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1. MEETING CALLED TO ORDER  

A special meeting of the Council of the City of Blue Ash, Ohio, was held on October 27, 
2016.  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 Pramod Jhaveri, 
Councilman Robert Buckman, Councilman Marc Sirkin, 
Councilwoman Stephanie Stoller, Councilman Robert Ryan, 
and Mayor Lee Czerwonka  

ALSO PRESENT:  City Manager David Waltz, City Solicitor Bryan Pacheco, 
Assistant City Manager Kelly Harrington, Public Works Director 
Gordon Perry, Community Development Director Dan Johnson, 
and interested citizens 

4. ACCEPTANCE OF AGENDA 

Vice Mayor Adamec moved, Councilwoman Stoller 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 

4. ACCEPTANCE OF AGENDA 

5. WORK SESSION – ZONING CODE UPDATE  

6. ADJOURNMENT 

Prior to the Work Study Session, Councilman Jhaveri provided a large sample of traditional 
foods in celebration of the Diwali New Year which by the Hindu Lunar Calendar is being 
celebrated on October 30th.   

5. WORK SESSION – ZONING CODE UPDATES 

The Blue Ash City Council met in the Blue Ash Conference Room on October 27, 2016, to 
conduct a special meeting of Zoning Code Updates.   

Opening Remarks 

City Manager David Waltz opened the meeting by setting forth the framework regarding the 
Blue Ash Zoning Code.  Mr. Waltz stated two years ago, a comprehensive plan was 
developed.  As a result, various aspects of the zoning code have been reviewed and 
discussed.  Over the last nine months, Administration worked with Greg Dale and Elizabeth 
Fields of McBride Dale Clarion, along with Planning Commission, proposing updates to the 
zoning codes to reflect the comprehensive plan, current development standards, and current 
trends.  

 

 

Mr. Waltz introduced Elizabeth Fields to the Council members. 

Ms. Fields stated updates to the Land Use Plan were initiated in 2014 with an extensive 
public outreach process.  Both residents and the business community participated in 
developing the Land Use Plan recommendations.  
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Six different focus group meetings, with over 150 participants, were held.  The map depicted 
on slide 3 reflects various areas of interest by the focus groups.  Areas in green were noted 
as important to preserve and protect; transition areas were depicted in blue; highest areas of 
concern and focus were depicted in red.   

The second phase consisted of a “sticker” exercise where participants were given different 
images of land use types (i.e.: mixed-use, single family, office, industrial).  Stickers were 
placed on a map of the City.  Six land use areas were set forth as Blue Ash North, Summit 
Park, Blue Ash South, Downtown a/k/a Blue Ash Village, Blue Ash South, and 
Neighborhoods.  The map formed an initial basis for determining Land Use areas and the 
development of new zoning districts.  

 

 

The process for updating the Zoning Code began when the City adopted a Land Use Plan in 
June of 2015.  New architectural standards were adopted in February 2016.  Various 
sections of the Zoning Code have been discussed with the Planning Commission from April 
through September 2016.   

The zoning maps on slide 6 provide a visual comparison of the old and new zoning.  Zoning 
Districts were created to match the Land Use Plan.  In certain instances, particularly in the 
Blue Ash North and Summit Park District, two zoning districts were consolidated into one 
district.   

 

 

Currently, the City has five Residential Districts as set forth in slide 7; R-1 through R-3 are 
primarily single family districts with varying minimum lot sizes.  R-4 and R-5 are the primarily 
multi-family; however, no R-5s actually exist.  It has been proposed that the Residential 
Districts be condensed into two districts – low and medium density.   

The vision for the R-1 Residential Low Density District is single family dwellings, on large to 
medium size lots, allowing for educational and institutional uses, including parks, schools, 
and churches.  Lot sizes were reduced to bring properties currently zoned in R-1 into 
compliance.  Development standards establish a minimum lot size of 12,000 sq. ft. and 
minimum lot width of 75 feet.   
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The vision for R-2 Residential District is single family dwellings on smaller lots.  Potential 
development would include patio homes, townhomes and certain appropriate non-residential 
uses.  Non-residential uses such as small scale office, boutique shops, and small mixed-use 
buildings, would have to be approved as a conditional use but only in appropriate major 
thoroughfares and not within neighborhoods.  The minimum development standard for R-2 
Residential District would be 5,000 sq. ft. per unit with a minimum width of 50 feet.   

The existing Commercial Districts will be modified to establish the Blue Ash North, Summit 
Park, Blue Ash South, and Downtown Districts.   

  

Blue Ash North would be an employment district with office and industrial uses.  The major 
change to this district would permit additional uses such as breweries and distilleries.  It also 
permits light manufacturing, hospitals, and other uses if they are part of an approved 
Planned Unit Development (“PUD”).  Hotels, free-standing warehouses, drive-thru 
restaurants, large scale retail, hospitals, and large gas stations would be prohibited in the 
Blue Ash North District.   

Mr. Waltz explained that one of the most significant proposed modifications to the Zoning 
Code in the Blue Ash North is a ban on warehouses.  Generally, this type of use has a very 
low yield on earnings tax per acre, and generates substantial truck traffic.  Existing 
businesses of this type, currently in that area, will be grandfathered.  Hotels will be permitted 
as part of an approved PUD.   

Summit Park District is envisioned as a regional mixed-use area that caters to the visitors of 
Summit Park.  The Summit Park District would include office development with commercial, 
mixed-housing, and office components.  Some new uses were also added such as breweries 
and distilleries; however, industrial, warehouses, drive-thru restaurants, large scale retail, 
hospitals, and large gas stations are not permitted.  Other uses, such as hotels, would be 
permitted as part of the approval process through the PUD.   
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Blue Ash South District is envisioned as a commercial district with retail, grocery, restaurant, 
and office components potentially attractive to the residents and travelers along Ohio 126.  
New uses, such as breweries and distilleries, were added but hotels, warehouses, drive-thru 
restaurants, or large gas stations as principle uses are not permitted.  This is the only zone 
that will allow for large-scale retail, which is defined as 40,000 sq. ft. or greater, light 
manufacturing, and hospitals.   

Downtown District is proposed as a community mixed-use destination that includes a 
concentration of retail, restaurant, multi-family, and public service amenities.  Breweries and 
distilleries were added.  Hotels or nursing home facilities are not allowed but could be 
approved as part of a PUD. 

Mr. Waltz suggested that Council review the proposed uses for each of the Districts.   

In response to Councilman Buckman’s question, Mr. Waltz explained apartments would be a 
part of mixed-use development in Downtown District in accordance with the text amendment 
done last year.  

 

 

Planned Unit Development (“PUD”) is a new process which is more flexible and a more 
common process for cities to use.  It is utilized for larger, mixed-use development projects 
that include multiple buildings similar to the 98-acre development.  If a developer wants to 
develop a project as a PUD, a rezoning of the property is necessary.  Among other 
requirements, a concept plan must be submitted.  The concept plan would be tied to the 
property and would describe general uses, layout, and street network.  The concept plan 
would be reviewed by Planning Commission and submitted to Council for approval.  If 
approved by Council, the developer would then present a final plan to Planning Commission. 
Mr. Waltz stated that a PUD is a rezoning process.  It requires a public hearing, a second 
reading, and would typically occur over a 120 day process, at minimum.   

Vice Mayor Adamec and Councilman Ryan recommended an economic impact study be 
included as a requirement for the concept plan submittal.   

Ms. Fields responded that an economic impact study requirement would be a policy decision 
of Council and not necessarily part of the PUD process.    

Major changes were proposed with respect to the Parking Regulations.  The Parking 
Regulations utilize a market based approach.  When a developer or applicant has a proposal 
for a major building expansion or a new building, a parking analysis is provided which 
considers factors such as the number of employees or patrons, hours of operation, square 
footage, and the availability of parking in the area of street parking.  The City would 
determine if the proposed parking analysis is sufficient.   
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Ms. Fields reiterated that the Parking Requirement is a significant change to the Zoning 
Code.  If Council implements it and additional regulations or standards are needed, 
amendments may be made.   

 

 

Signage was updated to be compliant with a recent Supreme Court case that signage codes 
must be “content neutral” which means the City cannot regulate a sign by its content but only 
by its location, height, and lighting.  There were limited changes made to permanent signage 
but now allows more flexibility to wall signs on multi-story buildings which typically required a 
variance.  The major changes were to the temporary sign sections.  For residential, the code 
proposes that each residential property can have two temporary signs no greater than 10 sq. 
ft. in size per sign.  It is proposed that Commercial uses may have one temporary ground 
sign no greater than 32 sq. ft.   

Mr. Waltz stated that Administration is recommending two signs on residential property.  
During the elections, various intersections throughout the City would allow signage under 
specific guidelines, but content will not be regulated.    

Extensive discussion occurred amongst Council in response to Councilman Jhaveri’s 
concern regarding the minimum side yard setbacks of five feet in the R-1 and R-2 districts 
particularly as it relates to tear-downs.  Some felt it would hinder the aesthetics by causing 
density and congestion issues in residential areas. 

As it related to signage, Councilman Jhaveri felt a developer should be required to install a 
sign at the entrance to the business for the tenants.   

Councilman Ryan referred to the Comprehensive Land Use Plan and the 2014 Blue Ash 
Citizen Survey.  Councilman Ryan questioned the desired outcome of the Plan and Survey.  
He questioned if the intent was to double the population by squeezing down the square 
footage of the homes?  He is not seeing the connection between the Comprehensive Land 
Use Plan and the Citizen Survey.  He questioned if the intent was to develop business and 
industry; hold more events; more residential development?  Councilman Ryan stated he had 
serious concerns with panhandle lots.   

Mr. Waltz indicated that there is a doctrine in the Land Use Plan that provides an intent to 
“preserve and protect” the residential areas.  Mr. Waltz stated it is Council’s decision to 
change the numbers if they are not comfortable with what is being proposed.  However, it 
was found that within the zoning districts, most of the lots were smaller than the standard.  In 
most cases, a house is centered in the middle of the lot and the residual land is not 
realistically going to be enough to build another house.  Currently, most of the residential lots 
will fit in the proposed code.  There could be a concern when there is a consolidation of lots.  

Councilman Ryan questioned whether the Land Use Plan is based on current economic 
trends or the citizen surveys.   

Mr. Waltz responded that it was reflecting simply how homes have been developed in Blue 
Ash.  Even if there were aspirations for 1-acre lots, that is not the reality for most of the 
remaining property in Blue Ash.  If Council is concerned about a lot being split and rebuilt, 
the reality of that happening, short of wholesale destruction of a lot of homes, it is not likely.  

Councilman Ryan expressed that he does not see the potential for the “panhandlization” in 
Blue Ash.  He recommended further definition on panhandles to determine what are good 
“panhandles” (e.g.: Sycamore Trace or Cooper Lane) and do they work.  He recommended 
language be put in the Zoning Code.   
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Mr. Waltz explained that, with a few exceptions, it is not likely because typical lots in Blue 
Ash are not redevelopable.  It exists theoretically but based on an analysis of GIS data, it 
simply does not exist.  The only place that it may occur is on a few lots on Northfield.  The 
goal was to modify the code to provide necessary updates consistent with current trends.  It 
is up to Council whether they want to eliminate even that small percentage.  

Ms. Fields stated that they reviewed all of the uses.  Single family neighborhoods should stay 
as single family neighborhoods.  They are recommending more flexibility for smaller scale 
office and smaller scale retail in an around downtown.  That was included as a conditional 
use in R-2.   

Councilman Sirkin stated that 95% of what was presented to Planning Commission was 
fantastic.  There were only a few things that required further review; one was the yard sizes 
and the other was panhandles.  He agreed with Councilman Jhaveri in that the Residential 
Districts may be too simplified with only two proposed Districts.  In the R-1, by only having a 
five foot setback does not leave a lot of room for an air conditioning condenser or a fence.  
He looked at what the cities of Madiera and Montgomery do with panhandles.  It seemed 
Madiera approved panhandles on a case by case basis.  If Montgomery approved a 
panhandle, the back lot had to be at least as big as the front lot or up to 150% bigger than 
what the minimum in the district.  They also required the rear setback to be bigger.  
Councilman Sirkin did not suggest Blue Ash outlaw panhandles but feels some simple 
parameters could be considered.    

Vice Mayor Adamec also felt there should be language in the Zoning Code to make 
panhandles larger so it will recognize the privacy of the surrounding areas.   

Mr. Waltz explained that panhandles were not a part of the code because it was not an issue 
when the City began drafting the zoning codes.  If Council would like Administration to 
address the issue, it will.   

Mr. Sirkin expressed his concern of the zero setbacks in the Downtown District. 

Mr. Waltz explained that with respect to the Downtown District, if Council wants to change its 
character to encourage a village type environment, changes in the setback requirements are 
necessary.  If Council wants to keep an urban character in the Downtown District, zero 
setbacks are necessary.   

Ms. Fields stated that for townhomes, a minimum lot area per unit of 3,000 square feet is 
required in the Downtown District.  There is no maximum density in a mixed-use building.  
She stated that if it is a concern, then a maximum density may be established in the Zoning 
Code.  It would be a policy issue if Council would want to provide for limits.   

Vice Mayor Adamec stated that if the changes are made to the Residential District, there 
needs to be public awareness about the changes.  He also feels there should be a 
discussion amongst Council establishing the percentage of rentals in the City.   

Mayor Czerwonka indicated that as it relates to the Residential District, the code corrects 
problems from the past and doesn’t feel there will be a lot of consternation from it.   

David Waltz stated that Administration needs direction from Council as to the next steps in 
the process.  Clearly, Council has not expressed concerns with a majority of the proposed 
Zoning Code changes.  Administration needs clarity where Council wants to be with the five 
foot setbacks, etc.  Apartments are not permitted anywhere in the code.  Anything can be 
part of a PUD, but the perception is that it will be hard for Council to grant any PUDs to 
include apartments.   

In the past, Councilwoman Stoller indicated that the City never wanted to change zoning 
because property values could change and the property owners could suffer the 
consequences.  She questioned if this is being considered in making the code changes.   

City Solicitor Bryan Pacheco stated from a Constitutional standpoint, anytime a zoning code 
is changed, property values could also change.   
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Mr. Waltz stated that Administration is going to review and analyze the major issues outlined 
in the discussion.  It will be incumbent upon Council to say whether Administration is missing 
the issue and if Council wants to address anything else.  Administration will set forth what 
Council has generally agreed upon.  Administration will work on the bigger boulders and not 
focus on the little stones.  If Council feels attention should be focused on the little stones, 
then they need to advise as such.  

6. ADJOURNMENT 

All items on the agenda having been acted upon, Councilman Sirkin moved, Councilwoman 
Stoller seconded to adjourn the meeting. A voice vote was taken. All members voted yes. 
The Council meeting was adjourned at approximately 9:50 PM. 
 
 
      ______________________________________ 
      Lee Czerwonka, Mayor 
 
 
 
MINUTES RECORDED AND WRITTEN BY: 
 
 
________________________________________ 
Karla Plank, Administrative Assistant 
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