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Session Outline & Objectives
1. Greenfield Development: Key Considerations

a. Understand the context – existing & future
b. Understand the implementation
c. Understand the zoning regulations & process

2. Building the Bridge Street District
a. Visioning & Community Engagement
b. Implementation & Analysis

3. Your Challenge

Greenfield Development | Building the Bridge Street District
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Dublin Profile
• Area

24.5 square miles

• 2013 Est. Pop. 
43,607
Well-educated 
community; high median 
income

• Suburban 
Development Pattern 
Low Density, Commercial 
Concentrated Along 
Major Thoroughfares

• History of Cutting-
Edge Development                       
Groundbreaking Golf 
Course Communities & 
High-Quality Office 
Campuses

City of 
Dublin



Bridge 
Street 

District

City of 
Dublin

• Area
Approx. 1,200 acres          
(2 square miles)

• 6%  of  Dublin’s  Land  
Area

• Boundaries
I-270, Sawmill Road, SR 
161/Bridge Street, including 
the Historic District

• Historic Downtown

Bridge Street
District



Understand the Context 
(Existing and Future)
Part 1 | Visioning & Community Engagement

Thursday, October 29, 2015
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Bridge Street District

Interested in redevelopment 
of 80-acre office campus

Failing 60-acre retail center 
under new ownership

Future redevelopment possibilities 
of 25-acre school site

Desire  for  “anchor”  development  
on 40 acres east of Scioto River



Learn from Other Communities
• Visits to Franklin, Tennessee; Cary, North 

Carolina; Greenville, South Carolina 
• Helped elected officials envision the exciting 

possibilities for Bridge Street

Greenfield Development | Key Considerations



Speaker Series

Christopher 
Leinberger,

Brookings Inst.

Carol Coletta, 
CEOs for Cities

Sarah 
Woodworth, 

W-ZHA

David Dixon, 
Goody Clancy

Laurie Volk,
Zimmerman/Volk

“Walkable  
urbanism 
creates 

significant 
value.”

“Walkable  
urbanism 
attracts a 
talented 

workforce –
and  employers.”

“Housing  
market 

demands 
choices in 
compact, 
walkable 
settings.”

“Small  
businesses 
increasingly 

demand ‘cool’  
office space.”

“Expanded  
choices make 

walkable, mixed 
use places 
appealing.”

http://dublin.oh.us/bridgestreet/pdf/PlanningFoundations.pdf

Greenfield Development | Key Considerations



Bridge Street District Vision Plan

http://dublin.oh.us/bridgestreet/pdf/VisionReport.pdf



Images of the Future



Images of the Future



Understand the 
Implementation
Part 2 | Implementation & Analysis

Thursday, October 29, 2015
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A Comprehensive Planning Effort . . .
• Visioning & Market Analysis 
• Zoning Regulations
• Water & Sewer Infrastructure
• Stormwater Management

• Infrastructure Planning
• Design Standards

• Transportation Planning
• Modeling & Street Sections
• Phasing
• Roadway Alignments

• Fiscal Impact Analysis
• Public Project Coordination & Design
• Scioto River Corridor Planning
• Public Realm | Streetscape & Wayfinding

FARR



Who will live here?

. . . and how do they want to live?

Visioning & Market Analysis



Visioning & Market Analysis



How much development could 
actually happen here?

Capacity Study



From an Illustrative Plan . . .
Capacity Study



. . . to a Capacity Diagram
Capacity Study



Will the utilities infrastructure support 
this much development?

How will we manage stormwater
runoff? 

Utilities and Stormwater



• Downstream location in the 
sanitary sewer network

• Minimal public improvements 
needed to support additional 
high density development

Utilities Capacity
The location allows for efficient use of existing infrastructure 



Stormwater Management

• Downstream location in 
contributing watersheds 

• Minimal relative increase in 
stream volumes

• Need to control runoff quality in 
tighter spaces



How will people travel?  

What transportation improvements are 
necessary?

How should streets be designed?

Transportation Planning



From an Illustrative Street Network . . .
Transportation Planning



. . . to a Codified Thoroughfare Plan
Transportation Planning



4-Lane Boulevards 2-Lane Streets

Yield Streets Shared Space  Alley

Transportation Planning
. . . with Streets Designed for Multiple Users



Bridge Street District
Bicycle Network

Transportation Planning



Transportation Planning



What will the streets look and feel like?

How  will  people  know  when  they’re  in  
the Bridge Street District?

Streetscape and Wayfinding



Bridge Street District
Streetscape Character

Streetscape and Wayfinding



Bridge Street District
Streetscape Character & Materials

Streetscape and Wayfinding



Streetscape and Wayfinding



Where will people play and relax?

How can we integrate natural features 
into an urban context?

Open Space Planning



From an Illustrative Open Space System . . .
Open Space Planning



. . . to a Conceptual Open Space Plan
Open Space Planning

op



Bridge Street District
John Shields Parkway Greenway



Bridge Street District
John Shields Parkway Greenway



Does this pay for itself?

…  and  who  pays  for  what?

Fiscal Impact Analysis



Fiscal Impact Analysis

[Add bullet points]

Anticipating the Timing of Revenues and Expenditures



How  do  we  “memorialize”  all  of  these  
plans and studies?



Where do we start?



Bridge Street District | Scioto River Corridor



City-Owned Property | Scioto River Corridor

Owned prior to 2013
Acquired in 2013
Acquired in 2014



Bridge Street District | Existing



Bridge Street District | Future



Development Projects



Crawford Hoying | Bridge Park

Overall Project 
Residential 1,105,283 sq. ft. 
Parking 1,028,265 sq. ft. 

(3,165 garage 
spaces)
Office 222,000 sq. ft.
Hotel/
Conference 136,000 sq. ft. 
Restaurant 92,000 sq. ft. 
Fitness 25,000 sq. ft. 
Retail/Service 120,000 sq. ft. 

TOTAL: 2,728,548 sq. ft.

Phase 1

Residential
371 dwelling units
Commercial
256,319 sq. ft.



Crawford Hoying | Bridge Park – West

North High Street  | West Elevation

North Riverview Street  | East Elevation
Facing the Scioto River

N
orth H

igh St.

N
orth R

iverview
 St.

Overall Project 
Residential: 42 units
Office: 16,650 sq. ft.
Restaurant: 11,800 sq. ft.
Retail/Service: 4,200

TOTAL: 124,650 sq. ft. 
(plus structured parking)



Your Challenge

Part 3 | Building the Bridge Street District

Thursday, October 29, 2015
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Development Hints

� Determine Zoning District
� Review permissible uses and use requirements
� Examine street requirements, rights-of-way, bike network 
� Determine lot and block requirements
� Determine permitted building types
� Review building type & siting requirements
� Review open space dedication & siting requirements
� Review site development requirements (parking, 

landscaping, signs, etc.)



The Site: approx. 3.75 acres

1 Parcels
• Dale Drive (273-008242) – approx. 3.75 acres



Bridge Street District Plan
(Dublin Community Plan)



Bridge Street District Zoning

BSD Residential 
District

BSD Office

BSD Scioto River 
Neighborhood 
District

BSD Public District



Street Network Map
(Bridge Street Zoning Regulations)



Resources
Bridge Street District Zoning Regulations: 
http://dublinohiousa.gov/bridge-street/developing-the-district/

Community Plan: http://communityplan.dublinohiousa.gov/
Thoroughfare Plan (includes street network & bikeway plan): 
http://communityplan.dublinohiousa.gov/transportation/thoroughfare-plan/
Bridge Street District Special Area Plan: 
http://communityplan.dublinohiousa.gov/special-area-plans/bridge-street-
district/

Stormwater Design Manual: http://dublinohiousa.gov/dev/dev/wp-
content/uploads/2013/06/2013-Stormwater-Design-Manual.pdf

GIS: http://maps.dublin.oh.us/dubscovery/
Zoning  districts,  utilities,  aerial  photos,  parcel  data,  printing  scaled  site  plans…

Your Challenge

http://dublinohiousa.gov/bridge-street/developing-the-district/
http://communityplan.dublinohiousa.gov/
http://communityplan.dublinohiousa.gov/transportation/thoroughfare-plan/
http://communityplan.dublinohiousa.gov/special-area-plans/bridge-street-district/
http://dublinohiousa.gov/dev/dev/wp-content/uploads/2013/06/2013-Stormwater-Design-Manual.pdf
http://maps.dublin.oh.us/dubscovery/


Thank You!
Questions?

Marie Downie, Planner I 
City of Dublin
mdownie@dublin.oh.us

Thursday, October 29, 2015

Greenfield Development |
Building the Bridge Street District

www.dublinohiousa.gov Bridge Street District



Understand the Zoning 
Regulations & Procedures
Part 4 | Form-Based Zoning Regulations

Thursday, October 29, 2015
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Conventional Zoning

FORM
USE

USE
FORM

OPERATIONS OPERATIONS

FORM
OPERATIONS

USE

Hybrid / Form-Based Approach

Form-Based Zoning

BSD Training



Conventional Zoning Form-Based Zoning

BSD Training



General Land Use Character



Bridge Street Zoning Map



Bridge Street Development Code Overview

� General Purpose
� Districts Intent
� Uses
� Lots and Blocks
� Street Types
� Building Types
� Neighborhood Standards
� Open Space Types
� Site Development Standards
� Review and Approval
� Definitions *

Table of Contents

Conventional

Form-Based

Conventional



Zoning Districts & Uses

Street Network & Street Types

Lots & Blocks

Building Types & Placement

How Does The Code Work?



Transformational Zoning Strategies:
Form-Based Elements



Principal 
Frontage 
Street 



Lots and Blocks

Maximum block 
size in the BSC 
Residential 
District



Lots and Blocks



Lots and Blocks
Alley/Service Street



Lots and Blocks
Mid-Block 
Pedestrianway



Apartment Building

Single Family 
Attached

Loft Building



Lots and Blocks

Street Frontage
All lots must have street 
frontage.

Corner Side Property 
Line

Front Property Line



Lots and Blocks

Required Building Zones

Front RBZ
Corner RBZ

Front RBZ



Lots and Blocks

Front Property Line 
Coverage



Lots and Blocks

Rear ParkingOn-Street Parking

Integrated Stormwater



Lots and Blocks
Open Space Types



Lots and Blocks

Required Open Space
• 200 square feet per 
dwelling unit

• Within 660 feet of main  
entrances

Example: 
36 dwelling units 

7,200 square feet of open 
space (0.16 acres).  

Pocket 
Park

Open Space Types



Lots and Blocks

Required Open Space
Example: 

47 total dwelling units 

9,600 square feet of 
additional open space (0.2 
acres).  

http://www.phillytrib.com/media/k2/items/cache/b42628f79a294675b36162209f86e045_XL.jpg
http://www.phillytrib.com/media/k2/items/cache/b42628f79a294675b36162209f86e045_XL.jpg


Lots and Blocks

Required Open Space
Example: 

85 total dwelling units 

17,000 square feet of total open 
space (0.4 acres).  



Lots and Blocks



Lots and Blocks



Lots and Blocks

Neighborhood Park
(2 acres +)



Building Types
• General & 

Specific 
Requirements

• Attention to 
Detail, Emphasis 
on Quality

• Required Building 
Zones (RBZ)

• Street Frontage 
& Façade 
Requirements

Single 
Family 
Detached

Corridor 
Building

Historic 
Mixed Use



Mixed Use Building Type



• Measured between 2 and 8 feet above the 
sidewalk.

• 70% required for storefronts

45’

Ground Story Street Façade Transparency

Vertical Façade Divisions
• Created by recesses and projections along 

façade a minimum of 18 inches

• Required every 45 feet, minimum

Example: Mixed Use Building Type Requirements 



Thank You!
Questions?

Marie Downie, Planner I 
City of Dublin
mdownie@dublin.oh.us  

Thursday, October 29, 2015

Greenfield Development |
Building the Bridge Street District

www.dublinohiousa.gov Bridge Street District


