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ITEM 1:  MEETING CALLED TO ORDER 

Chair Paul Collett called the regular meeting of the Blue Ash Planning Commission to order at 

7:00 p.m. on Thursday, March 7, 2019. 

 

MEMBERS PRESENT: Paul Collett, Jr., Stan Better, Mike Duncan, Mark Kirby, and 

Steve Richter 

 

ALSO PRESENT: City Manager David Waltz, Assistant City Manager Kelly 

Harrington, Community Development Director Dan Johnson, 

Mayor Tom Adamec, Jeff Capell, Lee Czerwonka, Joe Leet, 

and Marc Sirkin, and interested citizens 

 

ITEM 2:  OPENING CEREMONY 

Pledge of Allegiance 

 

ITEM 3:  APPROVAL OF THE MINUTES 

Commission members waived the reading of the minutes. 

 

DECISION: Mark Kirby moved, Mike Duncan seconded, to approve the regular meeting 

minutes of December 6, 2018 as submitted.  A voice vote was taken.  All 

members present voted aye.  Motion carried. 

 

ITEM 4:  HEARINGS 

a) 11250 Reed Hartman Highway – Chick-fil-A 

Planned Unit Development for a restaurant use with a drive-through and associated site 

development. 

 

Micah Kamrass, attorney with Manley Burke representing Chick-fil-A and a proud resident 

of Blue Ash, is seeking approval for a PUD since the previous request for a zoning text 

amendment did not appear to be the best regulatory option to pursue approval of the 

proposed development plan.  The proposed site plan and land use is unchanged from 

previous request, but the application does include substantially more information.  The site 

does not meet the three-acre minimum requirement for a PUD, but the Zoning Code 

potentially allows for a smaller site for redevelopment and infill projects. 

 

Jason Hill, Chick-fil-A, gave a brief background description of the restaurant and the 

philosophy of the company. 

 

Ellen Selle, GPD Group, provided details of the proposed project, which included: 

 Site layout – The proposed 5,000 square foot building would be located on the 

south side of the site, a double drive-through with stacking for 31 vehicles, and a 

parking lot with 68 parking stalls.  All traffic would enter and exit onto Cornell 

Place, which is a private, shared-access drive.  There is a large open canopy over a 

portion of the drive-through lane to provide shelter to customers ordering and 

employees who stand outside to take orders during peak hours.  The canopies 

provide protection from the rain, sun, and other elements and additional comfort 

with fans and heaters. 

 Landscaping plan – Designed to meet Zoning Code requirements and includes a 

large number of interior trees, shrubs around front of the site and monument sign, 

with heavy landscaping around the building itself and patio.  The patio will extend 

more than 10-feet from the building to provide easier access for customers and 

provide ADA accessibility. 

 Setback – The drive-through lane and canopy encroach within the minimum 

required 20-foot setback adjacent to Reed Hartman Highway.  There is a sanitary 

sewer easement running parallel to Reed Hartman over which no structures can be 

built; so, the drive-through canopy must either be located closer to or further away 
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from Reed Hartman.  The proposed drive-through lane leaves an approximate 12-

foot bufferyard. 

 Elevations – The proposed Chick-fil-A is a brick building with signage on all four 

sides.  This location would include an inside play area. 

 

Mr. Better asked about a potential for traffic back-ups or additional congestion at the 

intersection of Reed Hartman Highway and Ashwood Drive.  Ms. Selle explained that the 

traffic study did not warrant a change of any existing traffic signals, based upon the level of 

service. 

 

Mr. Kirby commented that there are several significant shortcomings with this proposal:  

the proposed landscaping is significantly short of meeting any of the minimum 

requirements, the buffer yard is almost half of what is required, the plan includes a drive-

through, which is prohibited in the Zoning Code, and the site is significantly smaller than is 

required for a PUD. 

 

Mr. Richter expressed concerns with shielding Reed Hartman Highway from all of the cars 

being stacked up in the drive-through.  Ms. Selle said there are shrubs on the landscaping 

plan, but they could add more to provide additional screening and can look into additional 

shrubs that would not entirely block the building.  Mr. Hill added that they could definitely 

add additional landscaping to be in full compliance.  He said that their operators take pride 

in making sure that the overall experience is good, from the time customers arrive to the 

time they leave, which is why they install irrigation systems and hire year round landscape 

maintenance to keep everything looking nice. 

 

Mr. Collett reiterated that it is important to provide screening on all elevations, including 

the drive-through canopy and lighting from the restaurant, canopy, headlights, and signs.  

Mr. Hill said they could plant additional shrubs to obscure headlights and provide trees to 

shield the canopy lights.  The menu boards are illuminated and face Reed Hartman 

Highway, but should be far enough away to not be seen from off-site.  He does not think 

there is enough bufferyard width to provide a berm on the Reed Hartman Highway side of 

the proposed drive-through lane. 

 

In answer to a question, Mr. Johnson commented that the City’s connectivity plan includes 

a sidewalk along Reed Hartman Highway but there are no current plans to construct it and 

he is unaware of the timing. 

 

In answer to a question from Mr. Duncan regarding traffic study review, Mr. Johnson said 

the City Engineer has the study that was submitted by Chick-fil-A, but it has not been 

approved.  Prior to submitting the study, CT consultants gave GPD guidelines about how to 

proceed with the study and what areas to analyze.  Mr. Duncan had concerns about the cars 

in the drive-through during peak hours extending across the parking lot into Ashwood 

Drive.  Mr. Hill said that would be unlikely since the drive-through is designed to 

accommodate 30 vehicles, but he had not seen the traffic study to confirm.  Mr. Kamrass 

stated that the area in question was not included in the study because that area was not 

specifically requested. 

 

Mr. Hill clarified that the changeable ground sign is not an electronic message sign.  It is 

illuminated, but the message area is changed manually. 

 

Mr. Duncan asked if a 10-foot buffer area, mounded, is enough to provide reasonable 

screening and for landscaping that would visually remove the impact of the drive-through 

along Reed Hartman Highway.  Mr. Johnson responded that mounding typically should not 

exceed a 3 to 1 slope, which would only allow an approximate 2-foot mound.  A typical 

passenger vehicle headlight is at 2.5-3-feet.  There was general discussion regarding 

different types of buffering such as dense plantings or a decorative wall. 
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Mr. Duncan said that a decision about this application is whether or not there is enough 

benefit to allow this development as a PUD.  The intent of the Land Use Plan was to allow 

restaurants, but not drive-through restaurants, especially at gateways to the City and along 

Reed Hartman Highway. 

 

Mr. Kamrass commented this would be a benefit to the City as it is an incredible company 

with tremendous excitement.  It would be very popular in the community and provide 60-

80 new job opportunities.  He added there are already several drive-through restaurants in 

that area of the City. 

 

There were no public comments. 

 

Mr. Duncan stated that City Council would ultimately decide if this plan has a significant 

enough benefit to be approved as a PUD.  The Planning Commission has a duty to decide 

what conditions that would make it feasible and acceptable, such as walls and screening, if 

Council does decide in favor.  He said that the applicant should be required to provide 

additional screening details and he would want to see those prior to recommending a final 

approval.  Mr. Better agreed but thought some direction should be provided to the applicant 

such as the minimum amount of screening, like to block out headlights with something 

solid, and landscaping to cover signage.  Mr. Duncan agreed and would even like to take 

the screening higher in some areas to shield the proposed canopy and menu boards. 

 

Mr. Richter questioned what the highest and best use of this property would be.  He 

questioned whether a fast food restaurant is worth taking a step down from the highest and 

best of use of the property.  Mr. Waltz said, from an economic standpoint, an office 

building almost always generates the highest tax return to the City, but that restaurants and 

other amenities support the office environment.  The policy of limiting drive-throughs has 

been in the Zoning Code for more than 15 years.  The City wanted to limit the amount of 

drive-through restaurants for multiple reasons such as to reduce the risk of traffic backing 

up into main roads, like McDonald’s on Cornell Road, and to reduce visual clutter, such as 

menu boards. 

 

Mr. Waltz commented that it may be possible to alter the site plan to resolve some of the 

buffering and light shielding issues. 

 

DECISION: Mike Duncan moved, Stan Better seconded, to recommend approval to 

Council the PUD concept plan for a Chick-fil-A restaurant at 11250 Reed 

Hartman Highway submitted by GPD Group with the following conditions: 

 

1. The traffic study and the site layout, including driveway locations, must 

be approved by the City Engineer 

2. As part of final plan development, the applicant will provide either 

buffering or an alternate site layout that will shield vehicles in the drive-

through and headlights, primarily from Reed Hartman Highway, 

including along Reed Hartman Highway, along Ashwood Drive, and in 

the southwest corner of the property where the cars would come out of 

the drive-through. 

3. The plan shall comply with the internal landscaping requirements 

 

A roll call vote was taken.  Four members present voted aye and Mark Kirby 

voted nay.  Motion carried. 

 

b) Oak Avenue – Monarch Homes 

Planned Unit Development for a single-family residential development 

 

Chris Pernice, owner of Monarch Homes, described the revised proposed development.  

Based on feedback from the previous application, the site is reduced from four buildable 

lots to three.  The shared drive is proposed to be concrete.  The side yard setback of Lot 1 
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has been increased from 5-feet to 20-feet.  An existing white fence will buffer the existing 

homes. 

 

Mr. Johnson clarified this PUD was previously forwarded to City Council by Planning 

Commission recommending approval; however, City Council denied it.  Mr. Pernice 

revised the proposed development based upon City Council’s feedback regarding the type 

of material for the common driveway, the screening of Lot 1, and a distinct plan for trash 

collection and “gang” mailboxes. 

 

In answer to a question, Mr. Pernice explained there would be a shared use and access 

easement for all three future homeowners that would address items such as maintenance of 

the driveway and snow removal.  They would establish a Homeowner’s Association with 

the three owners that would manage it with contingencies to cover any property vacancies. 

It would be like a typical HOA, but on a smaller scale.  The parcel in the floodplain is 

mostly wooded, but would be still be maintained by the HOA, which would carry liability 

insurance. 

 

Mr. Richter asked if building within a flood plain would obligate the City to additional 

expenses.  Mr. Johnson said that it was his understanding the reason for the PUD was to 

create a fourth non-buildable parcel entirely in the floodplain so the remaining lots would 

not be subject to flood insurance.  There should not be any building within the flood plain. 

 

Mr. Duncan commented that a PUD is normally reserved for a development of a larger 

magnitude.  Mr. Pernice said he is aware of that but thought with the uniqueness of this lot 

and based upon what the Code allows, a PUD seemed to be the best fit. 

 

Mr. Duncan said that a hard surface should be installed where the garbage cans are going to 

be located so they do not fall over.  He would also require that the driveway be a minimum 

of 6-inches of reinforced concrete.  For the final plan, he would want to see a more detailed 

landscape plan and specific details for the footprint of the houses. 

 

DECISION: Stan Better moved, Steve Richter seconded, to recommend approval to 

Council the amended concept plan with the following conditions: 

 

1. The shared driveway must be a minimum of 6-inches of reinforced 

concrete 

2. The site must include a concrete pad for trash and recycling collection 

3. A Final plan submittal must include a more detailed landscaping plan 

 

A roll call vote was taken.  Four members present voted aye and Mike 

Duncan voted nay.  Motion carried. 

 

ITEM 5:  MISCELLANEOUS BUSINESS 

None 

 

ITEM 6:  ADJOURNMENT 

DECISION: There being no further business to be discussed, Mark Kirby moved, Steve 

Richter seconded, to adjourn the Planning Commission meeting.  A voice vote 

was taken.  All members present voted aye.  Motion carried.  The meeting was 

adjourned at 8:30 p.m. 

______________________________ 

      Paul Collett, Jr., Chair 

MINUTES RECORDED BY: 

 

________________________ 

Traci Smith 


