Greenway. 

4) The applicant work with Staff to refine all terminal vistas within the development.  

5) The applicant revise the design to provide a gateway at the intersection of John Shields 
Parkway and Village Parkway. 

 
 


