ORDINANCE NO. 2016-48

APPROVING A CONCEPT DEVELOPMENT PLAN FOR 108
ACRES INCLUDING PART OF THE FORMER BLUE ASH
AIRPORT AND AN ADJACENT PARCEL IN AN M-3 PLANNED
OFFICE AND MIXED USE DISTRICT

WHEREAS, Al. Neyer, LLC has submitted development plans per the
requirements of Chapters 1165 and 1185 to create a mixed-use Planned Development on
approximately 108 acres adjacent to Summit Park within an M-3 Planned Office and Mixed

Use District; and

WHEREAS, the proposed plans include a development pattern and proposed land
uses consistent with the requirements of the Zoning Code and consistent with the 2015
City of Blue Ash Land Use Plan; and

WHEREAS, the proposed Planned Development is described on materials
submitted by the applicant including a 40-page booklet entitled, “Summit Park Land
Development,” six civil site plan pages by Cardinal Engineering, two pages of apartment
building elevation drawings by pdt architects, two pages of office building elevation
drawings by Al. Neyer, and 16-pages of elevation drawings and schematics describing the
proposed single-family residential area bearing the notation “Ordinance No. 2016-48,
September 22, 2016”; and

WHEREAS, the City of Blue Ash Planning Commission recommended approval of
a Concept Development Plan for the proposed development on August 4, 2016, as
reflected in its meeting minutes, in accordance with Chapter 1185 of the Planning and
Zoning Code; and

WHEREAS, notice was provided to certain property owners as required in Chapter
1185; and

WHEREAS, rights to develop property in the M-3 District are subject to City
Council legislatively approving a Final Development Plan for the property by Ordinance;
and

WHEREAS, a public hearing was held before the Council of the City of Blue Ash,
Ohio, on September 8, 2016.

Be it ordained by the Council of the City of Blue Ash, Ohio,

SECTION .

The proposed Concept Development Plan on approximately 108 acres adjacent to
Summit Park in an M-3 Planned Office and Mixed Use District is hereby approved in
accordance with Chapters 1165 and 1185 of the Planning and Zoning Code of the Codified
Ordinances of the City of Blue Ash, Ohio. Details of the Concept Development Plan are
described on materials submitted by the applicant including a 40-page booklet entitled,
“Summit Park Land Development,” six civil site plan pages by Cardinal Engineering, two
pages of apartment building elevation drawings by pdt architects, two pages of office
building elevation drawings by Al. Neyer, and 16-pages of elevation drawings and
schematics describing the proposed single-family residential area bearing the notation
“Ordinance No. 2016-48, September 22, 2016”" and specifically including all conditions,
provisions, and restrictions as set forth in and on said materials, in the minutes of the
Planning Commission dated August 4, 2016, and specifically subject to the following:

1. Approval of the concept plan does not guarantee approval of the final
development plan.

2. Final plan approvals based upon this approved Concept Plan shall be reviewed
per the criteria in Section 1183.05 in addition to consistency with the approved
Concept Plan. Final plan consideration will include evaluation of details sufficient
to ensure that Planning Commission and City Council understand the physical
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development pattern, the character of future public lands, the architectural design
character of proposed buildings, the general land use categories for which each
proposed building is designed, and the likely traffic impact on adjacent and
nearby rights-of-way.

The development is intended to be a vibrant employment district that includes
supportive residential and commercial amenities. In its deliberation of all Final
Plans based upon this Concept Plan, Council shall consider the nature and mix
of existing land uses that have been developed to date to ensure that continued
development maintains the appropriate and balanced mix of land uses. Final
plan approvals that contain residential land uses may be withheld or delayed to
ensure that the actual developed conditions reflect this desired development
character. For purposes of this approval, institutional residential uses such as
retirement or senior living facilities or medical rehabilitation facilities may be
considered a residential land use.

The density and mix of uses within the development shall be subject to the
availability of city facilities, resources, and infrastructure networks.

Nothing in this Concept Plan approval shall preclude future zoning district or text
amendments by City Council.

Final Plan approvals shall be subject to the zoning code in effect at the time of
plan submittal.

SECTION I1.

It is hereby determined that the proposed Planned Development will not be

detrimental to the public peace, health, safety or general welfare, and that is it in the best
interest of the City of Blue Ash, Ohio.

SECTION 1.

This ordinance shall take effect and be in force from and after the earliest period

provided by law.

PASSED this 22™ day of September 2016.

Lee Czerwonka, Mayor

Jamie K. Eifert, Clerk of Council

APPROVED AS TO FORM:

Bryan E. Pacheco, Solicitor
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About Blue Ash

The Summit Park District is located just 20 miles north
of Downtown Cincinnati in Blue Ash, Ohio. Blue Ash
offers a unique blend of small town charm, top-rated
amenities, major employers, and big city access that
makes it the perfect place to advance your career, have
fun, and enjoy the good life.

Amenities - The real estate website, Movoto.com,
recently ranked Blue Ash as the third top city in Ohio
for amenities and it's easy to see why. There's so
much to do here! A long list of great restaurants, free
summer concerts, annual festivals that attract more
than 300,000 people, and the state-of-the-art Blue Ash
Recreation Center are just a few,

In addition, there’s the Blue Ash Golf Course, which is
ranked as one of the top 75 municipal courses in the
country by Golf Digest magazine, and several beautiful
parks, including our newest gem, Summit Park.
Spanning 130-acres, the park witl have a performance
pavilion, restaurants, an observation tower, ice skating
rink, and many other recreational facilities, And, if you
need the ideal place to host your next corporate or
social event, the stunning Cooper Creek Event Center is
it.

Exceptional Schools - Sycamore Community Schools
serves the majority of Blue Ash and its high school is
ranked as one of the top in the state of Ohio by U.S.
News and World Report. Blue Ash is also home to
several parochial schools, including Ursuline Academy,
an exclusive four-year college-preparatory Catholic
high school for girls. If you're sending your kids to off
to college or are considering taking some courses or

Summit Park Land Development

getting a degree, the University of Cincinnati Blue Ash
College is conveniently located on a 135-acre suburban
campus and is the University of Cincinnati's third largest
college by enrollment.

Excellent Career Opportunities - |f you're looking
for job opportunities, you won't have to look far from
home. Blue Ash is the largest suburban office market
in Greater Cincinnati. More than 2,300 of the most
successful companies in the region and around the
globe are located here, including Fortune® 500 firms
and the corporate headquarters of several leading
companies.

Convenient Big City Access — Within a 20-minute drive,
you can be nearly anywhere in Greater Cincinnati,
including downtown Cincinnati's many cultural,
entertainment and sporting venues, like the Great
American Ballpark, the home of the Reds, and Paul
Brown Stadium, the home of the Bengals. In addition, if
you work in another community, your commute will take
far less time than from many other areas in the region.

Source: http://www.blueash.com/residents/index.php

Lelton 2oy -

@

e ey

(IS

-

o_mr_mv.

BLUE ASH RECREATION CENTER

Section 1 Welcome to Summit Park _ 6



L _ MEd NWWING 0] WO | UOKIBS

Juawdo)aaa( pue yRd JURBAS

PR’

OLISIQ HJed YUIWNG 54117 Y3 InoyBnoIyy
Ju3WwdojaAsp J1WoU023 J0j Joydue ue pue 12afoud
pasodoud ay; jo jeadde ay3 03 Jonglijuod Juedyiubis e
aWo23q 03} pa3oadxa S| pue 3duew.0413d |edISHW 10)
uoljeUISSP [eUCIBal B 3W023q Apeale SeY Y1ed HWwWng

"SPUB|POOM PUE MOPE3U SAIJEU JO S3108 ()7
A@1ewixozdde jo juawdojasap ayy pue ‘puod Bunsastey
Ja1emulel Jamo) A30}eAI35G0 UE IPN|OUI SANIUSWE IS3)E]
3y ‘abeys pue UmB] 9dURLII0LISG B1JB §°Z PUB SUOWWOD

J1A1D dAISuBdx® ue Jo sixe ayj Guoje paziueblio solysiq
PUE S9JB3 1B19ASS PUR ‘33BdS JUIA3 PaJSA0D 45 000'Z 1L
‘uofjiaed Ajlunwwod 45 0OQ’'g Le 'sjieqy asodand-inw

10 S3]IW INOJ JAAC 24NJBIY j1iM ‘PRISIdW0D USYMm ‘pue
U0J3aNnJ3su0D 4o aseyd pig SJ1 J9puUn ARUaIIND s yaed ay)

2210810 HJed

JWWNG 8y} PUE YSy an|g 40 J83uad d1ydelBosb ayy uiym
pa1e20] 2Jed A2 000'000°ELS 3198 OEL € SI Yied Jwwng

noqy

14ed |y} inoqy




Goals & Design Principles for the Proposed New Development

Competitive Context

The revitalization of Over-the-Rhine and the
development of walkable mixed-use office nodes at
the Cincinnati Banks, Rookwood Exchange, Kenwood
Collection and Liberty Center have drawn employers
seeking to offer their employees opportunities to live,
shop and play within a walkable radius of their place
of employment. In fact, recent studies completed by
Chris Lienberger and the Brookings Institute show that
suburban office parks across the country are losing
tenants to city centers and watkable suburban mixed-
use districts.

Goals

The redevelopment of the former Blue Ash Airport site
provides an unparalleled opportunity to re-establish
Blue Ash and the Summit Park District as one of the
region's premier corporate addresses.

In order to leverage the Summit Park development
as a catalyst for increased investment and improved
tenanting throughout the district we believe that the
following principals should be employed:

Summit Park Land Development

Design Principles

he Vall k - Integrate the open
space network of the park with the natural systems,
greenways and civic spaces of the former airport
property and extend the open space network to the
south and east along the headwater streams of
Sycamore Creek.

ith Shar

2.Cr iver:
Infrastructure - Provide a mix of retail, dining and
residential uses which appeal to the current and
future work forces of targeted corporate tenants
AND provide current Blue Ash residents choices
for new housing which meets their evolving
lifestyle preferences and needs. Mixed use districts
make more efficient use of shared development
infrastructure and lessen vehicular trip generation
during peak morning and afternoon drive times,

3. Provi ki
Incorporate Bike lanes and multi-purpose paths that
link the park and land development to the city's larger
path network.

4, Provide Multi to Get Ar - Work with

n

public transit authorities and private services such as
“Uber” and “Lyft" to establish transportation options
which appeal to employees and residents seeking
alternatives to the cost, risk and environmental
impacts of automobile ownership.

istrict - Vibrant Mixed-use distri te to
increased property values both within the district and
in established adjoining neighborhoods.

nnect t
City - Establish additional roadway connections which
link the Summit Park District to the east side of Reed
Hartman Highway, Downtown Blue Ash and Plainfield
Road.

LEVERAGE VALUE OF PARK “CRITICAL MASS” MIXED-USE AND SHARED

INFRASTRUCTURE

WALKABLE / BIKEABLE MULTIPLE WAYS TO GET

AROUND TOWN

CONNECT TO SURROUNDING
DEVELOPMENT & CITY

Section 1 Welcome to Summit Park _ 8
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SUMMIT PARK Land Development

he)

Vegetation across the former airport site has been greatly
influenced by the cultural maintenance practices of the
airport's operation. Primary and secondary growth trees
and associated shrub vegetation have established along
some of the steeper slopes along the southern prop-

erty boundary outside of the clear zones required for
flight operations, Native grasses and forbs have begun

to establish within the mixed turfgrass areas that were
maintained when the airport was operational.

Tree species evident on the site are similar to those on
the west side of the park and include Maple, Ash, Syca-
more, Eastern Red Cedar and Box Elder among other
pioneer species.

Understory shrubs are dominated by Honeysuckle but
include Dogwood and Viburnum,

LEGEND
B woodiand

Woodland Scrub
Meadow

Fescue Lawn
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Utilities
Sanitary Sewer

An existing Metropolitan Sewer District of Greater
Cincinnati (MSD) 8-inch diameter sanitary sewer main
runs along the southerly boundary of the former airport
property. The depth of the existing B-inch sanitary
sewer varies between approximately 8 and 14 feet
across the development site. The 8-inch main drains
from southwest to northeast beginning at a manhole
located approximately 270 feet east of the site's
westerly boundary at Plainfield Road and exiting the
property at a point approximately 1,100 feet west of
the site's easterly boundary at Reed Hartman Highway.
The main continues along the existing stream corridor
east to a manhole on the east side of Reed Hartman
Highway, at which point the sewer becomes an 18-
inch diameter sanitary sewer trunk line. Based on
meetings and correspondence with the MSD, sewering
the site to drain easterly (consistent with the existing
sewer main on the property) will avoid impacts to
downstream Sanitary (SSO) and Combined Sewer
Overflow (CSO) issues. MSD has commented that the
capacity in the downstream 18-inch sanitary sewer
line is anticipated to have sufficient available capacity
to serve the proposed development. MSD is currently
modelling the subject sewers to confirm capacities
and to serve as a basis for determining thresholds and
timing for potential improvements. It is anticipated
that construction of new on-site public sanitary sewer
main extensions will be required on site to serve the
proposed development, and those main extensions
will be directed to the existing downstream 18-inch
trunk sewer. It is further anticipated that the project
sewer demand at some point in the future will require
construction, through existing sewer easements, of

a larger or parallel sewer main from the project’s
southern boundary to the existing 18-inch sewer east of
Reed Hartman Highway.

SUMMIT PARK Land Development

Water

The subject site is served by Greater Cincinnati Water

Works mains at the site’s perimeter including:

« 12-inch diameter water main along Glendale Milford
Road along the site’s northernmost boundary

« 16-inch diameter water main along Reed Hartman
Highway at the site's easternmost boundary

< 12-inch diameter water main along Carver Road at
the site's southernmost boundary

= 12-inch diameter water main along Plainfield Road at
the site's westernmost boundary

Pretiminary information provided by Greater Cincinnati

Water Works is that water is available in sufficient

capacity to serve the proposed development. It is

anticipated that construction of new on-site public

water mains will be required to serve the proposed

development and that any such mains will be connected

to the existing public water network at the property's

boundaries.

Electric and natural gas

The site is served with electric and natural gas by Duke
Energy with a number of existing mains and distribution
lines available at the property perimeter to be accessed
for extension of new and redundant service runs to
support redevelopment of the property.

Section 2 Existing Conditions | 14



NV1d Ld3IN0J FHL [REIIRELS




Context & Access

The Proposed Summit Park Land Development is
located at the crossroads of Reed Hartman Highway and
Glendale-Milford Road on the site of the former Blue Ash
Airport,

The site is served with exceptional regional connectivity
and the City of Blue Ash is currently evaluating
alternatives for improvements along Glendale-Milford
Road and Reed Hartmann Highway aimed at improving
peak-hour traffic flows to and from Interstates 71 & 75,
the Ronald Reagan Highway and Interstate 275.

Access onto the property is currently limited to the

existing Carver Woods Drive and the new Summit Place
connection at the northeast entrance to the park.

ﬁ;bt

e

!
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The Vision

Summit Park Land Development

Summit Park Land Development

The Summit Park land development will be a signature
walkable, mixed-use development consistent with the City
of Blue Ash's vision as iaid out in its Land Use Plan for
the Summit Park District. The project will leverage Blue
Ash’s $75 million investment in Summit Park. serve as a
catalyst for development across the entire Summit Park
District and become a regional draw for businesses and
investrent.

The master plan for the devetopmment is built upon the
fundamental principles of highly successful, walkable,
mixed-use districts and establishes a framework for the
current and future integration of Class A office spaces.

a diverse mix of high quality rental and owner-occupied
housing, specialty retail and dining venues, and a variety
of entertainment, fitness and leisure options.

The plan estabtishes four distinct but closely integrated
neighborhoods. Streets and open spaces are designed

to create a vibrant village atmosphere and high-quality
sense of “place” through the thoughtful integration of
activity nodes. The development will contain uses that
complement and build upon the energy of the Park and
provide a place for people to gather, shop, eat, wark and
live, The development will include exceptional pedestrian
connectivity to the park and adjoining neighborhoods
and offer a thoughtful hierarchy of well landscaped and
amenitized public spaces. Buildings and site amenities
will adhere to high standards of design and construction
and enhance Blue Ash’s reputation as one of the region’s
most desirable place to work, live and visit.

Section 3 The Master Plan _ 18
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Gateway Village 30 acres

Summit Park's Gateway District will be a destination
walkable mixed-use environment located adjacent to
the most active areas of Summit Park. It is intended to
include:

Corporate headquarters location: and/or multi-tenant
200,000 - 400,000 square feet of Class A office
between three and seven stories in height

Multi-family apartments: 220 - 350 units of high-end
rental apartments in three to four story corridor-loaded
gs including a portion located over ground floor

Retail/restaurant: 25,000 - 60,000 square feet

of specialty retail, service, restaurant, bar and
entertainment space, including approximately 20,000 -
40,000 square feet of ground floor under multi-family;

Hospitality: one to two 100 - 150 room nationally
branded limited service hotels

Possible grocery, indoor/outdoor music and
performance venue

Summit Park Land Development

Section 3 The Master Plan _ 20
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Parkview i:3s acres

Parkview will be a walkable, mixed-use neighborhood
that integrates a wide variety of commercial and
residential uses adjacent to the natural beauty and
abundant green space of Summit Park, It is envisioned to
include:

« Class A office: 100,000 - 300,000 square feet of Class
A office up to seven stories in height aligning Carver
Woods Parkway

Residential: Dwellings containing a variety of residential
products with the mix driven by achieving desired
neighborhood characteristics and accommodating
market demand, including both for-sale and rental
multi-famity, condominiums, town homes, and senior
living

Commercial Services, Hospitality, and Healthcare
Facilities.

Retail/restaurant: Neighborhood retail, restaurant and
bars that may include both freestanding and ground
floor space vertically integrated with other uses

Summit Park Land Development

Section 3 The Master Plan _ 22
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Parkview

Image and Character

Parkview is shaped by the greenways that bookend it, the
prominent Summit Park frontage, and the access to Reed
Hartman via Carver Woods. It's form is predominantly
2-7 stories with a variety of street frontage types based
on the building’s use or uses. Parkview is the largest of
the mixed-use neighborhoods by area and, therefore, will
have many special places within it that are differentiated
by their public space programming, the scale of
development, and approach to architecture.

Winston-Salem, NC Condo

Seattle, WA Seallle. WA NORTON COMMONS - Praspect, KY

Summit Park Land Development Section 3 The Master Plan _ 24
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Golf View

Image and Character

Golf View is influenced by the timeless architectural
traditions in Midwestern cities and towns, The

streetscape is greeted with porches rather than garages,

well-managed gardens instead of vast lawns, intimate
shared spaces, and signature addresses along Plainfield
Road. the greenways, and Summit Park. The houses wilt
be 2 stories with a mix of brick and siding facades.

Sammit Park Land Development

Section 3 The Master Plan _ 26
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Streets

Summit Park Land Development

Whereas Summit Park is the primary public space for the
City, the streets are the primary form of public space in
Summit Park, As such, they be designed, articulated,
and comfortable for pedestrians and different types of
uses rather than as simply the conveyor of automobiles
They will feature narrow travellanes, meandering bike
trail, tree planting at regular intervals, lighting, and
comfortable sidewalks. Intersections will be well marked
and give primacy to the pedestrian and bike. Certain
streets may sometimes be closed off for festivals and
other community events,

Section 3 The Master Plan _ 28



[YA _ UB|{ JBISE BY] € UOHIAS juswdoldAaQ pueT yied IURUNS

[mod .88]

INYTONIMHEVL

- —

cLiy

2

"Jnoy Jad sa)iw Gz mo)aq spaads jaael) abeinodua

11!Mm 39343 ay3 Jo ubisap ay | ‘sbuissold uelsisapad y201q
-plw pue ‘'sadelJ3) bujuip ‘Buryled jeucbelp aineay Jm

aAlp yed ayp 1011351Q Aemaleq) ayl u| -aaup yaed angnd
B JO WJ0J 3Y3 Ul pa1eald aq 1)im abpa sJed snonuijuod y

Aemyled 1wuing



Summit Parkway

As the park drive moves south and west out of the
mixed-use Gateway District, its character is modified

and simplified to serve as an elegant front door of the
Parkview neighborhood out to Summit Park. it is designed
to discourage speeds over 30 miles per hour.

Sammit Park L_and Development

nemi|

y. =
PARKING
LANE

LANE

|
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Gateway Drive

Internal Street D links the Gateway District to Parkview
along the southern edge of the site. It will have sidewalks
and on-street parking. The street will encourage speeds
below 35 miles per hour. Green infrastructure will be
explored south of the street.

+ —

_ 12 il
IRkl AMENITY|  PARKING 4 GREENWAY
PATH STRIP LANE

- —

[68° ROW]
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Parkview Drive and Golf View Lane

Beautiful streets are essential to the success of the
traditional neighborhood development of Golf View. The
tree-lined streets of Golf View will have planting strips,
sidewalks, lighting, and on-street parking. Intersections
will have “bump outs” to calm traffic and provide easier
pedestrian crossing. Residential streets will be designed
to limit travel speeds to 15 miles per hour.

7 4 N

=
LANE PARKING SIDEWALK
LANE

[56' ROW]
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Parks & Public Spaces

Summit Place

Summit Place will be the social and cuttural core of
Gateway Village. Café's and dining venues lining the street
will offer intimate outdoor seating areas along a richly
appointed streetscape. Specialty pavements will be used
to create a pedestrian-centric experience extending from
Gateway Drive north and east to the Park’'s Main Street.

U-SQUARE - Cincinnati, Chio
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Parks & Public Spaces

Parkview Commons

Parkview Commons will serve as the Parkview
Neighborhood’s community green and the focal point of
neighborhood gatherings and events. The Carver Woods
Drive opens up to a sweeping formal lawn. The street
and lawn will be framed by 4 to 5 story buildings with
dramatic vistas over the Park’s “2nd Tier” entrance loop
to the pond and meadows beyond.

ARENA DISTRICT - Columbus, Ohio
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Green Infrastructure

Stormwater Detention Facilities

Bio-infiltration/ detention facilities will provide temporary
storage and treatment of stormwater run-off. They

may be either “Dry" or “Wet" Basins planted with native
grasses and forbs.

Dry extended detention basins maximize an area's
available flood storage capacity while providing extended
detention to promote the settling and entrapment of
suspended pollutants. Run-off from larger storm events
is stored across a grassed or planted basin which is
sloped to drain down over a period of 24 to 48 hours.
This extended detention area can be designed with

an engineered soil to provide enhanced filtration and
infiltration of run-off or can be maintained in a native soil
with either permeable or non- permeable properties.

Wet detention basins are stormwater quality basins

that hold a permanent pool of water throughout the

year. These ponds treat incoming stormwater runoff by
allowing pollutant particles to settle and promote nutrient
uptake through biological activity in and around the
permanent pool.

Detailed design of stormwater management facilities

will be provided as part of subsequent final development
plans.

Summit Park | and Development
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ELEVATION D,
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