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AGENDA

Item 1 Meeting called to order

Item 2 Opening Ceremony - Pledge of Allegiance

Item 3 Review and approval of the December 1, 2022 meeting minutes

Item 4 Continued Hearings

Item 5 New Hearings

a. 9617 Kenwood Road - Circle Development
Consideration of a Final Development Plan for a Planned Unit Development.
(PC2023-01)

Item 6 Miscellaneous Business

item 7 | Adjournment
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ASPIRE. ACHIEVE. ADVANCE.

PLANNING COMMISSION
January 5, 2023
Location 9617 Kenwood Road
Applicant Circle Development
Owner City of Blue Ash
and

9617 Kenwood Road Development LLC
10988 Deerfield Road
Cincinnati, OH 45242

Request Consideration of a Final Development Plan for a Planned
Unit Development
Zoning District Downtown
Current Land Use vacant (formerly commercial)
Comprehensive Plan Blue Ash Village
Description

The applicant is requesting approval of a Final Planned Unit Development (PUD) for a 6.2
acre mixed use development on the site of the former Hosbrook property and Ringo Lanes.
The Concept Development Plan was approved by City Council on September 8, 2022
following a positive recommendation from Planning Commission on July 7, 2022.

The application narrative explains that the proposal is for 90,000 square feet dedicated to
commercial uses including restaurant, retail, entertainment, and office; up to 250
apartments; parking garages with over 650 spaces; and outdoor public spaces. Access to
the site would be from Cooper Road opposite the intersection with Blue Ash Road and from
Kenwood Road opposite the intersection with Laurel Avenue.

Zoning Code
Chapter 1137 describes the Planned Unit Development process.

1137.05 FINAL DEVELOPMENT PLAN REQUIREMENTS.
The Final Development Plan shall be drawn to scale and include the applicable information from
the Concept Plan and the following:

(a) Plat prepared by a registered surveyor for entire development identifying parcel numbers,
lines, dimensions, and areas.

(b) The existing topography with contour intervals of not less than five (5) feet, and final
contours at two (2) feet maximum.

(c) The location of all existing trees with a caliper of four (4)inches or more.

(d) The proposed size, location, use, and arrangement of buildings, parking areas (with
proposed arrangement of stalls and number of cars), entrance and exiting driveways and
their relation to existing and proposed streets, proposed landscaping, proposed signs, and
all other significant features of the proposed development.

(¢) Building elevations and perspective views indicating proposed architectural character.
Building materials and colors shall be identified. Material boards may be required upon
request of the Community Development Director.
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(f) Design and location of all existing landscaping to be preserved and all proposed
landscaping areas, open spaces, buffering plans, retention areas, and yards including the
common and scientific names of all proposed plant species and the quantity and sizes of
each.

(g) Existing storm and sanitary sewers, water mains, culverts and other underground
structures;

(h) Proposed storm and sanitary sewers, water mains, culverts, and other underground
structures;

(i) Lighting, including fixture types, size, and a photometric plan.

(j) Trash facilities, including dumpster pad and enclosure details;

(k) Notation of any right-of-way dedication that may be necessary for the widening or
extension of any major streets.

(1) Sign plan indicating locations, sizes, and designs for all proposed signs.

(m)A phasing plan for the development, if any.

(n) Professional Engineer's and/or Architect's stamp and signature.

(0) Additional information as requested by the Planning Commission or City Council to
supplement the above information when special conditions occur.

(Ord. 2017. Passed 1-26-17.)

Analysis

Commissioners should review the Blue Ash Land Use Plan. The Blue Ash Village section
begins on page 30 of the document and is attached to this report. The full plan is available
on the City’s website from the Community Development Department page. In its
consideration, the Commission should evaluate the layout of the land and the land uses
proposed as well as the integration of the site into the surrounding district.

Signs: The project narrative calls for conformity with “Chapter 1143 Signs” of the Zoning
Code with some additions including blade signs for commercial tenants plus ground
signs in specified locations as well as two sculptures.

Staff recommends any approval be conditioned on the applicant returning to Planning
Commission for approval of a final sign plan.

Right-of-Way: The plan calls for parallel parking to be added alongside southbound
Kenwood Road. The City Engineer does not recommend installation of a traffic signal at
present, but infrastructure for one would be installed at the intersection of Kenwood
Road, Laurel Avenue, and the development entrance to allow for a possible signal
installation in the future.

The turn lane from eastbound Cooper Road onto northbound Kenwood Road would be
extended and a median added between eastbound and westbound lanes on Cooper
Road from Kenwood Road until the Blue Ash Road intersection. This would have the
effect of preventing left turns from westbound Cooper Road into the Crossings of Blue
Ash, left turns from the Crossings onto westbound Cooper Road, and left turns from the
proposed service drive onto eastbound Cooper Road.
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Access: A one-way service drive is proposed for mid-block on Cooper Road where service
vehicles would be permitted entry via a right turn from westbound Cooper Road and
could only exit via a right turn onto westbound Cooper Road. The intersection with
Cooper Road and Blue Ash Road would have one lane entering from Cooper Road and
two lanes exiting the development. Just interior to the development, the entering lane
would allow a one-way turn-off loop in front of the main residential entry.

The intersection with Kenwood Road and Laurel Avenue would have one lane entering
from Kenwood Road and two lanes exiting the development.

Lighting: Lampposts matching the existing designs in Downtown are proposed for the

development along Kenwood Road and Cooper Road plus additional lighting along the
access drive. See photometric plan on sheet E1.101

Landscaping: The landscaping plans call for 11 columnar tulip poplar trees in the ROW
along Kenwood Road plus 27 deciduous trees, 123 evergreen trees, and various shrubs,
perennials, grasses, and ground cover throughout the development.

This plan is largely consistent with the Zoning Code, which states that uses in the DT
district fronting the right-of-way are exempt from full bufferyard requirements, though
they should have landscape elements that soften the building and increase the
attractiveness of the streetscape.

Staff recommends any approval be conditioned on the applicant returning to Planning
Commission for approval of the final design of the “Corner Plaza”, “Center Park”, and the
area of the Cooper Road service drive.

Architecture: The proposed materials include metal siding, stone, fiber cement siding,
and glass, though final materials are to be presented at the Planning Commission
meeting. The construction is planned to take place in one phase so a phasing plan is not
necessary.

Procedure & Decision

A PUD is a zoning map amendment, which is a legislative act, and this final development
plan is the last step in establishing a PUD. There are no specific decision criteria for
approval. The Commission shouid consider the purpose of the regulation contained in
Section 1137.01 and may consider any other factors it deems pertinent to its evaluation.

The Zoning Code allows Planning Commission to approve Final Development Plans, but due
to the scale and prominence of this project, Commission should recommend a decision to
City Council. Planning Commission may recommend approval, approval with conditions, or
denial of the Final Development Plan to City Council. In its decision, the Commission should
clearly state its reasons for the recommendation and include any conditions of approval.

Public Comments
To date, no written public comments have been submitted to the City regarding this
application.
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BLUE ASH VILLAGE

The existing character of the Blue Ash Village (often referred to as Downtown) is a
existing mixed-use, walkable center complete with a variety of uses including commercial

activities, public facilities, office space, and multi-family residential. The Blue Ash
character Village is the heart of the City and is one of the primary community gathering areas

due to the Blue Ash Towne Square Amphitheater and the Veterans Memorial Park.

EXISTING LAND USE COMPOSITION

The Blue Ash Village is the commercial and mixed-use heart
of Blue Ash Village. This district includes a variety of uses,
densities, and development forms including large and small
commercial developments, office buildings, institutional uses,
public facilities, and multi-family residential developments.
Blue Ash Village attracts many people for different reasons
as it has both a mix of everyday service and convenience
uses such as medical offices, restaurants, pharmacies, and
regional destinations. This is a walkable district with plenty
of sidewalks, safe pedestrian crossings, and public gathering
areas.

LAND USE
COMMERCIAL
OFFICE

'MULTI-FAMILY

VACANT

INSTITUTIONAL

UTILITY
TOTAL

% OF
ACRES |TOTAL

33.0| 44.7%
16.4| 22.0%
88| 11.8%
74| 10.0%
42| 56%
25|  3.4%
16 2.1%
03| 03%
74.5| 100%

Map 6-1: Blue Ash
Village Existing
Land Use

retail services, and other similar uses.

Figure 6-1: Blue Ash Village Existing Land Use
Composition by Parcel

Figure 6-1 and Map 6-1 illustrate the breakdown of existing land uses within Blue Ash
Village. As illustrated, this is a mixed area with a variety of uses, a majority of which are
commercial. These commercial uses range from restaurants, retail stores, pharmacies,
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DISTRICT CHARACTER

Blue Ash Village is comprised of a variety of parcel sizes and building sizes. The majority
of the buildings within this district are multi-tenant structures that include individual
units for various uses. These structures vary in size, height, and density, and are especially
apparent along Kenwood Road. High density multi-family residential and office
complement this commercial area and provide an opportunity for people to work and
live in this district. The community often gathers in this area when concerts and other
events are held at the Blue Ash Towne Square Amphitheater. The Blue Ash Village is
an important amenity for the City as it is the only dense, walkable, and truly mixed-use
district within Blue Ash.

Most of the development in this district fronts either Kenwood Road, Cooper Road, or
Hunt Road, which are the major thoroughfares within the Blue Ash Village. The major-
ity of buildings are fairly close to the street, creating a more urban-like, downtown feel.
While walkable, the district is oriented towards cars with plenty of public parking areas
for community events and for the commercial and office destinations.

Blue Ash Village has...

98 buildings 1% of the total buildings in the City

8,758 sq. ft. average | Average building size in the City is around 10,000 sq. ft.
building size Buildings in the Blue Ash Village are very similar in size.
320 parcels 4% of the total parcels in the City

Average sq. ft. of parcels in the City is 40,000 sq. ft.
11,000 sq. ft. average | Parcels in the Blue Ash Village are 1/4th the size of the
parcel size average.

The above pictures represent the
variety of land uses within the Blue
Ash Village planning area.

Map 6-2: Blue Ash Village Base Map
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The vision for the Blue Ash Village is a community mixed-use destination that contains

vision

attractive and walkable district.

a concentration of retail, restaurant, multi-family, and public amenity uses within an

The vision for the Blue Ash Village area, as described above, is for this district to remain a community mixed-use
destination that is attractive to Blue Ash residents and to others in the region. The Village should continue to evolve into
an area where a variety of people want to live, work, and shop. It needs uses that are unique to this district alone and
will make it a special and desirable destination. This district should be a park-once and walk environment. Therefore,
safe and efficient pedestrian connections, beautiful streetscapes, and amenities such as benches and attractive lighting
should be present to encourage people to walk around the district while visiting multiple shops and/or restaurants.

COMMERCIAL DESTINATIONS

The Blue Ash Village currently includes a wide variety of commercial and retail
destinations such as CVS, Walgreens, Fleet Feet Sports, Starbucks, and Servatii
Pastry. However, many of these are “convenience” retail and do not entice
shoppers who would browse many stores during a single visit to the area.
Additional boutique retail stores and unique restaurants will help make the Blue
Ash Village more of a commercial destination for residents who could walk from
nearby neighborhoods or for visitors who would arrive by car without a specific
destination.

P i

MIXED-USE DEVELOPMENTS

Mixed-use developments are encouraged within Blue Ash Village that include
commercial, office, and residential uses in an attractive and walkable design.
These developments should be incorporated into the existing fabric of the district,
while providing additional density and destinations. They should complement
the existing uses within the district by contributing to a critical mass of retail
commercial activity.
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Commercial Destination Guidelines
+ Redevelopment of existing va-

cant retail space takes priority
over new development projects
in the Blue Ash Village area.

A variety of commercial uses are
encouraged that vary in size,
scale, specialty, and target cli-
ents.

New commercial uses and
renovations to existing devel-
opments should include pedes-
trian and bicycle amenities to
promote a variety of transporta-
tion options to the area.

Green and/or open space should
be provided with each new de-
velopment that includes street
trees, parking lot landscaping
and screening, entry features,
and common gathering spaces.

Mixed-Use Guidelines

Developments should include
safe pedestrian paths within the
development and connect with
the public sidewalk system.

Mixed-use developments may
include a mixture of uses within
individual buildings or that are
integrated into an overall devel-
opment plan.

BLUE ASH LAND USE PLAN



ALIVE AFTER FIVE

The Blue Ash Village brings people during the day for work, shopping, and dining,
but lacks uses and amenities that attract people to stay in the City for dinner, drinks,
or other leisure time activities. Many of the existing restaurants and services are
geared toward lunch crowds. This is a missed opportunity for the City, so it is
encouraged that new restaurants, bars, and entertainment destinations such as
theaters, museums, or galleries be built within this district to fill this void.

QUALITY DESIGN

The physical appearance of developments can be more important than what
occurs inside of the building. To this end, it is important that new development
and redevelopment projects are held to a high architectural and design standard to
ensure that the district is an attractive and appealing place to work and live.

ATTRACTIVE CORRIDORS & GATEWAYS

Kenwood Road, Cooper Road, and Hunt Road cross through the Blue Ash Village.
These busy corridors should be reflective of the high quality design and development
for which the City strives. Streetscapes, signage, and pedestrian improvements
should be considered along these corridors, with special consideration given to the
Kenwood Road and Cooper Road intersection, which is at the heart of this district.
People should know when they have entered and exited the Blue Ash Village,
therefore the streetscape and signage should be reflective of its downtown-like feel.

BLUE ASH VILLAGE

Quality Design Guidelines

» All new development and re-

development projects should
utilize high quality building
materials such as brick, stone,
wood, tile, stucco, decorative
block, decorative concrete
panels, and glass. Other build-
ing materials may be consid-
ered on a case by case basis to
determine their appropriate-
ness.

There shall be no uninterrupt-
ed lengths of blank walls and
developments should utilize
a variety of building materials
and colors.

Buildings and  additions
should not be designed with
or modeled after franchise or
formula based architecture
unless they satisfy the City’s
desired quality of building
materials and architectural
design.

Buildings should be designed
for the pedestrian and not the
car. Little or no front setbacks
are encouraged.

Sources for photos on both pages
can be found in the Appendix
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) Primary uses should account for at least 70 percent of the land uses within each Planning Area.

p"mary They are the defining land uses and contribute to the overall character and scale of the district. The

primary uses within the Blue Ash Village include a mix of retail sales and services, entertainment,

uses small offices, and dense residential units that together create a vibrant atmosphere for local
residents and regional visitors.

RETAIL SALES/SERVICE

Retail sales and service uses in this
district should be destinations where
residents and employees of the City
want to visit. The Blue Ash Village
should include a concentration of
retail stores including boutiques,
clothing stores, home stores, and gift
stores and include less retail services
such as hair salons, nail salons,
and dry cleaners. These are small-
scale uses and do not include large
retailers such as big-box stores.

RESTAURANT/BAR

The Blue Ash Village should have
a concentration of restaurants and
bars that attract both residents and
employees of the City. Restaurants
and bars may be of a small or large
scale, and may include both locally
owned and chain restaurants. Chain
restaurants shall not utilize franchise
architecture and should reflect the
character of the district.

ENTERTAINMENT

Entertainment uses in this district
should be destinations that attract
residents of the City and from the
region. Entertainment uses include
movie theaters, play theaters,
bowling alleys, art galleries,
museums, and other similar activities.
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OFFICE

Offices in Blue Ash Village would
ideally be on the upper floors of
mixed-use buildings and would
likely include multiple tenants.
Office  developments should
contain a mixture of uses where
feasible. New office developments
and redevelopment projects
should be pedestrian and bicycle
friendly, with attractive facilities
that attract a variety of employees,
including young professionals.

BLUE ASH LAND USE PLAN




Secondary Secondary uses should account for less than 30 percent of the land uses within the Planning
Area. They should be complementary and supportive of the primary land uses, but should

uses be located sparingly and selectively.

COMMUNITY FACILITIES
Includes a number of uses including
libraries, fire stations, police stations,
city services, and schools. These uses
should be located where practical
and convenient for both current and
future needs of the City.

PARK/OPEN SPACE

Parks and open spaces in this district
should be designed to provide
central gathering areas. The Blue
Ash Village already has the Towne
Square, which is a fantastic amenity
for the City. Additional park and
open space shall complement Towne
Square and not compete with it.

HOTEL/BED AND

BREAKFASTS

Includes small boutique hotels and
bed and breakfasts. Hotels in the
Blue Ash Village should be higher-
end and of a smaller scale. Large
hotels should be located in the
Summit Park District or in Blue Asl

MEDICAL OFFICE

Includes small medical offices for
dentists, doctors, dermatologists, or
other similar concentration. These
uses may be in small single-use
offices or included in a multi-tenant
development.

MULTI-FAMILY

Residential in this district should be
primarily multi-family within mixed-
use developments. These multi-
family developments may vary in
size, densities, and composition.
Mixed-use developments typically
will have a commercial or office
component on the ground level with
residential above.

BLUE ASH VILLAGE

Sources for photos on both
pages can be found in the

Appendix
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PROJECT NARRATIVE

December 14, 2022

The City of Blue Ash
4343 Cooper Road
Blue Ash, Ohio 45242-5699

RE: Final Development Plan - The Blue Mixed-Use Project
Narrative Description of The Development

Using market opportunity assessments, the development team has determined the appropri-
ate market driven type and quantity of uses. Using this data, we are creating a critical mass of
retail, restaurant, and entertainment tenants for the region, and providing a built-in customer
base with the on-site residents (who in-turn draw more people to the site). This, by nature, pro-
vides the groundwork to create a destination driven mixed-use development. In addition, the
synergistic relationship of the different use helps the project weather future economic storms.
The project anticipates approximately 90,000 sf of Commercial space consisting of retail shops,
restaurants, and office space as well as residential units consisting of 1 bedroom, 2 bedroom and
2 bedrooms with den which will not exceed 250 units in total.

Convenient access to the 6.2-acre site is provided with several key alignments to the existing
street network. Access to both garages, which combined take up over 1.6 acres of land use,
(retail, residential and service) are located to align with Blue Ash Road and Laurel Avenue. These
serve as the two ingress/egress points to the site, allowing for and maximizing the uninterrupt-
ed, pedestrian-centric nature of the development. The concealed, shared, mixed-use parking
(consisting of approximately 670 spaces distributed across two garages) is provided to promote
a walkable, pedestrian friendly streetscape. The development anticipates 250 dedicated parking
spaces for residents on site, leaving the remainder for shared public parking.

Within the 6.2 acre site only 3.3 acres is taken up by commercial, residential or parking garag-
es, leaving the remaining 2.9 acres for either vehicular circulation around the site or outdoor
landscaped environments for residents and visitors alike. The proposed retail mix consisting of
approximately 1.1 acres of land use, along with the on-site residents (approximately 0.6 acres
of land use), promote activity morning, noon, and evening. The “Center Park” which is the heart
of the project, is where all the pieces come together. We have incorporated retail shops, restau-
rants, and entertainment venues, along with office, residential, and outdoor gathering spaces.
The development is intended to be Vibrant and Family Friendly. The Corner Plaza building pulls
back along Kenwood Road to provide a strategic release, a gathering space, with active and
passive elements to engage the pedestrian. Along Kenwood Road, the building moves closer to
the sidewalk and road, connecting the building with the hardscape, creating a Pedestrian Friend-
ly, walkable environment, which activates the streetscape with outdoor seating and gathering
areas. The addition of parallel parking along Kenwood Road, not only supplies convenient retail
parking, but it also forms a comfortable buffer between the street and pedestrian traffic.

THE BLUE | FINAL DEVELOPMENT PLAN | DECEMBER 14, 2022

Project signage will follow the underlying Downtown Zoning District signage regulations as de-
fined in the Codified Ordinances for the Wall Signs of the Project. In addition, to facilitate the
urban walkable streetscape, each commercial tenant will be permitted a pedestrian oriented
blade sign at a maximum of 6 sf per side along the commercial streetscape. These pedestrian
oriented signs, as well as light posts and landscape, wili create a comfortable rhythm along the
streetscape buffer.

Due to the scale of the project and its unique urban, walkable design, the Building Identifica-
tion Signs will follow the Ground Signs provisions of the codes as defined by the “100 (feet) or
more” categories in the sighage tables, with the following modifications. Along Kenwood Road
(approximately 800’ of street frontage), three Ground Signs are to be permitted. One signis to
be located at the north end of the site, near the Laurel Drive access drive intersection; one at
the “Central Park” near the Myrtle Avenue intersection; and one at the intersection of Cooper
and Kenwood. Along Cooper Road (approximately 475’ of street frontage), two additional Ground
Signs are to be permitted. One sign is to be located at the mid-block service drive and one sign
at the Blue Ash Avenue access drive.

The Residential uses have been pushed back from Kenwood Road to ensure the retail, restau-
rant, entertainment, and office uses maintain the visually dominant land use. The human scale is
maintained by stepping the building back as to not overpower the street.

All of these factors strive fo create a unique, market-driven, and mixed-use destination environ-
ment for the City of Blue Ash.
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