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1. MEETING CALLED TO ORDER  

A work session of the Council of the City of Blue Ash, Ohio, was held on May 14, 2015. 
Mayor Lee Czerwonka called the meeting to order in the Blue Ash Conference Room at 7:00 
PM.  

2. OPENING CEREMONIES 

Mayor Czerwonka led those assembled in the Pledge of Allegiance. 

3. ROLL CALL 

MEMBERS PRESENT: Vice Mayor Tom Adamec, Councilman Rick Bryan, Councilman 
Robert Buckman, Councilman Marc Sirkin, Councilwoman 
Stephanie Stoller, Councilman James Sumner, and Mayor Lee 
Czerwonka  

ALSO PRESENT:  City Manager David Waltz, Deputy Clerk of Council Karla 
Plank, Treasurer Sherry Poppe, Parks & Recreation Director 
Chuck Funk, Public Works Director Gordon Perry, Fire Chief 
Rick Brown, Police Chief Paul Hartinger, Community 
Development Director Dan Johnson, and interested citizens 

4. ACCEPTANCE OF AGENDA 

Councilwoman Stoller moved, Councilman Buckman seconded to accept the agenda. A 
voice vote was taken. All members present voted yes. Motion carried. 

1. MEETING CALLED TO ORDER 

2. OPENING CEREMONIES 

3. ROLL CALL – Karla Plank, Deputy Clerk of Council  

4. ACCEPTANCE OF AGENDA 

5. WORK SESSION – Land Use Plan 

6. MISCELLANEOUS BUSINESS  

7. ADJOURNMENT 

5. WORK SESSION – Land Use Plan 

Prior to discussing the Land Use Plan, City Manager David Waltz informed Council that he 
and Mayor Czerwonka attended the Hamilton County Commissioners Meeting where the 
Commissioners granted the City of Blue Ash Transient Occupancy Tax Funds for 
improvements at the Cooper Creek Event Center.   

Mr. Waltz informed Council of a recent appeal decision in support of the City of Cincinnati’s 
Golf Course tax exemption.  The Supreme Court ruled that city golf courses are public and 
exempt from taxes.  There were concerns about this case because if the City of Blue Ash lost 
their tax exemption for its golf course, it would be a significant amount of dollars for the City.   

Mr. Waltz indicated that there has been an increase proliferation of signs by brokers around 
the City.  Administration plans to address the issue and informed Council that, in the past, 
there was some reaction from the broker community.  The way the Code is written, no signs 
are permitted unless the entire facility is for sale or lease and only one sign is allowed.  
Council had no objection to Administration addressing the matter. 

Mr. Waltz requested to be excused from the June 11th Council Meeting due to 
personal/family matters.   

Councilman Sumner moved, Councilman Sirkin, seconded to excused City Manager David 
Waltz from the June 11, 2015 Council meeting.  A voice vote was taken.  All members 
present voted yes. Motion carried. 
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Mr. Waltz introduced Elizabeth Fields and Greg Dale of McBride, Dale, Clarion Associates to 
present the status of the Land Use Plan. 

  

Ms. Fields indicated that this presentation consists of changes to the Land Use Plan from 
previous last discussions, and includes the implementation and strategy, and the next steps.  

  

The Land Use Plan changes were to clarify or further explain an item or remove an item that 
was not applicable.  The graphic illustration (slide 4) was added to help show and represent 
transitioning of higher density to lower density.  There are no numbers or quantifiable 
measurements to the illustration.     

 

 

De-emphasizing multi-family residential in Blue Ash North was frequently discussed.  It is not 
an area in the City where there is a lot of residential growth.  There may be an opportunity 
but it is not encouraged.   

In the Summit Park District, language was provided to promote and encourage residential 
development.   

 
 

In Blue Ash South, any references to new mixed-use development were removed from the 
Plan.  It is unlikely the City will get new mixed-use development in that area.  It will mostly be 
a re-investment and renovation improvement area.    
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Blue Ash Village Neighborhoods were renamed to clarify when talking about this planning 
area.  It is about the residential area around the Blue Ash Village Center and not the Blue 
Ash Village Center, specifically.    

 
 

Blue Ash Village Center is emphasized that residential should be part of a vertical mixed-use 
development and not a standalone development.   

The implementation and strategy plan was created to provide further explanation of what 
wasn’t appropriate in the Land Use Plan or in the zoning code.   

  

The purpose in having an action plan is to provide for the development related goals and 
policies of the City.  It represents design aesthetics and multi-family goals, along with mixed-
use goals.  It provides a transition between the Land Use Plan and other City codified 
ordinances such as the zoning code.  It further allows the City to update the goals based on 
changes in market trends, new developments, and serves as a strategic plan that should be 
reviewed and updated on a regular basis to keep on point with the goals of the City.  

Design aesthetics is the first strategy of the City that is promoting high quality developments 
with good quality building materials that are attractive.  The zoning code can require certain 
building material standards, transparency in windows, etc.   

Mr. Waltz emphasized that this strategy is not much different than what is already in the Land 
Use Plan but it is one that the City wants lead on in updating the zoning codes and have 
implemented for any new development.  The other strategies will take time to determine 
specific zoning code updates.  

Ms. Fields indicated that this is a good example of a strategy that could either be removed or 
revised once it is adopted in the code.   
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Strategy 2 emphasizes the rental multi-family developments that are currently being 
constructed.  It is Council’s request to have those developments completed before any new 
development is approved by the City.  This is a reaction to market saturation.  It was 
Council’s concern that, if there were too many rental/multi-family projects approved, there 
may not be a market to fill them all.  It is a one-at-a-time approach to ensure there is not a 
saturation of rental units on the market. 

New owner-occupied attached residential or multi-family should be encouraged in the 
Summit Park District and may include some single family appropriate.   

Additional rental or owner occupied multi-family may be appropriate in strategic infill locations 
in the Blue Ash North, Village Center, and Summit Park.  It is crucial that there be strategic 
locations, the right mix of design, the right project, and a thoughtful overall development plan 
that includes residential in a thoughtful way.   

During the last discussions, there was some confusion of mixed-use in the Plan and what it 
meant in each of the planning areas.  Strategy 3 clarifies where it would be and the 
appropriate type of mixed-use for the area.  Blue Ash North mixed-use would mostly be for 
office and industrial and perhaps some supportive uses.  These are generally going to be 
horizontal mixed-use developments which are an overall planned area with each stand alone 
building having one use.   

  

The rendering of Blue Ash North shows how P&G could be re-imagined once they move. The 
orange is multi-family, with some office buildings in blue, mixed-use and commercial 
buildings throughout with parking areas and trails.  This represents a horizontally mixed-use 
development.   

The other mixed-use rendering shows how residential can be mixed with some retail uses 
and some office and hotel.   

  

The Summit Park District can represent horizontally or vertically mixed-use development in 
the area.  Ms. Fields feels the mixed-use has the most potential in Summit Park District due 
to more opportunity to create walkable type communities in association with the Park. 

The mixed-use development of the 98-acres along Summit Park includes office and 
hospitality near Reed Hartman and Glendale Milford with a transition into smaller mixed-use 
buildings and residential. 
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These illustrations show both horizontal mixed-use developments that also includes vertically 
mixed-use incorporated into it.    

The City of Blue Ash has large parking lots that are not highly occupied or being used to their 
fullest extent.  One of the concepts is taking some of the under-utilized parking areas and 
creating new development on top of the parking lot.  It is an example of how infill 
development could be constructed in already developed areas.   

  

The vision for the Blue Ash Village Center is that all new mixed-use developments within the 
Village Center will be vertically mixed with a combination of commercial office and more 
residential. 

Mr. Waltz indicated that the word “mixed-use” is being used a lot and clarified that it does not 
suggest that every new development will be mixed-use, but rather the terms and conditions 
of the use.   

  

The illustration shows some examples of the vertically mixed-use downtown scale 
development that could be a 2 to 4 story scale of mixed-use.   

The transitions and buffers in Strategy 4 reemphasize the importance of protecting the City’s 
low density, single family neighborhoods from more intense land uses.  Land uses such as 
low-density office, commercial, or multi-family serve as good transitional uses between 
higher density uses and single family neighborhoods.  .   
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Strategy 5 re-emphasizes that as new development and re-development occurs in the Village 
neighborhoods that it is kept at that neighborhood scale and character.  The City wants to 
see reinvestment but it needs to be kept within the neighborhood charm to complement the 
existing land uses.   

  

Once the Land Use and Strategy Plan is approved by Council, the next steps would be to 
work on the zoning codes.  The codes will focus on implementing the development 
guidelines established in the Land Use Plan and looking at the permitted commercial uses, 
the architectural requirements, the design aesthetics, and development standards – heights, 
setbacks, parking, etc.   

Councilwoman Stoller indicated she has seen in other cities where old warehouses are made 
into condominiums and mixed-use which she felt was something that could be used in the 
North district.   

Ms. Fields indicated that is a good example of a strategic in-filled project.  It is a good re-use 
of an existing building. 

Councilman Sumner felt the transition language was great and liked how it was addressed in 
the graphic.  He was concerned about the uses and feels the discussion of transition needs 
to expanded to include activities in the commercial district.   

Greg Dale stated this strategy is setting the stage for the zoning and feels including a couple 
of words such as “mitigating other land impacts” could satisfy the concern. .   

Vice Mayor Adamec stated that in the transitional areas, the City does have some 
incompatible land uses that are not on the list.  Council hears complaints about noises, fans, 
trucks, etc. in these areas.   

Ms. Fields indicated that it is discussed in the Land Use Plan and will be looked at closely ijn 
the zoning code to determine the allowed uses, the surrounding zones, and the buffering 
requirements.   

Councilman Sumner suggested that the language in of Strategy 5 – Preserving the 
Neighborhood Character of the Blue Ash Village Neighborhoods, should be the same vision 
for the Blue Ash Village to preserve and protect and foster redevelopment as appropriate.   

Councilman Sumner also suggested dropping the word “Center” in Blue Ash Village Center.  
He feels branding it with the name of “Blue Ash Village” would be a catchier name than Blue 
Ash Village Center.   
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Mr. Waltz indicated that changing the name isn’t germane to the Land Use Plan but that the 
Administration will separately hold a future discussion with Council to determine whether it 
wants to rebrand the downtown/village areas.   

Under Strategy 2 – Multi-Family Residential, Item A, Councilman Sumner felt apartments 
should be eliminated in the downtown district until Council can fully determine whether more 
apartments are needed in the area.  He feels that developers today could build additional 
stand-alone apartments.  He suggested additional language be used in the Land Use Plan to 
protect downtown from additional apartments.   

Councilwoman Stoller wants to see more apartments/multi-family residential and feels the 
City needs to keep up with the trends.   

Councilman Sirkin felt the business community could benefit from apartments and the young 
residents it attracts; however, he is concerned where the City would get its population to 
support it. 

Vice Mayor Adamec is supportive of trying to find a way to limit or exclude the development 
of apartments.  He believes developers are in the mindset that they can put more apartments 
in the community if they can find the property.  There is a demand and developers want to 
build them.   

Mr. Waltz suggested that he and Community Director Dan Johnson will review code changes 
relevant to downtown and get back to Council.  He also highlighted that Section B and C of 
Strategy 2 indicate that the City would encourage housing in the Summit Park district as well 
as Blue Ash North when applicable.   

Mr. Johnson explained that apartments are only permitted in R-5 districts and the downtown 
district.  The R-5 districts in Blue Ash are fully developed.  As a result, approval options are 
limited until the code is updated.   

Mr. Waltz explained that while there is currently no residential permitted in Blue Ash North, 
nor Summit Park district, a key strategy being recommended would be to start allowing such 
residential uses in these districts.  

Councilman Bryan wanted to have a comfort level in trying to achieve the goal of 
understanding the implications of the larger rental projects, absorption in the community, and 
whether they have an effect on the other objections for the City.  He agrees with the concept 
but the likelihood of another large apartment complex development in the next two years is 
essentially not practical.   

Vice Mayor Adamec indicated that when the Land Use Plan changes it will determine how 
the City is going to get income as well as spend money.  When zoning changes are made to 
the other areas and re-introduce the ability to have residential components, it needs to make 
financial sense.  A developer could build something that is a financial gain for them but may 
not make sense for the City’s income.  If the City gets another 500 residents, he questions 
how many jobs will be needed in the City to support it.  He feels there should be some 
financial cost to add residential.  He believes the City needs to take that scenario into 
consideration when making zoning changes.  He would like to see a net effect of P&G 
moving out in the future to be more than it was when they left.  He felt if residential is added 
to the development, more jobs would be needed to support more residential.   

Mr. Waltz indicated that the P&G plan (slide 15) could possibly have more income generated 
from it than with P&G on it.  Where the residential happens on that plan is currently a 
wooded lot.  There is a lot of P&G land that is not developed.   

Councilwoman Stoller liked the Land Use Plan and felt Strategy 2, Section A is fine.  She 
feels it keeps certain development out of the City until zoning can properly be addressed.   

Councilman Buckman liked the Land Use Plan and felt it was important to protect the City, 
through the zoning process, from developments that may not be in the best interest of the 
City.   

Council expressed their appreciation of the creation of the Land Use Plan and felt it was very 
well done and are ready to move forward.  
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6. MISCELLANEOUS BUSINESS 

Councilman Buckman indicated that he was at a recent ribbon cutting ceremony.  A 
gentleman in attendance mentioned the hotel situation in Blue Ash and didn’t have a lot of 
good things to say about them.   

Mr. Waltz indicated that some of those comments have been heard and it ties nicely to the 
Land Use Plan.  In the past, there were concerns about proliferation of hotels in City.  Hotels 
were de-emphasized in Blue Ash North because there were concerns about them causing 
the old hotels to be degraded.  In going back to design aesthetic issue in the Land Use Plan, 
to ensure the quality of the building up front, makes it more timeless and the hotels will most 
likely not degrade as quickly.   

Councilman Bryan indicated that in the NESL there was a resident opinion regarding model 
airplanes and drones over Summit Park.  The article was well written and created the 
question of whether there is a safety issue and whether more control is needed over who 
flies them at Summit Park. 

Parks and Recreation Director Chuck Funk indicated that his staff is currently looking into the 
matter.  There have been some limitations on the plane usage at Summit Park.  No gas air 
planes are allowed.  He is unsure whether he would want to limit it completely yet.  From a 
liability standpoint, there has been research done to make sure there is no liability for the 
City.  The liability lies with the owner.  He will continue to look into the matter and address it 
in the future.   

7. ADJOURNMENT 

All items on the agenda having been acted upon, Councilman Sumner moved, Councilman 
Buckman seconded to adjourn the meeting. A voice vote was taken. All members voted yes. 
The Council meeting was adjourned at approximately 8:25 PM. 
 
      ______________________________________ 
      Lee Czerwonka, Mayor 
 
 
_________________________________________ 
Karla Plank, Deputy Clerk of Council 
 
 
MINUTES RECORDED AND WRITTEN BY: 
 
________________________________________ 
Karla Plank, Administrative Assistant 


