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1. MEETING CALLED TO ORDER  

A Council Work Session of the City of Blue Ash, Ohio, was held on August 10, 2021 Mayor Marc 
Sirkin called the meeting to order in Council Chambers at 7:00 PM. The meeting was video 
recorded and live-streamed on the City of Blue Ash YouTube Channel.  

2. OPENING CEREMONIES 

Mayor Sirkin led those assembled in the Pledge of Allegiance. 

3. ROLL CALL 

MEMBERS PRESENT:  Councilman Jeff Capell, Councilwoman Jill Cole, Councilman Lee 
Czerwonka, Vice Mayor Pramod Jhaveri, Councilman Joe Leet, 
Councilwoman Katie Schneider, and Mayor Marc Sirkin 

ALSO PRESENT:  City Manager David Waltz, Solicitor Bryan Pacheco, Assistant City 
Manager Kelly Harrington, Community Development Director Dan 
Johnson, Deputy Clerk of Council Julie Kipper, Greg Dale, McBride 
Dale Clarion, John Bishop and Gregg Lund, Circle Development, 
Dean Lutton, Reztark Design, Tom Leung via video conference, 
and interested citizens.  

4. ACCEPTANCE OF AGENDA 

Councilman Czerwonka moved, Councilwoman Cole 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 – DOWNTOWN DISTRICT PLANNING SESSION 

a. Market analysis of the proposed Kenwood/Cooper Corner project development, Gregg Lund – Circle 
Development 

b. Downtown Strategy Plan discussion, Greg Dale – McBride Dale Clarion 

6. ADJOURNMENT 

5. WORK SESSION 

Mr. Waltz stated that Circle Development presented a concept plan for a proposed development 
at the corner of Kenwood and Cooper roads at a previous Council meeting. He explained the 
purpose of the work session this evening is to examine an updated market study to demonstrate 
the market viability of the proposed development, and secondly, to evaluate how it aligns with the 
City’s Downtown strategy plan. He stated that the team from Circle Development will begin with 
their presentations of the project overview and share the market study results, followed by Mr. 
Greg Dale, who will facilitate a review of the Downtown Strategy Plan as it relates to the proposed 
development, and then conclude the work session with time for questions and comments from 
Council. 

Dean Lutton with Reztark Design introduced the Circle Development team. He stated that the 
development team has spent the last few months conducting market opportunity assessments in 
order to determine market driven uses, specifically the type and quantity of uses on the site.  
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Mr. Lutton explained that Circle Development has engaged Market Foresight and Global Retail 
Strategies to conduct these assessments, and Mr. Tom Leung from Global Retail Strategies will 
present the results of the market analysis study this evening. Mr. Lutton gave a brief review of the 
presentation given back in April 2021, and discussed the adjustments to the uses of the original 
plan based on the market study results. 

  
Mr. Lutton stated the City owns approximately 2.5 acres and Circle Development owns 
approximately 3.8 acres of the proposed development’s total site area of approximately 6.3 acres. 

 
Rendering of the Center Park in the evening  

Mr. Lutton stated that the Center Park is the “heart” of the project and is where all the pieces of 
the development come together at the mid block along Kenwood Road and has a direct 
connection to the structured parking on the site. The vision of the site combines a diversity of 
uses incorporating retail shops, restaurants, entertainment venues, along with office, residential 
and outdoor gathering spaces. As Mr. Leung will explain in the market assessments, a hotel is not 
viable on this site until many years after the completion of the development, so the hotel has been 
removed from the plan. However, the studies show that the remaining uses of retail, restaurant, 
entertainment, office and residential should actually increase, so the plan has been modified to 
reflect this. Although these renderings do not show the modifications, he stated that the office 
spaces above the retail level have been changed to two stories, as well as the food and beverage 
hall that will overlook the active outdoor space, which further hides the residential component of 
the site. He noted that the number of residential units has not increased from the origianl plan.  

Rendering of Corner Plaza  

Mr. Lutton explained that the development is intended to be a vibrant, family-friendly place with 
activity throughout the daytime and into the evenings. The corner plaza is set back from the street 
with active and passive elements to engage pedestrians. 
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View of Corner Plaza looking south on Kenwood Road 
 

Corner Plaza location on site overview 

Mr. Lutton noted how the building starts to move closer to the sidewalk connecting the building 
with the pedestrian environment and activating the streetscape, which includes outdoor seating 
and gathering areas. 

  

Rendering showing retail spaces with pedestrian friendly accessibility and parallel parking, Kenwood Road North 

Residential pool area 
 

Residential pool area location on site overview 

Mr. Lutton explained that this image shows the residential pool area behind what used to be the 
hotel. The hotel has been removed and replaced with street facing retail on the ground level and 
the residential has now expanded into the hotel footprint. The removal of the hotel also helps to 
stay within the current zoning regulations and maintain continuity with the height of the residential 
buildings. He noted that the original plan has been modified by taking away the residential where 
the office space and food and beverage area is gaining another level, and relocating the 
residential over to the space where the hotel was originally planned, however the residential unit 
count remains the same.  

Rendering of residential lobby on Cooper Road 
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Mr. Lutton stated the focus of retail, office, restaurant and entertainment uses will face the more 
active Kenwood Road side of the site, and the Cooper Road side will have more of the residential 
component as it transitions into the surrounding residential areas. The entrance to the two mixed-
use parking garages is accessed along a drive bordered by the railroad tracks on the west side of 
the site. 

The Center Park area is the “heart” or focal point of the 
development. 

 
 

Site Plan 
 

Site plan – Level 1 Program (Retail/Restaurant) and 
parking (on street and garage parking) 

Mr. Lutton stated that the footprint of the site plan is basically identical to the original proposed 
plan, however the uses have been moved around. The first level of the previously proposed hotel 
space is now retail, so all along Kenwood Road there are retail, entertainment, food, beverage, 
and restaurant spaces.  

 
Site plan – Level 2 Program – illustrating 2nd & 3rd level 
office space and two-level food/beverage retailer 

 
Overview – Residential (Approx. 250 units, residential 
courtyards and entrance) 

On the second level, there is the two-level food and beverage hall and entertainment piece, which 
works well when overlooking an active outdoor space. Additionally, there is the second and third 
level office spaces. The remainder of the site pushed back behind the retail is the residential 
component of the development. 
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Cross section view of the parking levels, office, retail 
and residential 

 

Mr. Lutton concluded his presentation and introduced Mr. Tom Leung to discuss the market 
assessment study results for the project. 

  
Mr. Leung thanked Council and City staff for the opportunity to present the results of the market 
study analysis this evening, and gave a brief introduction of the key points discussed in the 
analysis report. He briefly explained the analytical process involved in the study, noting how the 
project vision, site characteristics and limitations directly impact the three commercial sectors; 
office, retail, and hospitality. Additionally, he stated that a certain degree of a residential 
component is a critical part of a true mixed-use development that is cohesively blended together 
with the commercial sectors. 

  
Mr. Leung gave an overview of the sequence and methodology of the analysis, and the 
information and data sources used for the study. He stated that the City of Blue Ash’s planning 
vision plays a critical role and is a key element in building a business platform which will meet the 
needs and vision for the City. 
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Mr. Leung explained that building a successful business platform requires meeting key 
commercial concept and demand drivers, including the Downtown Strategy Plan, market feasibility 
and the demand from the retailer and customers, in order to create a signature attraction for the 
City of Blue Ash and the Northeast Cincinnati region. He added that regional attractions, 
educational institutions, medical facilities and recreational centers are four groups of key 
development catalysts that would dictate the direction of this development.  

  
He stated that the developer took great care in researching other developments in the area to 
minimize the competitive overlap. He stated that these competing developments include the 
Summit Park Development, Montgomery Quarter, Gallery at Kenwood, Factory 52, and Three Oaks 
Development, and provided a brief summary of the various types of programming in each of these 
developments.  

  
Mr. Leung stated that the overall development trade area is unique in that it has a very diverse 
resident profile with a median age of 41, and a higher average household income level. The total 
market potential makes the site very attractive and strategic in spite of its small size. He explained 
that the retail programming is broken down into sixteen categories, with a focus on specialty/ 
lifestyle retail, smaller scale specialty supermarkets, and food, beverage and entertainment 
components.  
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Mr. Leung stated that their team has done a significant amount of research on the current hotel 
inventory in the greater Cincinnati and Blue Ash areas. He noted that 27 new hotels are planned 
for the Cincinnati area over the next two years, with 5 of those hotels being in the Blue Ash 
submarket. Looking at future growth and market strategies, a hotel for the development site is not 
a viable component and is not recommended at this time. 

Mr. Leung explained that the pandemic has changed the way people work and as a result, the 
office market has encountered a high amount of vacancies in the larger build-to-suit Class A office 
spaces (more than 100,000 sf). The market forecast shows that opportunities are more favorable 
for Class B office space (under 100,000 sf) by catering to the smaller businesses and medical 
offices that require less space. He added that based on relatively conservative estimates, the 
recommendation for this development is to plan for approximately 26,000 - 35,000 sf dedicated 
office space. 

  
Mr. Leung stated that the residential component plays a large and critical role in the success of 
the commercial elements. The residential piece plays a strong supporting role in terms of the 
quality and performance of the commercial tenants that will be located on site. Additionally, it 
adds a daylong sense of vibrancy to the development. He explained that the primary source of 
attracting the upscale sector of renters is within about a five mile radius of the study area.  This 
includes the local households looking to relocate or upgrade, homeowners looking to downsize 
from their current residence, or those that wish to reside in Blue Ash. 

The residential sector overview data illustrates what the prospective residential element could be 
for the site, noting that the potential of new home seekers is around 3000 households in any 
given year, with the ability to pay higher rents in the range of $1500-$2400. 
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Mr. Leung explained the overview of the current supply of rental options in the area. He stated 
that the data shows that there are quite a number of smaller type multi-family developments 
typically with less than 20 units within the study area (5 mile radius of the site).  The most popular 
format are the larger complexes with more than 200 units due to the capability to provide more 
amenities and larger units for the residents. The market analysis also shows that the vacancy rate 
in the larger residential developments is about half of the vacancy rate in the single-family 
detached homes, which speaks volumes in terms of direction of the rental unit needs. Most of the 
current rental offerings are older developments built in the last 25 years.  With very few newer 
rental communities in the area, the market supply is slim to address the strong demand sector for 
the upscale renter base. 

  
Mr. Leung summarized the key residential development considerations. He stated that the 
population they are targeting for this type of product are highly mobile and selective in terms of 
the desire for upscale amenities. With the limited and aging supply for this residential product, 
there is a very strong opportunity to add vibrancy to the overall site and to downtown Blue Ash. He 
stated that in terms of efficiency, typical mixed-use projects require 285-325+ units, however it is 
really up to the design team and the developer does not want to shoehorn a large number of units 
into the development. It has to be done in a creative and pragmatic way. Their initial design target 
is 250-300 units, but that is subject to the design, efficiency, format offerings, and amenities, and 
how it works with the commercial elements. 

Mr. Leung gave a detailed summary of the overall commercial program recommendations based 
on the market study analysis. The retail, food & beverage, and entertainment components will 
total approximately 65,000 sf with about 18 different operators to provide a variety and quality to 
put this development on the map as a destination center for Blue Ash. With the increased 
demand for collaborative and co-working spaces, and small business and medical offices, the 
total office component will comprise approximately 5 units totaling 35,000 sf., and the residential 
component target of 250-300 units to lend support to the commercial elements. The target users 
of the site would include the on-site and local residents, commuters and visitors within the 
regional population, on-site and local workforce, and the upmarket new home renters looking to 
upgrade, relocate or downsize. 
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Mr. Leung summarized the recommendations for the development based on the market strategy 
analysis results. He stated that this development, in spite of its small size, has the potential to be 
a top social focal point destination in the northern Cincinnati region and will serve as a strong 
catalyst for the future development in downtown Blue Ash. Mr. Leung concluded the presentation 
and provided a brief summary of his background and expertise in the commercial and retail 
development sector. 

 
Mr. Lutton stated that they are creating a destination to provide a critical mass of retail, 
restaurant, and entertainment tenants, with a built-in customer base of on-site residents, who will 
in turn draw more people to the site.  He added that a true mix and cohesiveness of the retail, 
entertainment, residential and commercial components is important for the project’s longevity 
and will help weather any future economic downturns. The concealed parking plan creates a 
pedestrian-friendly streetscape and promotes walkability. By setting the residential component 
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back and into the upper levels, it ensures the non-residential uses are the visually dominant land 
use. He added that with the proposed retail mix and on-site resident activity, it will promote a 
vibrant active site throughout the day and into the evening. He stated that the developer is excited 
to present this unique concept plan and lifestyle for Council’s consideration, and they believe this 
development will be a cornerstone project to promote the Downtown Strategy Plan.  

Mr. Waltz briefly touched on some key points of Mr. Leung’s presentation and then introduced Mr. 
Greg Dale with McBride Dale Clarion.  

Mr. Dale stated that in April 2020, he worked with Council and staff to prepare and finalize the 
Downtown Strategy Plan in order to be prepared for discussions about future development 
opportunities. He noted that in viewing tonight’s presentations, it is clear this developer is paying 
attention to the Plan. He reminded Council that this is not a development review process, and 
Council is not being asked to make any commitments as far as financing or property ownership. 
He reviewed the developer’s proposed project and how it aligns with the key strategies in the 
Downtown Strategy Plan. 

  
In response to questions from Council, Mr. Lutton stated that the overall square footage of the 
residential component is approximately 65%, which is the same as the originally proposed design 
plan. The minimum setback is approximately 35 feet off the western property line of the site and 
another 60 feet from the adjacent residential neighborhood. Mr. Lutton stated that the estimated 
number of daily users of the site is approximately 6000-7000 people, of which residential will only 
represent 10%.  

  
In response to Council’s questions about the proposed parking plan, Mr. Lutton explained the two 
garages are proposed to be shared between all the uses, however they could be designated as 
some public and some private use depending on the final development plan. He confirmed that 
an access road will be constructed around the perimeter of the development accessible from 
Cooper, Blue Ash and Kenwood Roads.  

 
Total parking capacity plan 

 
Diagram showing shared parking usage at 5:00 AM 
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He stated that one of the parking garages is closed with a courtyard above it, and the other is an 
open air multi-level, with approximately 680 total spaces. He presented diagrams illustrating the 
expected parking usage during various times of the day and evening, 

 
Diagram of shared parking usage at 9:00 AM 

 
Diagram of shared parking usage at 8:00 PM 

Mr. Lutton stated that some of the discussions the developer has had regarding residential 
amenities include an outdoor pool space, a dedicated outdoor courtyard space above the garage, 
as well as a ground level fitness center and co-working or gathering spaces. Accessibility on the 
site would meet all ADA and fair housing requirements, with multiple access points, elevators and 
designated parking.   
Mr. Lutton stated that the concept plans have been modified from the original plan based on the 
recommendations of the strategic market analysis results. The goal is to create a vision for an 
active, mixed, dynamic lifestyle that is unique to the downtown area. He explained that by making 
multi-functional spaces outside the building, with the addition of canopies, landscaping and 
smaller, interactive, gathering spaces helps maintain the human scale of the development.  

  
Mr. Waltz stated that from a design standpoint, the developer did an outstanding job, particularly 
with the building articulation and setbacks throughout the development. He added that the 
number one thing to keep in mind is that the market analysis study absolutely confirms there is 
market viability with the development and it is in a scale that works within the smaller, urban 
space.  
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Mr. Lutton stated that the development team would be able to provide new renderings illustrating 
the modifications to the original proposed plan showing the removal of the hotel and adjustments 
to building heights and uses. 

6. ADJOURNMENT 

All items on the agenda having been acted upon, Councilwoman Cole moved, Councilman 
Czerwonka seconded to adjourn the meeting. A voice vote was taken. All members voted yes. The 
Council meeting was adjourned at approximately 8:41 PM. 
 
 
      ______________________________________ 
      Marc Sirkin, Mayor 
 
 
_________________________________________ 
Julie Kipper, Deputy Clerk of Council 
 
 
MINUTES RECORDED AND WRITTEN BY: 
 
________________________________________ 
Julie Kipper, Executive Assistant 


