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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, December 5, 2019. 

 

MEMBERS PRESENT: Paul Collett, Tricia Downing, Mike Duncan, and Steve Richter 

 

MEMBERS NOT PRESENT: John Dillon and Mark Kirby 

 

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

Harrington, Community Development Director Dan Johnson, 

Mayor Marc Sirkin, Council Members Joe Leet and Katie 

Schneider 

 

ITEM 2:  OPENING CEREMONY 

Pledge of Allegiance 

 

ITEM 3:  APPROVAL OF THE MINUTES 

Commission members waived the reading of the minutes. 

 

DECISION: Steve Richter moved, Tricia Downing seconded, to approve the regular meeting 

minutes of November 7, 2019 as submitted.  A voice vote was taken.  All 

members present voted aye.  Motion carried. 

 

ITEM 4:  HEARINGS 

a.) Zoning Text Amendments – Downtown Zoning District 

Proposed Zoning Text Amendments initiated by City Council motion on November 14, 

2019. 

 

David Waltz presented a slideshow of potential changes to the Downtown Zoning 

District.  Council and City Staff visited a number of communities this past summer and 

determined they would like to refine some elements of the desired streetscape in 

Downtown Blue Ash.  Some changes include more flexible front setbacks and building 

facades that step back in the front and in the rear to prevent buildings that overwhelm 

the street.  He gave an overview of the options that City Council has considered and 

requested feedback from the Commissioners. 

 

There was general discussion about how and where the proposed amendments would 

affect potential developments in Downtown. 

 

Tricia Downing suggested that sub-zones within Downtown could would allow for no 

retail on the first floor, but acknowledged that it might be too complicated.  An area she 

thought could possibly benefit from this would be north of Cooper, closer to residential, 

as you get out of the commercial downtown area.  She asked whether minimum floor 

area requirements were still in discussion.  David Waltz explained that, according to 

industry representatives, minimum floor areas for condominiums and apartments are 

generally no different; so requiring a minimum would not help drive the market to 

condominium development. 

 

Steve Richter suggested that the market could be geared to people coming from larger 

cities like New York and Chicago.  His main concerns included landscape maintenance, 

step setback for upper floors that might create a product difficult to lease or sell, 

consideration for residential above retail with conflicting operating hours, defining gross 

floor area to ensure consistency in evaluating residential unit sizes, and not allowing for 

market impacts by limiting development of residential uses during initial construction 

phase. 
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Mike Duncan suggested being more restrictive with height; to a maximum number of 

stories and a maximum overall building height.  He confirmed with staff that a patio 

could be on the step back upper portion of a building.  He asked if “senior living” should 

be permitted within at least one zoning district in the City if it is defined. Staff explained 

that there are other uses, such as hotels, that are defined but not listed as a permitted use, 

which would then remain possible within a PUD.  Mike noted that the Code should be 

simplified to include only one definition of “mixed-use.” 

 

Mr. Duncan explained that allowing for development of mixed-uses, including 

residential, in Downtown is necessary for the City to realize any movement towards the 

vision of the Comprehensive Plan.  He is not opposed apartments as a part of the mix of 

land uses and confirmed that the number of residential units is not of concern if the first 

floor is entirely commercial. 

 

Mr. Duncan asked if the Downtown should allow parking lots as a principal use in 

Downtown.  Staff confirmed that it was included as a potentially permitted use at the 

time of the last Zoning Code update to accommodate the unlikely possibility that the 

market would support a private paid parking lot. 

 

Paul Collett expressed concern that the maximum building height would not 

accommodate good architecture with the proposed step back requirement.  There was 

general discussion about whether there is a difference between “non-residential” and 

“commercial.”  Staff noted that those types of interpretive issues will be reviewed by the 

Board of Site Arrangement in the development approval process. 

 

There was discussion about whether mixed-use should be part of an administrative 

approval process or whether it should be only by PUD.  There is concern that a PUD 

process is too uncertain for developers, which may result in more piecemeal 

development pattern of smaller projects and not result in developments that will keep 

Downtown consistent with the goals of the Comprehensive Plan. 

 

David Waltz noted that larger projects with larger corporate owners tend to result in 

better quality developments with higher standards of property maintenance. 

 

DECISION: Mike Duncan moved, Steve Richter seconded, to recommend approval to 

Council the proposed Zoning Text Amendments to the Downtown 

Zoning regulations in accordance with the memo to Council dated 

November 14, 2019, and specifically to include: 

 

 Restrict building height in the Downtown District to a maximum of 4-

stories and not more than 55 feet in height. 

 Front building setbacks as proposed to be between 3-15 feet. 

 Define “Senior Living” as proposed and exclude it from the 

Downtown zoning district. 

 Permit multi-family mixed use with standards in the Downtown 

zoning district as proposed in Option 1 of the Council memo. 

 Delete the “Mixed-Use Residential” definition from the Code but 

prohibit “industrial uses” in the Downtown District. 

 

A roll call vote was taken.  All members present voted aye.  Motion 

carried. 

 

ITEM 5:  MISCELLANEOUS BUSINESS 

 

 “Happy Holiday” wishes were exchanged. 

 In answer to a question, Mr. Waltz advised the pipeline alternate route was approved by 

the State and the City will continue to have meetings with Duke throughout the process. 
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ITEM 6:  ADJOURNMENT 

DECISION: There being no further business to be discussed, Tricia Downing moved, Mike 

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

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

adjourned at 8:21 p.m. 

 

______________________________ 

      Paul Collett, Chair 

 

MINUTES RECORDED BY: 

 

________________________ 

Traci Smith 


